Section 3
Housing Constraints, Resources, and Affirmatively
Furthering Fair Housing (AFFH)
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Housing Constraints, Resources, and AFFH
As is common in many communities, a variety of constraints affect the provisions and opportunities for
adequate housing in the City of Rialto. Housing constraints consist of governmental constraints, including
but not limited to development standards and building codes, land use controls, and permitting processes;
as well as, nongovernmental or market constraints including but not limited to land costs, construction
costs, and availability of finances. Combined, these factors create barriers to availability and affordability
of new housing, especially for lower and moderate-income households.

A. Nongovernmental Constraints
Nongovernmental constraints affect the cost of housing in Rialto and can produce barriers to housing
production and affordability. These constraints include the availability and cost of land for residential
development, the demand for housing, financing, and lending, construction costs, and the availability of
labor. These constraints can make it expensive for developers to build any housing, particularly affordable
housing. The following section highlights the primary market factors that affect the production of housing
in Rialto.

1. Land Costs and Construction Costs
Construction costs vary widely according to the type of development, with multi-family housing generally
less expensive to construct than single-family homes on a square-foot and per unit basis. However, there
is variation within each construction type, depending on unit size and the quantity and quality of amenities
provided. One indicator of construction costs is Building Valuation Data compiled by the International
Code Council (ICC). The ICC was established in 1994 with the goal of developing a single set of national
model construction codes, known as the International Codes or I-Codes. The ICC updates the estimated
cost of construction at six-month intervals and provides estimates for the average cost of labor and
materials for typical Type VA wood-frame housing. Estimates are based on “good-quality” construction,
providing for materials and fixtures well above the minimum required by state and local building codes.
In August 2020, the ICC estimated the average per square foot cost for good-quality housing was
approximately $118.57 for multi-family housing, $131.24 for single-family homes, and $148.44 for
residential care/assisted living facilities. Construction costs for custom homes and units with extra
amenities are higher. Construction costs are dependent upon materials used and building height, as well
as regulations set by the City’s adopted Development Code, Building Code and Fire Code. For example,
according to the ICC, an accessory dwelling unit (ADU) or converting a garage space for residential use
using a Type VB wood framed unit would cost about $123.68 per square foot. Although construction costs
are a significant portion of the overall development cost, they are consistent throughout the region and,
when considering land costs, are not considered a major constraint to housing production in Rialto.
Land costs can also pose a significant constraint to the development of affordable and middle-income
housing and represents a significant cost component in residential development. Land costs may vary
depending on whether the site is undeveloped or has an existing use that must be removed. Similarly,
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environmental issues (e.g. soil stability, seismic hazards, flooding) can also be considered constraints
because they increase the overall cost of land. A May 2021 web search for an undeveloped lot for sale in
Rialto returned nine lots for sale ranging in size and cost from 0.17 acre listed at $185,000 to 5.02 acres
listed at $3,500,000. Based on information available for these nine lots, the average cost of land in Rialto
is $12.74 per square foot. The cost of land in the City is considered affordable, accessible, and not
considered a barrier or constraint to the potential development of housing.

2. Availability of Financing
The availability of financing affects a person’s ability to purchase or improve a home. The availability of
financing depends on a number of factors, including the type of lending institutions active in a community,
lending practices, rates and fees charged, laws and regulations governing financial institutions, and equal
access to such loans. Under the Home Mortgage Disclosure Act (HMDA), lending institutions are required
to disclose information on the disposition of loan applications and the income, gender, and race of loan
applicants. Lending activity is reviewed to determine if home financing is made available to all residents
of a community. Data related to the disposition of loan applications submitted to financial institutions for
home purchase, home improvement, and refinancing in the Riverside-San Bernardino-Ontario MSA/MD
are discussed below.
Table 3-1 shows the disposition of loan applications for the Riverside-San Bernardino-Ontario MSA/MD
per the 2019 HMDA report.
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Table 3-1: Disposition of Loan Applications by Race/Ethnicity – RIVERSIDE-SAN BERNARDINOO NTARIO MSA/MD
P ercent
P ercent
P ercent
Total
Applications by Race/Ethnicity
Approved
Denied
O ther
(Count)
LESS THAN 50% OF MSA/MD MEDIAN
American Indian and Alaska Native
27.9%
36.4%
37.6%
258
Asian
39.0%
35.4%
27.7%
983
Black or African American
48.9%
22.5%
29.8%
1,295
Native Hawaiian or other Pacific Islander
26.8%
50.3%
24.2%
149
White
48.0%
25.4%
29.2%
12,112
Hispanic or Latino
44.1%
28.5%
29.7%
6,251
5 0 -79% OF MSA/MD MEDIAN
American Indian and Alaska Native
40.9%
36.4%
26.1%
352
Asian
47.0%
30.3%
27.2%
1,521
Black or African American
43.8%
27.9%
32.3%
1,529
Native Hawaiian or other Pacific Islander
34.7%
48.2%
20.2%
193
White
54.0%
21.7%
29.9%
19,017
Hispanic or Latino
51.5%
25.0%
28.2%
11,797
8 0 -99% OF MSA/MD MEDIAN
American Indian and Alaska Native
44.4%
29.9%
28.5%
144
Asian
50.2%
22.8%
31.7%
880
Black or African American
46.1%
24.7%
32.4%
777
Native Hawaiian or other Pacific Islander
56.9%
27.7%
20.0%
65
White
57.7%
17.9%
29.4%
9,073
Hispanic or Latino
56.0%
19.5%
28.9%
5,678
1 00-119% OF MSA/MD MEDIAN
American Indian and Alaska Native
48.1%
23.9%
30.9%
401
Asian
59.2%
18.7%
27.9%
2,831
Black or African American
53.0%
21.0%
29.5%
2,347
Native Hawaiian or other Pacific Islander
45.2%
32.4%
24.3%
259
White
63.1%
14.6%
27.3%
27,396
Hispanic or Latino
60.8%
16.4%
27.0%
16,178
1 20% OR MORE OF MSA/MD MEDIAN
American Indian and Alaska Native
51.5%
19.2%
32.8%
927
Asian
60.6%
15.9%
28.9%
12,219
Black or African American
55.0%
18.7%
29.9%
6,393
Native Hawaiian or other Pacific Islander
51.1%
23.1%
30.6%
620
White
65.5%
12.4%
27.9%
78,875
Hispanic or Latino
61.5%
15.5%
27.3%
30,093
Source: Consumer Financial Protection Bureau, Disposition of loan applications, by Ethnicity/Race of applicant,
2019.
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3. Economic Constraints
Market forces on the economy and the trickle-down effects on the construction industry can act as a
barrier to housing construction, particularly to affordable housing construction. It is estimated that
housing price growth will continue in the City and the region for the foreseeable future. Moving into 2020,
the economy was growing. California saw 1.6-percent growth in jobs versus 2019 and experienced alltime low unemployment rates.
The COVID-19 pandemic stalled many sectors of the economy in early 2020; however, as the California
economy regains momentum, the housing stock and prices in the Rialto community remain stable. A
housing market analysis by Redfin in May 2021 reports the median sale price of homes is $455,000, a 17.6percent increase over 2020. In addition, Redfin reports homes spend an average of 14 days on the market
and are selling at 3.8-percent over the listing price. The price per square foot is currently reported to be
$295 – having increased 26.3 percent since last year.
According to the California Association of Realtors (CAR), the average cost of homes for sale in San
Bernardino County is $405,000 (April 2021), a year-to-year increase of 24.6 percent. The average home
cost in San Bernardino County is $345,000 less than Southern California ($750,000) and $95,000 less than
that of the Inland Empire ($500,000).
According to the CAR First Time Buyer Housing Affordability Index for the first quarter of 2021, the median
value of homes in San Bernardino County was $339,150, Monthly mortgage payments associated with
this purchase price is $1,650 (including taxes and insurance). An average qualifying income of $49,500 is
necessary to afford the median home price.

B. Governmental Constraints
Policies and regulations affect the price and availability of housing and the provision of affordable housing.
For example, State and Federal regulations affect the availability of land for housing and the cost of
housing production, making it difficult to meet the demand for affordable housing and limiting supply in
a region. Regulations related to environmental protection, building codes, and other topics have
significant, and at times adverse, impacts on housing cost and availability.
While the City of Rialto has no control over State and Federal Laws that bear upon housing, local laws
including land use controls, site improvement requirements, fees and exactions, permit processing
procedures, and other factors can constrain the maintenance, development, and improvement of housing
by creating barriers.

1. Land Use Controls
Cities in California are required by Law to prepare a comprehensive, long term General Plan to guide
future development. The Land Use Element of the General Plan establishes permitted land uses and
development density. The following lists the land use designations which permit for a variety of residential
uses throughout the city and their provided General Plan descriptions:
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•

•

•

•

•

•

R2 – Residential (0 – 2 dwelling units per acre): Reserved for very-low-density residential
development. Generally single, detached homes on large lots, with a density of no more than 2
units acre. Additional permitted uses include group homes, public facilities, and utility support
systems. Population density: 0 – 8 persons per acre.
R6 – Residential (2.1 – 6 dwelling units per acre): Allows for residential development at low
densities. Includes developments consisting of detached units in suburban-style subdivisions, with
one unit per lot. Additional permitted uses include group homes, public facilities, and utility
support systems. Population density: 8 – 23 persons per acre.
R12 – Residential (6.1 – 12 dwelling units per acre): Allows residential development at moderate
densities. Developments may include detached single units on individual lots, low-scale attached
units with private and/or shared open space, groups of attached housing with larger common
open space areas, and mobile home parks. Parking for individual units may be attached to and
have direct access to interior living spaces. Additional permitted uses include group homes, public
facilities, and utility support systems. Population density: 23 – 46 persons per acre.
R21 – Residential (12.1 – 21 dwelling units per acre): Allows for residential development at higher
densities, with locations typically located along major streets and near major activity centers.
Development approaches may include low-scale attached units with private and/or shared open
space, and groups of attached housing with larger common open space areas. Parking for
individual units may either be fully enclosed with direct access to the dwelling units or common
covered parking areas. Additional permitted uses include group homes, community care facilities,
public facilities, and utility support systems. Population density: 46 – 80 persons per acre.
R30 – Residential (22.1 – 30 dwelling units per acre): Creates opportunities for higher-density,
multi-story residential developments with either surface or structured parking. Locations occur
along or near major transportation corridors and within walking distance of commercial centers
and transit services. Amenities shall include common recreation and/or assembly areas suited to
the population served. Additional permitted uses include public facilities and utility support
systems. Population density: 80 – 114 persons per acre.
DMU – Downtown Mixed Use (6.1 – 60 dwelling units per acre): The designation applies to
Rialto’s historic downtown core. This designation is established to facilitate development of a
complementary mix of retail and service commercial, dining, entertainment, and residential uses
within walking distance of each other and the nearby Metrolink station and Civic Center.
Residential uses within the Downtown district may be developed as a stand-alone structure or as
part of mixed-use development. However, any mixed-use structures with both commercial and
residential use that front Riverside Avenue must have a ground-floor use that enlivens the
environment and invites pedestrian access, such as retail or dining. Population density: 23 – 229
persons per acre.
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State Density Bonus Law
In accordance with State Law – Government Code Section 65915 – a housing development may propose
to increase the number of units above the maximum permitted and/or receive concessions or incentives
that result in reductions in development standards in exchange for reserving units for very low-, lowincome, and/or moderate-income households or for seniors. These units must be restricted by agreement
to their level of affordability for at least 55 years. Density Bonuses may be requested for development
that consist of 5 or more dwelling units. The Planning Commission or City Council may grant one density
bonus to proposed housing developments that include at least one of the following:
•
•

10% of the total units of a housing development for lower income households;
4% of the total units of a housing development for very low income households;

•

10% of the total units in a common interest development for moderate income households
(provided all units are offered to the public for purchase);
A senior citizen housing development;
10% of the total units of a housing development for transitional foster youth (provided at the
same affordability level as very low-income units);
10% of the total units of a housing development for disabled veterans (provided at the same
affordability level as very low-income units);
10% of the total units of a housing development for homeless persons (provided at the same
affordability level as very low-income units);
20% of the total student housing units for lower income students in a student housing
development that meets the requirements of California Government Code Section 65915(b)(1)(F);
100% of the total units, exclusive of a manager’s unit(s), for lower income households, except that
up to 20% of the total units the development may be for moderate-income households.

•
•
•
•
•
•

The following density bonus calculations in Table 3-2 through 3-4 will be applied to housing developments
that meet the above criteria:
Table 3-2: Low-Income Density Bonus
Calculations
Percentage Low Income
Percentage Density
Units
Bonus
10
20
11
21.5
12
23
13
24.5
14
26
15
27.5
17
30.5
18
32
19
33.5
20
35

Table 3-3: Very Low-Income Density Bonus
Calculations
Percentage Very LowPercentage Density
Income Units
Bonus
5
20
6
22.5
7
25
8
27.5
9
30
10
32.5
11
35
Source: City of Rialto Zoning Code

Source: City of Rialto Zoning Code
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Table 3-4: Moderate-Income Density Bonus Calculations
Percentage Moderate-Income
Percentage Density Bonus
Units
10
5
11
6
12
7
13
8
14
9
15
10
16
11
17
12
18
13
19
14
20
15
21
16
22
17
23
18
24
19
25
20
26
21
27
22
28
23
29
24
30
25
31
26
32
27
33
28
34
29
35
30
36
31
37
32
38
33
39
34
40
35
Source: City of Rialto Zoning Code

Until 2021, under Government Code Section 65915, known as the Density Bonus Law, the maximum bonus
was 35%. California state law AB 2345 states that all jurisdictions in California are required to process
projects proposing up to 50% additional density as long as those projects provide the additional Below
Market Rate units (BMR) in the “base” portion of the project, unless the locality already allows a bonus
above 35%. The bill also lowered the BMR thresholds for concessions and incentives for projects with low
income BPRs. As of 2021, Government Code Section 65915 authorizes an applicant to receive 2 incentives
or concessions for projects that include at least 17% of the total units for lower income households, at
least 10% of the total units for very low-income households, or at least 20% for persons or families of
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moderate income in a common interest development. It also allows an applicant to receive 3 incentives
or concessions for projects that include at least 24% of the total units for lower income households, at
least 15% of the total units for very low-income households, or at least 30% for persons or families of
moderate income in a common interest development.
The City’s Density Bonus program allows a maximum of 35% density increase; however, AB 2345 requires
an allowance of up to 50% density bonus when the base BMR is proposed. The City has included a program
in Section 4: Housing Plan to update the City’s Development Code in compliance with state legislation.

2. Residential Development Standards
The City of Rialto’s Zoning Code establishes residential zoning districts that permit a variety of
developments and land uses in accordance with the General Plan. Table 3-5 provides the development
standards established for each zoning district to guide appropriate development. The development
standards include minimum lot size requirements, building setbacks, and lot coverage.
•
•

A-1: Agricultural Zone
R-1: Single-Family Zones
o R-1 A-10,000: Single-Family Zone
o R-1 B: Single-Family Zone
o R-1 C: Single-Family Zone
o R-1 D: Single-Family Residential Zone

•
•

R-3: Multiple Family Zone
R-4: High Density Multiple Family Zone

Zone
A-1
R-1
R-1 A-10,000
R-1 B
R-1 C
R-1 D
R-3
R-4

Table 3-5: Rialto Development Standards - Dimensions
Minimum Yard
Minimum Dimensions
Construction Standards
Setbacks
Lot
Max.
Max. Lot
Lot Size
Front
Side
Rear
Max. Density
Width
Height Coverage
1 acre
120 ft.
25 ft. 3-5 ft. 20 ft. 35 ft.
N/A
N/A
8,400 sq. ft.
80 ft.
25 ft. 3-5 ft. 20 ft. 35 ft.
30%
N/A
10,000 sq. ft. 100 ft.
25 ft. 3-5 ft. 20 ft. 35 ft.
30%
N/A
8,400 sq. ft.
80 ft.
25 ft. 3-5 ft. 20 ft. 35 ft.
30%
N/A
7,700 sq. ft.
70 ft.
25 ft. 3-5 ft. 20 ft. 35 ft.
30%
N/A
10 acres
60/65 ft. 20 ft. 10 ft. 20 ft. 35 ft.
50%
6 DU/acre
1 DU/2,000 sq.
1 acre
150 ft.
15 ft. 5 ft.
15 ft. 35 ft.
N/A
ft.
7,200 sq. ft.
60 ft.
15 ft. 3-5 ft. 15 ft. 75 ft.
60%
1 DU/900 sq. ft.

Note: Table only reflects requirements for Zoning Districts which permit residential development.
Source: City of Rialto Zoning Code

The City of Rialto’s development standards, as outlined in Table 3-5, are comparable to the standards of
neighboring cities – Fontana, Colton, and San Bernardino. Rialto has some of the least restrictive
development standards for the High-Density Multiple Family (R-4) Zone compared to the other cities. As
Rialto’s development standards do not restrict, deny, or reduce opportunities for development at a
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greater extent than jurisdictions in the region, they are not considered a constraint to the development
of housing. Furthermore, the City provides opportunities for reasonable accommodations and Density
Bonuses which may assist in the development of affordable housing.

Yard Requirements
A yard is defined by the City of Rialto Zoning Code as open space on the same lot with a building, which
remains unoccupied and unobstructed from the ground up unless otherwise provided in the Zoning Code.
Yard setbacks are regulated for safety and emergency access, privacy, and for environmental protection.
Yard setbacks also create neighborhood uniformity and prevent crowding between structures and publicright-of-way.

Lot Coverage
Lot coverage refers to the portion of a lot on which a building or structure is located. Lot coverage is
regulated to avoid nuisances and excessive massing or density. Lot coverage differs for each zoning district
and may work with open space requirements to ensure adequate uncovered area for safety and
emergency access, landscaping, and privacy.

Maximum Building Heights
Building height is defined as the vertical distance from the average finished ground level of the site
covered by the building to the highest point of the structure. The highest point of the structure excludes
chimneys and ventilators.

Parking Standards
Sufficient off-street parking must be provided to avoid street overcrowding. This is maintained through
the establishment of parking requirements, which fluctuate depending on the land use/housing type and
the number of bedrooms.
The City of Rialto requires the following number of parking spaces per residential use:
•
•

•

•
•

Single-Family Residential: Two parking spaces within an enclosed garage.
Multiple-Family Residential: Minimum of two parking spaces per dwelling unit with at least one
located within an enclosed garage. The enclosed parking space may be substituted by a carport.
At least one guest parking space must be provided for every four dwelling units.
Senior Citizen Housing: Minimum of 0.75 parking spaces per dwelling unit, plus one guest parking
space. At least half of the required parking spaces, with the exception of guest parking, must be
in a covered carport or enclosed garage.
Mobile Homes: Two parking spaces per mobile home, plus one guest space for every five mobile
homes.
Boarding Facilities (boarding house, club, lodge, group care facility, or similar facility providing
sleeping accommodations): One space for every room, or for every two beds, whichever is
greater. An additional space must be provided per two employees, or a minimum of five spaces
for employee parking, whichever is greater.

The City’s parking requirements fluctuate depending on land use and intensity. The minimum parking
requirements for a 48-unit project on one acre, in the R-4 zoning district, is a total of 108 parking spaces.
Assuming a standard 9-foot by 18-foot parking spaces, approximately 17,496 square feet of land is needed
to accommodate the required parking. Based on the market analysis provided in the governmental
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constraints section, land costs for an uncovered parking lot associated with a one-acre development, at
maximum density, is $222,899. Construction costs for covered parking, parking structures, and/or below
ground parking will run even higher. The cost of parking based on the City’s requirements for multifamily
housing can be considered a constraint to the development of housing, however, the developers may
receive concessions or incentives in the form of parking reduction for the development of housing
affordable to low and very low-income households.

Assembly Bill 139
California Assembly Bill 139 (AB 139) amended Government Code Section 65583 on September 6, 2019.
The purpose and intent of AB 139 is to plan for the needs of those experiencing homelessness by basing
the needs of emergency shelters on the most recent homeless point-in-time count. The adopted
amendment includes a provision for emergency shelter parking standards to accommodate staff;
however, the parking standards may not exceed the standards for residential and commercial uses in the
same zone.
According to the Rialto Zoning Code, service providers are responsible for providing and maintaining
adequate parking and freight loading facilities for employees, clients, and other visitors who drive onto
the premises. The Code establishes the following parking standard for emergency shelters:
•

Emergency Shelters: one space per 1,000 square feet of gross floor area, or one space for each
employee on the largest shift plus one space for each facility vehicle plus three visitors parking
spaces, whichever is greater. Bike rack parking must also be provided at the facility.

3. Planned Residential Developments
Planned Residential Developments generally allow for greater flexibility when developing large areas of
land. The Rialto Zoning Code has established two planned residential development districts for attached
(PRD-A) or detached (PRD-D) housing units.

Planned Residential Development -Attached District (PRD-A)
The City’s Zoning Code establishes a PRD-A District to facilitate and guide the development of high-density
residential developments, including but not limited to condominiums, community apartment projects,
and cluster housing. The following development standards apply to proposed attached planned
residential developments:
Table 3-6: PRD-A Development Standards
Development Feature
Measurement Requirement
Minimum Site Area
1 acre
Maximum Density
12 DUs/acre
Bachelor/Single
650 sq. ft.
One Bedroom
750 sq. ft.
Minimum Floor
Two Bedrooms
900 sq. ft.
Area
Three Bedrooms
1,100 sq. ft.
Four Bedrooms
1,300 sq. ft.
Maximum Site Coverage
35%
Maximum Building Height
35 ft.
Minimum Setbacks Front Yard
25 ft.
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Table 3-6: PRD-A Development Standards
Development Feature
Measurement Requirement
Side Yards
15 ft.
Rear Yard
15 ft.
Minimum Open Space
40%
Source: City of Rialto Zoning Code

Planned Residential Development -Detached District (PRD -D)
The City’s Zoning Code establishes a PRD-D District to facilitate and guide the development of single-family
residential developments, including but not limited to cluster housing. The following development
standards apply to proposed detached planned residential developments:
Table 3-7: PRD-D Development Standards
Development Feature
Measurement Requirement
Minimum Site Area
5 acres
Net density of the adopted
Maximum Density
Community General Plan
Minimum Dwelling Sizes
Maximum Site Coverage
Maximum Building Height
Front Yard
Minimum Setbacks Side Yards
Rear Yard
Minimum Open Space

Determined by the Planning
Commission at the time of
application for a change of zone.
35%
35 ft.
25 ft.
10 ft.
20 ft.
40%

Source: City of Rialto Zoning Code

4. City Ordinances
Growth Management Measures
Growth management measures are techniques used by a government to regulate the rate, amount, and
type of development. Growth management measures allow cities to grow responsibly and orderly;
however, they can produce constraints to the development of housing if overly restrictive. This may be
particularly restrictive for accessible and affordable housing. There are not currently any growth
management measures in Rialto; therefore, it does not create a constraint to the development of housing.

Mobile Home Rent Review Commission
The City of Rialto’s Mobile Home Rent Review Commission was established to:
• Protects current homeowners' investment in their mobile homes and provides reasonable rents
by precluding park owners from requiring existing or prospective mobile homeowners to sign an
exempt lease or charging rents under an expired lease;
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•

Protects existing and prospective mobile homeowners from excessive rents by providing for lease
options in order to give each existing and prospective homeowner a real choice between an
exempt long-term lease and a rental agreement subject to the protections of the ordinance; and

•

Protects existing and prospective homeowners' investments in their mobile homes through a
lease assumption requirement imposed upon the mobile home.

The Mobile Home Rent Review Commission consists of five regular members appointed by the City Council
to serve for four years. Members must be homeowners and cannot be a mobile home park owner or a
relative, employee, or agent of a mobile home park owner.
According to the City’s Zoning Code, rent increases and notices must comply with the following provisions:
• A park owner shall not demand, accept, or retain rent for a mobile home space exceeding the rent
in effect on the effective date of this chapter, except as provided in this chapter.
•

No rent increase is valid, enforceable, or collectible until either (a) an agreement has been
reached after informal negotiations between a resident and a park owner or between the
homeowner's association and a park owner, (b) an agreement has been reached after mediation
is concluded, or (c) a final decision has been issued after the full commission hearing process is
concluded.

In order to implement a rent increase, the mobile home park owner must do all of the following:
• At least thirty days prior to the service of a notice of a proposed rent increase, as required by Civil
Code Section 798.30, the park owner may provide written notice to the affected recognized
association (see Section 4.01.030C) with the city clerk and to the city clerk that a notice of
proposed rent increase will be served. In the event that the mobile home park owner is unable to
effect proper service upon the recognized association, the mobile home park owner shall post the
notice in a conspicuous place in the affected mobile home park.
• Prior to the effective date of any proposed rent increase, the mobile home park owner shall serve
each affected homeowner, in accordance with California Civil Code, Section 798.30, and in
addition, with notice that a request for approval of the proposed rent increase is being filed with
the commission.
• The mobile home park owner shall file a copy of any notice served pursuant to subsection (B)(2)
of this section with the commission by delivery to the city clerk no later than five days after service
upon the homeowners.
• No more than one increase in space rent shall be allowed in any twelve-month period.
The Mobile Home Rent Review Commission was established to protect existing mobile home park
residents and affordable housing options within the City of Rialto. The Commission and review processes
do not pose a constraint as they protect residents from displacement and housing cost burdens.
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5. Specific Plans
The purpose of a Specific Plan is to implement the goals and objectives of a city’s General Plan in a more
focused and detailed manner that is area and project specific. The Specific Plan promotes consistence and
an enhanced aesthetic level throughout the project community. Specific Plans contain their own
development standards and requirements that may be more restrictive than those defined for the city as
a whole. The following sections provide brief descriptions of the City of Rialto’s adopted Specific Plans
which affect the development of housing.

Agua Mansa Specific Plan
The Agua Mansa Specific Plan was established to create a master economic development plan with the
goal of improving intergovernmental coordination and to facilitate the logical, planned development of
the 4,285-acre area. Residential uses comprise 119 acres (less than 3 percent). The predominant land use
of the Specific Plan is industrial. The Agua Mansa Specific Plan permits a maximum of 4 dwelling units per
acre.

Foothill Boulevard Specific Plan
The Foothill Boulevard Specific Plan is intended to result in quality new development to encourage
revitalization of existing development. The Specific Plan permits two residential land use districts –
Residential-Mixed Use (R-MU) and Residential-High Density (R-HD). Both of these residential districts, and
two additional commercial districts, allow for intense development to provide opportunity for innovative,
high-quality development. Each of these districts has a pedestrian focus and allows for some degree of
residential development. In commercial districts, residential uses must be combined with commercial
uses.
The Foothill Boulevard Specific Plan allows for multi-story developments up to 75-feet in height and up to
30 dwelling units per acre on lots measuring a minimum of three acres. The Foothill Boulevard Specific
Plan encourages lot consolidation and redevelopment of under-performing properties. Lower densities of
residential developments may be permitted on small parcel sizes.

Lytle Creek Ranch Specific Plan
The Lytle Creek Ranch Specific Plan was created in response to the growing need to accommodate the
increasing population of the Inland Empire. The vision of the Lytle Creek Specific Plan is to provide a multigenerational community where residents can live, work, shop, play, and relax. The Lytle Creek Specific
Plan seeks to develop with a “sense of place” that promotes security, strong neighborhood ties, and a
lifestyle rich in amenities. Lytle Creek Ranch incorporates clustered development that preserves natural
open space areas and a mixed-use center near the freeway. Lytle Creek Ranch also includes an Active
Adult community for persons over the age of 55.

2021-2029 City of Rialto Housing Element – Section 3: Housing Constraints, Resource, and AFFH

3-14

Permitted residential land uses in Lytle Creek Ranch and their respective densities include the following:
Table 3-8: Lytle Creek Ranch Land Use Summary
Density Range
Residential Land Use
Target Dwelling Units
(DU/acre)
Single-Family Residential One (SFR-1)
2–5
943
Single-Family Residential Two (SFR-2)
5–8
1,908
Single-Family Residential Three (SFR-3)
8 – 14
2,403
Multi-Family Residential (MFR)
14 – 28
1,828
High Density Residential (HDR)
25 – 35
1,325
TOTAL
-8,407

Acres
263.2
304.5
220
106.3
45.4
939.4

Source: Lytle Creek Ranch Specific Plan, 2012

Pepper Avenue Specific Plan
The Pepper Avenue Specific Plan includes a total of 101.7 acres intended to provide commercial and
residential needs to neighboring community and within close accessibility to the freeway. The Pepper
Avenue Specific Plan also provides for green, open space and encourages pedestrian and bicycle
connectivity.
The Pepper Avenue Specific Plan includes a Multi-Family Residential Overlay to provide flexibility in land
uses and future housing needs. The maximum density is 30 dwelling units per acre and a total maximum
of 275 units for the Specific Plan area. Residential developments are restricted to the Pepper Avenue
Specific Plan’s PA 3 area.

Renaissance Specific Plan
The Renaissance Specific Plan is located on 1,439 acres and is intended to include a variety of logistics,
employment, business, shopping, residential, and community facilities that are integrated by open spaces
and amenities.
Permitted residential land uses in the Renaissance Specific Plan and their respective densities include the
following:
Table 3-9: Renaissance Land Use Summary
Target Density
Residential Land Use
Total Dwelling Units
(DU/acre)
Low Density Residential (LDR)
8
446
Medium Density Residential (MDR)
12.5
290
Medium High Density Residential (MHDR)
16
818
High Density Residential (HDR)
25
113
TOTAL
-1,667

Acres
61.9
25.8
56.8
5
149.5

Source: Lytle Creek Ranch Specific Plan, 2012

Rialto Central Area Specific Plan
The Rialto Central Area Specific Plan allows for a single-family, multi-family, and increased density
residential developments. The intent of the Rialto Central Area Specific Plan is to provide residential uses
in conjunction with commercial uses to improve the economic vitality of the central area of Rialto.
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6. Variety of Housing Types Permitted
California Housing Element Law mandates jurisdictions must make sites available through zoning and
development standards to promote the development of a variety of housing types for all socioeconomic
levels of the populations. Housing types include single-family homes, multi-family housing, accessory
dwelling units, factory-built homes, mobile-homes, employee and agricultural work housing, transitional
and supportive housing, single-room occupancy (SROs), and housing for persons with disabilities. Table 39 shows the various housing types permitted throughout the City of Rialto.

Housing Types
Single-Family Dwellings
Accessory Dwelling Unit
Room and Board Facilities
Multiple Family Dwellings
(4 or less units)
Multiple Family Dwellings
(5 or more units)
Dwelling Groups
Apartment Houses
Boarding and Rooming
Houses
Sanitariums
Nursing Homes
Emergency Shelter
Manufactured Homes
Supportive Housing
Transitional Housing
Farmworker Housing
Low Barrier Navigation
Center

A-1
P
P
-

Table 3-10: Permitted Housing Types
R-1
R-1
R-1
AR-1 B R-1 C
D
10,000
P
P
P
P
P
P
P
P
P
P
CUP
CUP
CUP CUP
-

R-3

R-4

A-P

O -P

I-P

P
P
CUP

P
P
CUP

-

-

-

-

-

-

-

-

-

P

P

-

-

-

-

-

-

-

-

-

CUP

P

-

-

-

-

-

-

-

-

-

P
-

P
P

-

-

-

-

-

-

-

-

-

-

P

-

-

-

P
P
-

P
P
P
-

P
P
P
-

P
P
P
-

P
P
P
-

P
P
P
-

-

P
P
P
-

CUP
CUP
-

CUP
CUP
-

P
-

-

-

-

-

-

-

-

-

-

-

-

Notes:
P – Permitted
CUP – Conditional Use Permit
(-) – Not specified
Source: City of Rialto Zoning Code

Single-Family Dwelling/ One Family Dwelling
A single-family dwelling is defined by the Rialto Zoning Code as a detached building designed and/or used
as a single dwelling unit. A single-family dwelling may only be used as a residence. Rialto has a number of
zoning districts which permit the development of single-family dwelling units. These single-family zones
make up the majority of residential zones within the City. While single-family zoning may be considered a
constraint to the development of higher density housing, and specifically affordable housing, the City was
historically developed as a residential community. A variety of housing types and higher density zoning
districts have been added over time to meet the changing needs of the community and housing trends.
Therefore, the prevalence of single-family dwelling units and zoning districts does not pose a constraint
as the City continues to adjust for and meet the evolving housing needs of the community.
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Accessory Dwelling Unit (ADU)/ Accessory Living Quarters
An ADU is defined as a detached subordinate building with an incidental use to the main building. A garage
attached to the main building is considered a part of the main building. As of 2020, the State of California
permits ADUs to be located in a detached building on the same lot and also within the primary residence.
ADUs must include a full bathroom, utilities, a kitchenette/kitchen, and its own private entrance. The
Rialto Zoning Code permits ADUs in all residential zoning districts and thus does not create a constraint .
Accessory living quarters are located within an accessory building and provide lodging for persons
employed on the premises or for temporary use by guests. The Rialto Zoning Code does not permit a
kitchen or cooking facilities in these accessory living quarters, nor can they be rented out or used as a
separate dwelling unit.

Room and Board Facilities
Room and board facilities are defined as a dwelling with one or more rooms rented, leased, or subleased
to individuals under separate rental agreements, leases, or subleases. The facility may include individual
or group cooking facilities. The owner of the facility may or may not reside in the same residence. Room
and board facilities do not include residential, community, or group care facilities. The Zoning Code
permits Room and Board Facilities with a CUP in a number of single-family zones and the medium to high
density zoning districts. This does not conflict with California State Law and, therefore, does not pose a
constraint.

Multiple-Family Dwellings
Multiple-family dwellings are defined as a building, or portion of a building, used and/or designed as a
residence with separate and independent dwelling units. Multiple-family dwellings may include duplexes,
townhomes, apartments, or condominiums. Multiple-family dwellings are permitted in the medium and
high-density zoning districts. A CUP is only required for developments of five or more units in the mediumdensity zone. This does not create a constraint to the development of housing.

Dwelling Groups
A dwelling group refers to two or more detached buildings used as one, two, or multiple family dwellings
on a single lot. Dwelling groups are permitted in the R-3 and R-4 zones. This does not pose a constraint to
housing development.

Apartment Homes
A room or suite of two or more rooms with a single kitchen in a multiple dwelling building, occupied or
suitable for occupancy as a residence for one family. Apartment homes are permitted in the R-4 zoning
district. This does not pose a constraint to housing development.

Boarding and Rooming Houses
A boarding house is defined as a dwelling, or portion of a dwelling, that consists of a maximum of 5 guest
rooms and provides lodging and meals for 5 to 15 persons. Boarding and rooming houses are permitted
in the R-4 zoning district. This does not pose a constraint to housing development.
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Sanitariums
An establishment for the medical treatment of people who are convalescing or have a chronic illness.
Sanitariums are permitted with a CUP in the Administrative-Professional zoning districts. This does not
pose a constraint to housing development.

Nursing Homes
A facility that offers 24-hour medical care provided by nurses and physicians. Nursing homes may care for
frail residents totally dependent on nursing care. Nursing homes are permitted with a CUP in the
Administrative-Professional zoning districts. This does not pose a constraint to housing development.

Emergency Shelter
An emergency shelter is defined as housing with minimum supportive services for persons experiencing
homelessness. Occupancy is limited to six months. No individual or household may be denied emergency
shelter because of inability to pay. Per Assembly Bill 139 (AB 139), emergency shelters must be permitted
in at least one zoning district without approval of a CUP or other discretionary permits. In compliance with
AB 139, emergency shelters in Rialto are permitted within the Industrial Park Zone (I-P).

Supportive Housing
The Rialto Zoning Code defines supportive housing as housing with no limit on the length of stay, that is
occupied by a target population, and that is linked to onsite or offsite services that assist the supported
population in retaining the housing, improving their health, and maximizing their ability to live and work
in the community. Government Code Section 65583(a)(5) requires supportive housing to be permitted in
all residential zoning districts under the same restrictions as other residential dwellings of the same type
in the same zone. Supportive housing in Rialto is currently permitted in all residential zoning districts,
except for the R-3 district. Section 4: Housing Plan includes a program to update the Zoning Code in
accordance with state legislation by permitting supportive housing in the R-3 zoning district.

T ransitional Housing
Transitional housing is defined by the Rialto Zoning Code as temporary rental housing intended for
occupancy for at least 6 months by target populations transitioning to permanent housing. Transitional
housing in Rialto is currently permitted in all residential zoning districts, except for the R -3 district. Section
4: Housing Plan includes a program to update the Zoning Code in accordance with state legislation by
permitting transitional housing in the R-3 zoning district.

Farmworker Housing
California Health and Safety Code Sections 17021.5 and 17021.6 generally requires agricultural employee
housing to be permitted by-right, without a conditional use permit (CUP) or other discretionary permits,
in single-family zones for six or fewer persons and in agricultural zones with no more than 12 units or 36
beds. The Rialto Zoning Code does not address Farmworker Housing by definition. A program is included
in Section 4: Housing Plan to ensure the City’s development standards allow Farmworker Housing byright, without a CUP, in single-family zones for six or fewer persons and in agricultural zones for up to 12
units or 36 beds.
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Low Barrier Navigation Centers
AB 101 states that “The Legislature finds and declares that Low Barrier Navigation Center developments
are essential tools for alleviating the homelessness crisis in this state and are a matter of statewide
concern-.” Low Barrier Navigation Centers are defined as a Housing First, low-barrier, service-enriched
shelter focused on moving people into permanent housing that provides temporary living facilities while
case managers connect individuals experiencing homelessness to income, public benefits, health services,
shelter, and housing. Low Barrier Navigation Centers are required as a use by right in areas zoned for
mixed uses and nonresidential zones permitting multifamily uses if it meets specified requirements. The
Rialto Zoning Code does not address Low Barrier Navigations Centers by definition. A program is included
in Section 4: Housing Plan to ensure the City’s development standards allow Low Barrier Navigation
Centers by-right in all zones that permit mixed-uses and non-residential uses.

7. Housing for Persons with Disabilities
Both the Federal Fair Housing Amendment Act (FHAA) and the California Fair Employment and Housing
Act require governments to make reasonable accommodations (that is, modifications or exceptions) in
their zoning laws and other land use regulations to afford disabled persons an equal opportunity to
housing. State law also requires cities to analyze potential and actual constraints to the development,
maintenance, and improvement of housing for persons with disabilities.

Reasonable Accommodations
Reasonable accommodation in the land use and zoning context means providing individuals with
disabilities or developers of housing for people with disabilities, flexibility in the application of land use
and zoning and building regulations, policies, practices, and procedures, or even waiving certain
requirements, when it is necessary to eliminate barriers to housing opportunities. For example, it may be
reasonable to accommodate requests from persons with disabilities to waive a setback requirement or
other standard of the Zoning Code to ensure that homes are accessible for the mobility impaired. Whether
a particular modification is reasonable depends on the circumstances.
The City of Rialto provides reasonable accommodations through its Zoning Code. Applicants may submit
applications for review by the Community Development Director or Designee. The Planning Commission
becomes the reviewing party when an application includes an encroachment into the front setback, a
building height greater than permitted, lot coverage or floor area ratio above the permitted maximum,
and/or a reduction in parking. Advance noticing and a public hearing are required when an application is
reviewed by the Planning Commission. Approved reasonable accommodation applications may include
conditions of approval such as:
•
•

Periodic inspection of the location, as specified in the application, to verify continued compliance
with the provisions of this section and any conditions of approval
Removal of improvements, where removal would not constitute an unreasonable financial
burden, when the expressed need for which the accommodation was granted is no longer
necessary
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•
•
•
•
•

Time limits and/or expiration of the approval if it can be determined that the applicants' reasons
for approving the accommodation no longer exists
Recordation of a deed restriction requiring removal of the accommodating feature once the need
no longer exists
Methods, design considerations and features that reduce the impact on surrounding uses
Methods, design considerations and features that preserve the integrity of the property and
structures
Other reasonable accommodations providing an equivalent level of benefit that will not result in
an encroachment into required setbacks, permitted exceedance of height limits, lot coverage or
floor area ratio requirements specified for the applicable zoning district

As the City’s reasonable accommodations provide for flexibility in the development standards, they
facilitate, and not constrain, the development of housing, and specifically affordable housing.

Definition of Family
A restrictive definition of “family” that limits the number of unrelated persons and differentiates between
related and unrelated individuals living together is inconsistent with the right of privacy established by
the California Constitution. According to the City of Rialto’s Zoning Code, “family” is defined as one or
more persons living together as a single nonprofit housekeeping unit in a dwelling unit in conformance
with the Uniform Housing Code. The City’s definition of family does not limit the number of unrelated
persons living together, nor does the definition of a “one family dwelling”, and it is therefore not
considered a constraint to housing development.

8. Development Fees
Residential developers are subject to a variety of permitting, development, and impact fees in order to
access services and facilities as allowed by State law. The additional cost to develop, maintain, and
improve housing due to development fees result in increased housing unit cost, and therefore is generally
considered a constraint to housing development. However, fees are necessary to provide planning and
public services in Rialto.
The location of projects and housing type result in varying degrees of development fees. The presumed
total cost of development is also contingent on the project meeting city policies and regulations and the
circumstances involved in a particular development project application. Table 3-10 provides the planning
processing fees and Table 3-11 provides the engineering fees. Table 3-12 provides the Development
Impact Fees related to residential developments. All fees are publicly available on the City’s website.
Table 3-11: Planning Processing Fees
Application
Application Fees
Annexation Cost (City Cost)
Appeal to Planning Commission Action to City Council
Conditional Development Permit (Minor)
Conditional Development Permit (Major)

Fee
Min. of $10,634.70 – FB Hourly Rate
$1,369.60 + City Clerk Actual Cost
$2,292
$3,241.50

2021-2029 City of Rialto Housing Element – Section 3: Housing Constraints, Resource, and AFFH

3-20

Table 3-11: Planning Processing Fees
Application
Development Agreement (City Cost)
Environmental Negative Declaration
Environmental Categorical Exemption
Environmental Impact Report Review & Processing
Extension of Time for Land Divisions
General Plan Amendment
Geologic Review Fee Plus Cost for Consultant Review
Landscape Plan Review
Lot Line Adjustments
Planning Commission Determination of Use
P r ecise Plan of Design - Residential
Residential, < 5 acres
Residential, 5-10 acres
Residential, > 10 acres
Revisions of Approved Precise Plan of Design
Specific Plan Review (City Cost)
Specific Plan Amendment Review (City Cost)
Temporary Use Permit
Tentative Parcel Map Review
Tentative Parcel Map Review (Residential) 5 Lots or
more
Vested Tentative Tract Map Review (City Cost)
Variance Review (Minor – Non-Public Hearing)
Variance Review (Major – Public Hearing)
Zone Change Review
Zoning Verification Letter

Fee
Min. of $3,987.70 – FB Hourly Rate
$1,586.70 + Dept. of Fish & Game filing fee
$338.90 + Dept. of Fish & Game filing fee
City EIR Contract Cost + 5% Dept. Admin.
$705.10
Min. of $4,087.50 – FB Hourly Rate
$1,274.80
$366
$786.40
$1,612.80
$2,468.40
$3,092.30
$3,702.60
$1,261.30
City Contract Cost + 5% Dept. Admin.
Deposit of $4,978.50 – FB Hourly Rate
$1,586.70
$2,821
$4,462.10
$5,927
$1,329
$1,329
$4,597.80
$189.60

Source: City of Rialto Schedule of Fees – Development and Planning (06/15/2021)

Table 3-12: Engineering Fees
Application
P lan Check Fees – Subdivision Maps
Tract Maps
Parcel Maps
P lan Check Fees – Plans
Rough Grading Plan
Precise Grading/Paving Plan
Sewer Improvement Plan
Water Improvement Plan
Storm Drain Improvement Plan
Landscape Plan (Public LMD)
Irrigation Plan (Public LMD)
Revisions to Approved Plans

Fee
$4,563.30
$4,563.30
$1,636.90
$1,636.90
$2,862.20
$2,862.20
$1,636.90
$2,538.30
$2,538.30
$475.50
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Table 3-12: Engineering Fees
Application

Fee

Surveying Services
Lot Line Adjustment/Parcel Mergers
Right of Way Dedication/Vacation
Public Easements
Annexation to Maintenance District

$1,118.40
$1,118.40
$1,118.40
$1,776.80

Source: City of Rialto Schedule of Fees – Engineering (06/15/2021)

Table 3-13: Development Impact Fees
Fees per Dwelling Unit Type
Development Fee Categories
General Facilities
Law Enforcement
Fire Protection
Park Development
Quimby in lieu Fee
Open Space
Library Facilities
Regional Traffic Fees
Street Medians
Storm Drain Facilities
Sewage Collection
Sewage Treatment
Fair Share Fees
Renaissance Specific
Plan/EIR Fee
Renaissance Specific Plan
– Traffic Mitigation Fair
Share Fee
Pepper Avenue Specific
Plan – Improvement Fee
Pepper Avenue Specific Plan –
EIR/SP Fee

Estate

Single-Family

$2,113.79
$2,113.79
$1,500.63
$1,500.63
$1,104.44
$1,104.44
-$3,648.54
-$6,337.71
$1,026.92
$606.82
$377.89
$377.89
-$3,533
$53.46
$53.46
$6,085.36/DU
$4,126.39/DU
$12,171.95/Acre $20,286.99/Acre
$875.25
$875.25
$2,066.07

Multi-Family
$1,991.88
$1,415.29
$1,042.28
$3,440.08
$5,975.66
$137.81
$355.96
$2,448
$35.16
$1,399.45/DU
$24,343.9/Acre
$743.97
$1,755.26

Mobile
Homes
$1,991.88
$1,415.29
$1,042.28
$3,440.08
-$328.62
$355.96
-$26.93
$1,399.45
$743.97
--

$4,044.01/Acre
$396.86

$204.32

--

$513.72
$13,270.23/Acre

Source: City of Rialto Development Impact and Fair Share Fees, Effective July 22, 2020.

The development fees associated with each project is dependent on the housing type, density, intensity
of use, and location. In addition to these direct fees, the total cost of development is contingent on the
project meeting the City’s policies and standards, as well as the project applicant submitting necessary
documents and plans in a timely manner.
The estimated total development and impact fees for a typical single-family residential project measuring
3,000 square feet and located on a 9,000 square foot lot, assuming it is not part of a subdivision and is

2021-2029 City of Rialto Housing Element – Section 3: Housing Constraints, Resource, and AFFH

3-22

consistent with existing city policies and regulations, can range from $30,639 to $35,639. Estimated total
development and impact fees for a typical multi-family residential project measuring 34,848 square feet
with ten units and located on a one-acre lot, assuming it is consistent with existing city policies and
regulations range from $56,483 to $61,483.
These estimates are illustrative in nature and that actual costs are contingent upon unique circumstance
inherent in individual development project applications. Considering the cost of land in Rialto, and the
International Code Council (ICC) estimates for cost of labor and materials, the combined costs of permits
and fees range from approximately 6 percent to 7 percent of the direct cost of development for a singlefamily residential project and 1.2 percent to 1.3 percent for a multi-family residential project. Direct costs
do not include, landscaping, connection fees, on/off-site improvements, shell construction or amenities,
therefore the percentage of development and impact fees charged by the City may be smaller if all direct
and indirect costs are included.

9. On-/Off-Site Improvements
Site improvements in the City consist of those typically associated with development for on-site
improvements (improvements within the lot or property boundaries specific to the project or
development) and off-site improvements which are required as a result of a development or project (curb,
gutter, sidewalk, road widening and upgrading; stormwater facilities; and traffic improvements). Thus,
these are costs that may influence the sale or rental price of housing.
Because residential development cannot take place without the addition of adequate infrastructure, site
improvement requirements are considered a regular component of development of housing within the
City and are therefore not considered a constraint to development. The majority of cost associated with
on and off-site improvements is reimbursed to the City in the form of Development Impact Fees as these
improvements would impact public facilities such as water and sewer lines.

Building Codes and Community Compliance
The City has adopted the 2019 California Building Code, including the ancillary information within the
tables, attachments, addendums, and footnotes. This would include the California Administrative Code,
Building Code, Residential Code, Electrical Code, Mechanical Code, Plumbing Code, Energy Code,
Historical Building Code, Fire Code, Existing Building Code, Green Building Standards Code, and California
Referenced Standards Code. The adoption of the California Building Code therefore ensures a consistent
development standard that would be promoted throughout the State.
The City’s building code also requires new residential construction to comply with the Federal American
Disabilities Act (ADA) standards, which specify that a minimum percentage of dwelling units in new
developments must be fully accessible to persons with physical disabilities. While the incorporation of
these measures may raise the cost of construction and therefore housing, these standards are necessary
to provide access to homes for people with disabilities. As building codes are adopted by most cities
throughout the Southern California region, they do not pose a constraint to the development of housing
in Rialto.
Local amendments were made to the California Building Code in 2019 to facilitate fire safety and
standards related to Rialto. As part of the amendment process, the City adopted appropriate findings as
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required by State law. Modified fire standards include those tailored specifically to tall buildings so that
fire personnel may reach upper floors during emergencies. These standards include automatic fire
sprinkler systems and pressurized doors for buildings with more than 55 feet above the lowest floor having
building access. The amendment could be considered a constraint because it requires the installation of
an automatic sprinkler system in all Group R, Division 1 occupancies, which include apartment houses.
This is a standard amendment and helps prevent and quickly extinguish fires that may have far costlier
impacts; therefore, it is not considered a constraint to housing development.
The City’s Community Compliance Division provides service to the Rialto community and business
partners. Most Community Compliance cases address concerns from residents and proactive work done
by officers to maintain the aesthetics and value of property in the City. Some of the more common
concerns include the following:
•
•
•

Illegal vendors
Inoperable vehicles in public view
Parking on unpaved surfaces

•

Property maintenance, health, and
safety violations

10. Local Processing and Permit Procedures
The development community commonly cites the permit processing time as a contributor to the high cost
of housing. Depending on the magnitude and complexity of the development proposal, the time that
elapses from application submittal to project approval may vary considerably. Factors that can affect the
length of development review on a proposed project include the completeness of the development
application and the responsiveness of developers to staff comments and requests for information.
Approval times are substantially lengthened for projects that are not exempt from the California
Environmental Quality Act (CEQA), require rezoning or general plan amendments, or encounter
community opposition. Applicants for all permits or reviews are recommended to request a preapplication
meeting to: confirm City requirements as they apply to the proposed project; review the City’s review
process, possible project alternatives or revisions; and identify information and materials the City will
require with the application, and any necessary technical studies and information relating to the
environmental review of the project.
All permit applications are first reviewed by City Staff for completeness, and discretionary applications
must then receive a recommendation through a staff report prior to a review by the appropriate authority.
Various applications may also require public noticing and a public hearing. Table 3-13 identifies the
appropriate review process and requirements for each planning permit application.
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Table 3-14: Planning Application Review Process and Requirements
P ublic
P ublic
Recommending
Final Review
P lanning Application
Notice
Hearing
Authority
Authority
Required
Required
Community
Planning
Variance
Yes
Yes
Development
Commission
Department
Community
Community
Minor Variance
No
No
Development
Development
Department
Director
Community
Community
Precise Plan of Design (PPD)
No
No
Development
Development
– CEQA Exempt
Department
Director
Community
Precise Plan of Design (PPD)
Planning
Yes
Yes
Development
with CEQA
Commission
Department
Community
Conditional Development
Planning
Yes
Yes
Development
Permits
Commission
Department
Planning
Appeals to the City Council
Yes
Yes
City Council
Commission
Environmental Review
Community
Community
CEQA Exempt
No
No
Development
Development
Department
Director
Community
Planning
ND or MND Required
Yes
Yes
Development
Commission
Department
Planning
EIR Required
Yes
Yes
City Council
Commission
Planning
Specific Plan
Yes
Yes
City Council
Commission
Planning
Development Agreement
Yes
Yes
City Council
Commission

Notice of
Decision
Yes

No

Yes

No

Yes
Yes

No

Yes
Yes
Yes
Yes

Source: City of Rialto, Title 18 - Zoning Code

Rialto’s planning review process and requirements are similar to that of other jurisdictions in the region.
Additionally, planning application decisions are appealable to Planning Commission and City Council. In
totality, the application and review process is not considered a constraint to housing development.

Senate Bill 35
California Senate Bill 35 (SB 35), codified as Government Code Section 65913.41, was signed on September
29, 2017, and became effective January 1, 2018. SB 35 will automatically sunset on January 1, 2026
(Section 65913.4(m)). The intent of SB 35 is to expedite and facilitate construction of affordable housing.
SB 35 applies to cities and counties that have not made sufficient progress toward meeting their
affordable housing goals for above moderate- and lower-income levels as mandated by the State. In an
effort to meet the affordable housing goals, SB 35 requires cities and counties to streamline the review
and approval of certain qualifying affordable housing projects through a ministerial process.
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When a jurisdiction has made insufficient progress toward their Above Moderate income RHNA and/or
have not submitted the latest Housing Element Annual Progress Report (2018) it is subject to the
streamlined ministerial approval process (SB 35 (Chapter 366, Statutes of 2017) streamlining) for
proposed developments with at least 50-percent affordability. All projects, which propose at least 50percent affordable units within Rialto are eligible for ministerial approval under SB 35 as determined by
the SB 35 Statewide Determination Summary. To be eligible for SB 35 approval, sites must meet a long list
of criteria, including:
•
•
•
•
•
•
•

A multifamily housing development (at least two residential units) in an urbanized area;
Located where 75% of the perimeter of the site is developed;
Zoned or designated by the general plan for residential or mixed use residential;
In a location where the locality’s share of regional housing needs has not been satisfied by
building permits previously issued;
One that includes affordable housing in accordance with SB 35 requirements;
Consistent with the local government’s objective zoning and design review standards; and
Willing to pay construction workers the state-determined “prevailing wage.”

A project does not qualify for SB 35 streamline processing if located in or on:
•
•
•
•
•
•
•
•
•

A coastal zone, conservation lands, or habitat for protected species;
Prime farmland or farmland of statewide importance;
Wetlands or lands under conservation easement;
A very high fire hazard severity zone;
Hazardous waste site;
Earthquake fault zone;
Flood plain or floodway;
A site with existing multi-family housing that has been occupied by tenants in the last ten
years or is subject to rent control; or
A site with existing affordable housing. 1

According to HCD’s SB 35 Statewide Determination Summary (based on APR data received as of June 25,
2019), the City of Rialto has not made sufficient progress towards its Above Moderate RHNA and is
therefore subject to SB 35. The City is subject to the streamlined ministerial approval review for proposed
developments with at least 10 percent affordability. Section 4: Housing Plan includes policy and program
updates to create review processes for proposed projects using SB 35 streamlining.

11. Infrastructure Constraints
Another factor that could constrain new residential construction is the requirement and cost to provide
adequate infrastructure (major and local streets; water and sewer lines; and street lighting) needed to
serve new residential development. In most cases, where new infrastructure is required, it is funded by
the developer and then dedicated to the City, which is then responsible for its maintenance. Because the
cost of these facilities is generally borne by developers, it increases the cost of new const ruction, with
much of that increased cost often “passed on” as part of home rental or sales rates.

1

JD Supra Knowledge Center, “How California’s SB 35 Can Be Used to Streamline Real Estate Development Projects”, Accessed
March 26, 2021.
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Dry Utilities
Dry utilities include electric, telephone, TV, internet, and gas service in a community.
Electricity
Southern California Edison (SCE) provides electricity to the City. According to the California Energy
Commission, SCE consumed approximately 80,912 million kilowatts per hour (kWh) of electricity in 2019.
SCE continues to provide energy to the state of California through a series of methods including oil, natural
gas, renewable energy resources and alternative diverse supplies. SCE is responsible for providing service
to all existing and future development in Rialto.
Natural Gas
The Southern California Gas Company (SCGC) provides natural gas service to Rialto and is the nation’s
largest natural gas utility provider with more than to 21.8 million consumers across 24,000 square miles
throughout Central and Southern California. As public utilities, SCGC and SCE are under the jurisdiction of
the California Public Utilities Commission (CPUC) which regulates natural gas rates and natural gas
services, including in-state transportation over the utilities’ transmission and distribution pipelines
system, storage, procurement, metering, and billing. Most of California’s natural gas supply comes from
out of the state. SCGC is responsible for providing service to residential, industrial, and commercial
customers in Rialto.

Water Supply and Wastewater Capacity
Water Supply
The City of Rialto relies upon local water sources. The majority of the City’s water supply comes from local
surface water and groundwater supplies. Surface water sources include Lytle Creek in the San Bernardino
Mountains and Silverwood Lake. According to the City’s General Plan, about two-thirds of the potable
water supply comes from groundwater within the Lytle, Rialto, Bunker Hill, and North Riverside aquifers.
Three water agencies are responsible for water in the City of Rialto: The City of Rialto Department of Public
Works Water Division, the West Valley Water District (WVWD), and the Fontana Water Company (FWC).
The FWC is the only private investor-owned company, while the other two providers are public agencies.
Each agency is further described below.
Rialto Public Works Department Water Division
According to the City’s General Plan Investing in Our Future Section, the Rialto Public Works Department
Water Division serves approximately 8.5 square miles between Baseline Avenue to Rialto Avenue.
The Water Division reports that groundwater supplies have been decreasing in past years as a result of
long-term drought conditions and overexploitation of groundwater, as well as the shutdown of several
wells related to perchlorate contamination in the northern portion of the City. The shutdown of these
wells has resulted in a nearly 48 percent reduction of available water– placing the City in a water supply
emergency.
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West Valley Water District (WVWD)
The WVWD serves approximately 29 square miles north of Highland Avenue and in areas south of Rialto
Avenue. The District’s water is sourced from local surface water, ground water, and the State Water
Project; they are also authorized to draw water from the Lytle Creek, Rialto/Colton, Bunker Hill, North
Riverside, and Chino groundwater basins. About half of the WVWD’s water demand comes from Rialto
residents.
Fontana Water Company (FWC)
The FWC serves properties along the City’s western edge. Water produced by the FWC comes from wells
in the Chino Basin, Lytle Basin, Rialto Basin, an Unnamed Basin, and surface water from Lytle Creek. The
Company also purchases untreated State Water Project water from San Bernardino Valley Municipal
Water District (SBVMWD).
Wastewater
Wastewater in Rialto is maintained and operated by the City. This includes a wastewater collection system
and treatment plant that serves most properties within the City. There are a number of unsewered, older
residential properties south of Santa Anna Avenue and on the eastern and western edges of the City.
The City of Rialto’s sewer system is expected to continue meeting the needs of current developments in
the City through the next 50 to 100 years. The City has expansion plans set within the City limits and in
the Sphere of Influence in order to meet the needs of the community as development and population
increases.
Recycled Water
The City uses recycled water from treated wastewater for non-potable uses within the community.
Recycled water is mostly used for landscaping irrigation needs in an effort to conserve potable water. In
addition, the City of Rialto supplies Caltrans with recycled water for the irrigation of landscaping along the
Interstate 10.
Plans for expanding the City’s tertiary treatment plants and reclaimed water systems are set in order to
meet the community’s needs and reduce the need to purchase water from wholesalers.

Fire and Emergency Services
Fire Prevention
The Rialto Fire Department deploys from four fire stations staffed 24 hours per day by career firefighters
and one administrative office. The Rialto Fire Department staffs one battalion chief, three engine
companies, one truck company, and four paramedic ambulances each day. On-duty personnel also
provide staffing for a Hazardous Materials unit and an Urban Search and Rescue unit. The Rialto Fire
Department serves over 100,000 residents according to the 2016-2020 Rialto Fire Department Strategic
Plan.
Currently, disaster planning and management is a collateral duty for a fire department battalion chief
assigned to field operations on a 24-hour shift schedule (10 days per month). This has resulted in a limited
amount of time dedicated to disaster planning. Because of this, the City is not well prepared to manage a
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coordinated response to or recovery from a large-scale incident, according to the 2016-2020 Strategic
Plan.
Emergency Medical Services (EMS)
The Rialto Fire Department Emergency Medical Service provides planning, compliance, review, and
oversight for the provisions of clinical medical care. The Rialto Fire Department provides first responder
and ambulance transportation services to the City. The Fire Department staffs all fire engines, trucks, and
ambulances with at least one Paramedic. All other positions are staffed by Emergency Medical
Technicians.
The Rialto Fire Department is a pilot agency for Community Paramedicine in California. Rialto Fire
Department has specially trained Paramedics that provide out-of-hospital care at community member's
homes to treat underlying medical conditions and prevent future unnecessary hospitalization.

Police Services
The Rialto Police Department acts as the City’s enforcement agency to provide general law enforcement.
The Rialto Police Department employs 176 total employees. The department services 28.5 square miles
with a population of over 100,000 people.
The Rialto Police Department is organized into three divisions: Operations, Support Services, and
Professional Standards. The Operations Division is made up of 3 Bureaus, 6 Teams and Units, and 2
Programs. The Support Services Division is made up of 8 Bureaus and 1 Program. The Professional
Standards Division is responsible for investigating complaints that are received from members of the
public concerning the performance, demeanor, and behavior of police personnel. The unit also conducts
internal investigations concerning violations of Department policy and criminal law that are reported by
police personnel and maintains confidential personnel files of employees.

12. Environmental Constraints
The City is susceptible to several potential environmental constraints to the development of housing,
including geologic and seismic hazards, flooding, and fire hazards, all of which are detailed below.

Geologic and Seismic Hazards
The City of Rialto is located south of the San Gabriel Mountains, and like many cities in California, is
situated along major fault traces. Rialto is located in a region with sharp contrasts in terrain. The gently
sloping lands in south Rialto abruptly confront the rise of the San Gabriel Mountains to the north – a result
of tectonic movement of the San Andreas Fault and its subsidiary faults. The poorly consolidated alluvium
underlying virtually all properties in the City can result in devastating effects in the event of an earthquake.
Seismic and geologic hazards have great potential for causing devastating damage citywide. Earthquakes
can affect widespread areas, trigger many secondary effects, and overwhelm the ability of local
jurisdictions to respond. Although it is impossible to predict the timing of seismic events, sound planning
practices and public education can help minimize the associated effects.
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Seismic Hazards
Rialto is susceptible to ground shaking caused by the several local fault systems. Historically, Rialto has
experienced moderate to strong ground shaking associated with such events as the 1812 Wrightwood
earthquake (estimated 7.5 magnitude), 1899 Cajon Pass earthquake (estimated 5.7 magnitude), 1933
Long Beach earthquake (6.4 magnitude), 1971 Sylmar earthquake (6.6 magnitude), and 1994 Northridge
earthquake (6.7 magnitude).
Faults
Significant faulting occurs along the Lytle Creek Wash. The San Andreas fault, the feature that defines the
coming together of the Pacific and North American tectonic plates , crosses to the northeast of Rialto
through the city of San Bernardino. Rialto sits atop the Pacific Plate, which is moving north relative to San
Bernardino. It has been said that in about 15 million years, Rialto will be hundreds of miles north of San
Francisco.
The San Jacinto, San Andreas, and Cucamonga faults have the potential of generating earthquakes of
maximum magnitudes ranging from 6.7 to 8.0. Shaking at these levels would cause moderate damage to
buildings constructed with the latest building codes.

Flooding
Rialto and the surrounding areas are subject to unpredictable seasonal rainfall. During intense rainfall, the
geographic and geologic characteristics typical of the Upper Santa Ana River Valley, where Rialto is
located, make this area especially vulnerable to flood hazards. The gently sloping alluvial fan upon which
Rialto sits emanates from a deep canyon within the San Gabriel Mountains; this contributes to the City’s
vulnerability to flood hazards.
In the early 1900s, the region was subjected to episodes of severe flooding. In response, the Army Corps
of Engineers, the San Bernardino County Flood Control District (SBCFCD), and the City built numerous
structures to control flood hazards. The first line of defense against flooding is a series of eight levees
constructed along the western edge of Lytle Creek. Next, a regional storm drain system was built and is
maintained by the SBCFCD. Within Rialto, this system includes three buried pipelines (the East Fontana
Storm Drain, the East Rialto Storm Drain, and the Rialto-Baseline Storm Drain). The region’s most
significant and largest drainage facility is the Rialto Channel, a mostly open, earthen, and concrete-lined
channel that extends from the Cactus Basins in the central part of the City south to the Sa nta Ana River.
The County system also includes several retention basins that not only provide flood control but also serve
as recharge basins.
The developed portions of Rialto are served by an extensive municipal storm drain network that is
maintained by the City and designed to collect urban runoff resulting from typical storm events. These
ultimately discharge to the Santa Ana River. While existing flood control structures have provided
significant protection from uncontrolled flooding, inadequacies in the local drainage system have caused
occasional localized flooding.
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100-Year Floods
One-hundred-year floods are those that have a 1/100 or one percent chance of occurring in any given
year. The 100-year flood is a regulatory standard used by Federal agencies and most states to administer
floodplain management programs and is also used by the National Flood Insurance Program (NFIP) as the
basis for flood insurance requirements nationwide. Flood insurance rates are based on FEMA designations
of flood zones. Standard practice is to avoid or restrict construction within 100-year flood zones, or to
engage in flood-proofing techniques such as elevating building pads or constructing walls and levees.
Portions of the City of Rialto are located within a 100-year flood plain.

Fire Hazards
Wildland Fires
A wildland fire is an uncontrolled fire spreading through vegetative fuels that may expose or consume
structures. Wildland fire hazards are of concern where development is adjacent to wildland areas,
particularly in north Rialto. Fires starting in the foothill areas can easily spread south and consume urban
development, especially if pushed by the Santa Ana winds that blow from the Cajon Pass. The threat of a
wildland fire in or near Rialto is high due to the wildland urban areas in and around the City, where
structures and other human development meet or intermingle with wildland or vegetative fuels. The
threat of wildfire is particularly significant during dry summer months.
Urban Fires
Structural fires, although less than one percent of the incidents that the Fire Department responds to on
an annual basis, account for 55 to 60 percentage of the yearly property losses in Rialto. To reduce these
losses, the City requires development to include fire protection methods in building design. For example,
structures exceeding 5,000 square feet must have fire and life safety systems in place, including automatic
fire sprinklers and smoke detectors. In newer structures, these safety requirements help confine
structural fires to the building or property of origin. In the older areas of Rialto, where building materials
may not be fire rated and structures are not fitted with fire sprinklers, the probability of structural fires
spreading to adjacent buildings is much higher. Structural fires are of particular concern in high-density
areas, where the potential for fire to spread from one building to the next is greater. Additionally, Rialto’s
commercial and industrial districts have many uses with a high potential for chemical fires, which could
impact nearby residential areas.

C. Affirmatively Furthering Fair Housing (AFFH)
Beginning January 1, 2019, AB 686 established new requirements for all California jurisdictions to ensure
that local laws, programs, and activities affirmatively further fair housing. All Housing Elements due on or
after January 1, 2021, must contain an Assessment of Fair Housing (AFH) consistent with the core
elements of the analysis required by the federal Affirmatively Further Fair Housing Final Rule of July 16,
2015.
Fair housing is a condition in which individuals of similar income levels in the same housing market have
like ranges of choice available to them regardless of race, color, ancestry, national origin, age, religion,
sex, disability, marital status, familial status, source of income, sexual orientation, or any other arbitrary
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factor. Under State law, affirmatively further fair housing means “taking meaningful actions, in addition
to combatting discrimination, that overcome patterns of segregation and foster inclusive communities
free from barriers that restrict access to opportunity based on protected characteristics”. These
characteristics can include, but are not limited to race, religion, sex, marital status, ancestry, national
origin, color, familial status, or disability.
The Analysis of Impediments (AI) to Fair Housing Choice, prepared for the City of Rialto for 2020-2024,
examines local housing conditions, economics, policies, and practices in order to ensure that housing
choices and opportunities for all residents are available in an environment free from discrimination. The
AI assembles fair housing information, identified any existing impediments that limit housing choice, and
proposes actions to mitigate those impediments.
The City’s AI is accompanied by the San Bernardino County Analysis of Impediments for 2020 – 2025. The
Regional AI examines fair housing issues in the County’s unincorporated areas and cooperating cities, it
includes additional fair housing issues and data for the City of Rialto.

1. Needs Assessment
The AI contains a Citywide analysis of demographics, housing, and specifically fair housing issued in the
City of Rialto. The City demographic and income profile, household and housing characteristics, housing
cost and availability, and special needs populations were discussed in the previous Section 2: Community
Profile.

AI Outreach
As part of the City’s 2020-2024 AI, a community meeting was organized to solicit input and feedback. The
community meeting focused around the investment of federal housing and community development
resources. The City outreached to public and private agencies as well as local individuals. The public had
the opportunity to review the public review draft for 30 days prior to a public hearing before the City
Council on May 12, 2020.

Fair Housing Issues
Within the legal framework of federal and state laws and based on the guidance provided by the HUD Fair
Housing Planning Guide, impediments to fair housing choice can be defined as:
•

•

Any actions, omissions, or decisions taken because of age, race, color, ancestry, national
origin, religion, sex, disability, marital status, familial status, source of income, sexual
orientation, or any other arbitrary factor which restrict housing choices or the ava ilability of
housing choices; or
Any actions, omissions, or decisions which have the effect of restricting housing choices or
the availability of housing choices on the basis of age, race, color, ancestry, national origin,
religion, sex, disability, marital status, familial status, source of income, sexual orientation, or
any other arbitrary factor.
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Local Contributing Factors
As a part of the City’s 2020-2024 AI, the following issues and solutions were identified:
Transit Access
The City’s transit provider, Omnitrans, has adopted service standards to provide equitable distribution of
services throughout Rialto. These standards require all areas with a density of at least 3.5 dwelling/units
per acre located on at least 25 acres to be provided with a transit service so that 90 percent of residences
are within one half mile of bus stop.
Race/Ethnic Relations
The City of Rialto is made up of a very diverse population. Despite high levels of integration, according to
the City’s AI, hate crime complaints were submitted related to biases on race, ethnicity, and national
origin.
The City’s fair housing contractor, Inland Fair Housing and Mediation Board (IFHMB) provides a variety of
educational workshops for tenants and landlords in the City. IFHMB will focus educational opportunities
on race and ethnicity as a result of it being identified as an issue in the City of Rialto. In addition, the City’s
Human Relations Commission is working with IFHMB on a campaign to improve relationships between
the City’s different race/ethnic groups.
Discrimination against Persons with Disabilities
According to IFHMB and the City’s AI, 48 percent of fair housing discrimination complaints filed in Rialto
were on the basis of disability. The AI states that there has been an increase in complaints in Rialto and in
the Region as disabled persons are experiencing difficulties when requesting reasonable accommodations
or modifications. This reportedly affects persons with cognitive disabilities.
It has been recommended that the IFHMB conduct fair housing workshops regarding the disabled and
reasonable accommodations and modifications. Workshops will be held in the City of Rialto and the
region.

Lending Patterns
Availability of financing affects a person’s ability to purchase or improve a home. The analysis of the
lending patterns and practices within a community or city help to identify persons who regularly
experience disproportionate roadblocks to home ownership. Table 3-15 below identifies the lending
patterns by race and ethnicity, as well as income category for the Riverside San Bernardino Ontario
Metropolitan Statistical Area (MSA). According to the data, applicants in the highest income category
were more likely to have a loan approved, compared to applicants in the lowest income category where
approval rates were consistently under 50 percent. Additionally, within each income category, applicants
who identified as White consistently had higher rates of approval than other applicants who identified,
for example, as Hispanic or Latino. Overall, applicants who identified as Native Hawaiian, Pacific Islander,
and American Indian or Alaska Native had the lowest rates of loan approval in all income categories.
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Table 3-15: Disposition of Loan Applications by Race/Ethnicity– Riverside San Bernardino Ontario MSA
Applications by Race/Ethnicity
Approved (%)
Denied (%)
O ther (%)
Total
LESS THAN 50% OF MSA/MD MEDIAN
American Indian and Alaska Native
27.9%
36.4%
37.6%
258
Asian
40.0%
35.4%
27.7%
983
Black or African American
48.9%
22.6%
29.8%
1,295
Native Hawaiian or other Pacific Islander
26.9%
50.3%
24.2%
149
White
48.0%
25.4%
29.2%
12,112
Hispanic or Latino
44.1%
28.5%
29.7%
6,251
5 0 -79% OF MSA/MD MEDIAN
American Indian and Alaska Native

40.9%

36.4%

17.6%

352

Asian
Black or African American
Native Hawaiian or other Pacific Islander
White
Hispanic or Latino
8 0 -99% OF MSA/MD MEDIAN
American Indian and Alaska Native
Asian
Black or African American
Native Hawaiian or other Pacific Islander
White
Hispanic or Latino
1 00-119% OF MSA/MD MEDIAN
American Indian and Alaska Native

47.0%
43.8%
34.7%
54.0%
51.6%

30.3%
27.9%
48.2%
21.7%
25.1%

27.2%
32.3%
20.2%
29.9%
28.2%

1521
1529
193
19017
11797

44.4%
50.2%
46.1%
56.9%
57.7%
56.0%

29.9%
22.8%
24.7%
27.7%
17.9%
19.5%

28.5%
31.7%
32.4%
20.0%
16.2%
28.9%

144
880
777
65
9,073
5,678

48.1%

23.9%

30.9%

401

Asian
Black or African American
Native Hawaiian or other Pacific Islander
White
Hispanic or Latino
1 20% OR MORE OF MSA/MD MEDIAN
American Indian and Alaska Native
Asian
Black or African American
Native Hawaiian or other Pacific Islander
White
Hispanic or Latino

59.2%
53.0%
45.2%
63.1%
60.8%

18.7%
21.0%
32.4%
14.6%
16.4%

27.9%
29.5%
24.3%
27.4%
27.0%

2,831
2,347
259
27,369
16,178

51.5%
60.6%
55.0%
51.1%
65.5%
61.5%

19.2%
15.9%
18.7%
23.1%
12.4%
15.5%

32.8%
15.4%
29.9%
30.7%
27.9%
27.3%

927
12,219
6,393
620
78,875
30,093

Source: FFEIC (2019). Consumer Financial Protection Bureau, Disposition of applications by income, race, ethnicity of applicant,
2019. Retrieved from: https://ffiec.cfpb.gov/data-publication/aggregate-reports/2019/CA/40140/5 (Accessed September 2020)
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Hate Crimes
Hate crimes are violent acts against people, property, or organizations because of the group to which they
belong or identify with. The Federal Fair Housing Act makes it illegal to threaten, harass, intimidate, or act
violently toward a person who has exercised their right to free housing choice.
Between 2015 and 2019, a total of five hate crimes were reported in the City of Rialto. The five hate crimes
were related to race, ethnicity, and/or ancestry.

Year
2015
2016
2017
2018
2019
Total

Table 3-16: City of Rialto, Reported Hate Crimes by Bias Motivation (2015-2019)
Race/
Sexual
Gender
Ethnicity/
Religion
Disability
Gender
Orientation
Identity
Ancestry
1
0
0
0
0
0
1
0
0
0
0
0
1
0
0
0
0
0
1
0
0
0
0
0
1
0
0
0
0
0
5
0
0
0
0
0

Total
1
1
1
1
1
5

Source: Federal Bureau of Investigation (FBI), Uniform Crime Reporting. Hate Crime Statistics Report, 2014, 2015, 2016,
2017, 2018, and 2019.

Fair Housing Enforcement and Outreach Capacity
The City of Rialto contracts with the IFHMB for services. The IFHMB is a nonprofit corporation founded in
1980 that serves the San Bernardino County and parts of Riverside and Imperial Counties. The IFHMB
serves as an intermediary to assist individuals in resolving issues relating to housing discrimination,
homeownership sustainability, rental complaints, and disputes in court through resource
recommendations, education, and mediation. The organization assists thousands of individuals per year.

2. Analysis of Federal, State, and Local Data and Knowledge
Integration and Segregation Patterns and T rends
The dissimilarity index is the most commonly used measure of segregation between two groups, reflecting
their relative distributions across neighborhoods (as defined by census tracts). The index represents the
percentage of the minority group that would have to move to new neighborhoods to achieve perfect
integration of that group. An index score can range in value from 0 percent, indicating complete
integration, to 100 percent, indicating complete segregation. An index number above 60 is considered to
show high similarity and a segregated community.
It is important to note that segregation is a complex topic, difficult to generalize, and is influenced by
many factors. Individual choices can be a cause of segregation, with some residents choosing to live
among people of their own race or ethnic group. For instance, recent immigrants often depend on nearby
relatives, friends, and ethnic institutions to help them adjust to a new country. 2 Alternatively, when White

2

Allen, James P. and Turner, Eugene. “Changing Faces, Changing Places: Mapping Southern California”. California State University, Northridg e ,
(2002).
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residents leave neighborhoods that become more diverse, those neighborhoods can become segregated.
Other factors, including housing market dynamics, availability of lending to different ethnic groups,
availability of affordable housing, and discrimination can also cause residential segregation.
Figure 3-1 shows the dissimilarity between each of the identified race and ethnic groups and Rialto’s
White population. The White (non-Hispanic or Latino) population within Rialto makes up the majority of
the City’s total population at approximately 63-percent, according to the 2019 American Community
Survey 5-Year Estimates. While all scores are less than 60, higher scores in Figure 3-1 indicates higher
levels of segregation with the White population.
Figure 3-1: Dissimilarity Index with the White Population in Rialto
Hispanic
Tw o or More Races*
Other*

Native Hawaiian*
Asian*
American Indian*
Black*
0.0

Dissimilarity Index with White
Population

5.0

10.0

15.0

20.0

25.0

30.0

35.0

40.0

45.0

Black*

American
Indian*

Asian*

Native
Hawaiian*

Other*

Tw o or
More
Races*

Hispanic

27.7

28.1

28.9

40.6

39.8

19.6

16.7

*Non-Hispanic Only.
**When a group’s population is less than 1,000 its dissimilarity index may be high even if the group’s members are evenly
distributed throughout the area.
Source: Census Scope, Social Science Data Analysis Network

The racial and ethnic groups in Rialto with the highest levels of segregation were Native Hawaiian (40.6
percent) and Other (39.8 percent). These scores correlate directly with the percentage of people within
that racial or ethnic group that would need to move into a predominately White census tract in order to
achieve a more integrated community. For instance, 40.6 percent of the Native Hawaiian population
would need to move into a predominately White census tract areas to achieve “perfect” integration.
As indicated above, a score of 60 or higher indicates a segregated area. The City does not have any racial
or ethnic groups with scores higher than 60.
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Racially or Ethnically Concentrated Areas of Poverty (R/ECAP )
To assist communities in identifying racially/ethnically concentrated areas of poverty (R/ECAPs), HUD has
developed a census tract-based definition of R/ECAPs. The definition involves a racial/ethnic
concentration threshold and a poverty test. The racial/ethnic concentration threshold is straightforward:
RECAPs must have a non-white population of 50 percent or more. Regarding the poverty threshold,
neighborhoods of extreme poverty are census tracts with 40 percent or more of individuals living at or
below the poverty line. Because overall poverty levels are substantially lower in many parts of the country,
HUD supplements this with an alternate criterion. Thus, a neighborhood can be a RECAP if the poverty
rate within the neighborhood exceeds 40% or is three or more times the average tract poverty rate for
the metropolitan area, whichever threshold is lower.
Location of residence can have a substantial effect on mental and physical healt h, education
opportunities, and economic opportunities. Urban areas that are more residentially segregated by race
and income tend to have lower levels of upward economic mobility than other areas. Research has found
that racial inequality is thus amplified by residential segregation3 . However, these areas may also provide
different opportunities, such as ethnic enclaves providing proximity to centers of cultural significance, or
businesses, social networks, and communities to help immigrants preserve cultural identify and establish
themselves in new places. Overall, it is important to study and identify these areas in order to understand
patterns of segregation and poverty in a City.
Figure 3-2 below displays the R/ECAP analysis for the City of Rialto and surrounding area. The figure shows
there is one racially or ethnically concentrated areas of poverty in the City’s downtown area. Additionally,
there are a number of racially or ethnically concentrated areas of poverty outside the City’s limits. These
are especially concentrated east of the City of Rialto.
The City of Rialto is committed to increasing housing mobility opportunities . Section 4 of this Housing
Element outlines housing opportunities, affordable housing, and fair housing strategies to increase
opportunities to all households.

3

Schulz, A. J., Williams, D. R., Israel, B. A., & Lempert, L. B. (2002). Racial and spatial relations as fundamental determina nts of health in
Detroit. The Milbank quarterly, 80(4), 677–iv. https://doi.org/10.1111/1468-0009.00028
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Figure 3-2: R/ECAP Areas, City of Rialto

Source: HUD Affirmitaevly Furthering Fair Housing Data and Mapping Tool, Data Versions: AFFHT0006, June 8, 2021
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Disparities in Access to Opportunity
The UC Davis Center for Regional Change and Rabobank partnered to develop the Regional
Opportunity Index (ROI) intended to help communities understand local social and economic
opportunities. The goal of the ROI is to help target resources and policies toward people and places
with the greatest need to foster thriving communities. The ROI incorporates both “people” and
“place components, integrating economic, infrastructure, environmental, and social indicators into
a comprehensive assessment of the factors driving opportunity.”
The ROI: People is a relative measure of people's assets in education, the economy, housing,
mobility/transportation, health/environment, and civic life as follows:
• Education Opportunity: Assesses people’s relative success in gaining educational assets, in
the form of a higher education, elementary school achievement, and regular elementary
school attendance.
• Economic Opportunity: Measures the relative economic well-being of the people in a
community, in the form of employment and income level.
• Housing Opportunity: Measures the relative residential stability of a community, in the form
of homeownership and housing costs.
• Mobility/Transportation Opportunity: Contains indicators that assess a community’s
relative opportunities for overcoming rural isolation.
• Health/Environment Opportunity: Measures the relative health outcomes of the people
within a community, in the form of infant and teen health and general health.
• Civic Life Opportunity: A relative social and political engagement of an area, in the form of
households that speak English and voter turnout.
The ROI: Place is a relative measure of an area's assets in education, the economy, housing,
mobility/transportation, health/environment, and civic life.
• Education Opportunity: Assesses a census tract's relative ability to provide educational
opportunity, in the form of high-quality schools that meet the basic educational and social
needs of the population.
• Economic Opportunity: Measures the relative economic climate of a community, in the form
of access to employment and business climate.
• Housing Opportunity: Measures relative availability of housing in a community, in the form
of housing sufficiency and housing affordability.
• Health/Environment Opportunity: A relative measure of how well communities meet the
health needs of their constituents, in the form of access to health care and other healthrelated environments.
• Civic Life Opportunity: Measures the relative social and political stability of an area, in the
form of neighborhood stability (living in same residence for one year) and US citizenship.
As Figures 3-3 and 3-4 show below, the majority of the City of Rialto is classified as low to moderate
opportunity. This indicates a low level of relative opportunities that residents achieve as well as low
levels of relative opportunities that Rialto provides. While the majority of the census tracts within
the City are areas of low to moderate opportunities, there is a census tract in the ROI People Index
shown as green or high opportunity. Figure 3-3 identifies the lowest and highest opportunity census
tracts showing that persons living within these two areas have low/high achievement opportunity
for economic, health, and housing.
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Figure 3-3: Regional Opportunity Index, People – City of Rialto

Source: UC Davis Center for Regional Change and Rabobank, 2014.
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Figure 3-4: Regional Opportunity Index, Place – City of Rialto

Source: UC Davis Center for Regional Change and Rabobank, 2014.
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Figure 3-4 displays the opportunity that different census tracts can provide. The map also notes that
majority of the City is classified as low opportunity. The southern region of the City has the highest-relative
opportunity ratings – moderate opportunity. This provides a slightly higher level of opportunity than the
rest of the City for civic life, health, and economic opportunity.

T CAC/HCD Distribution of Private and Public Resources
Additionally, the Department of Housing and Community Development (HCD) together with the California
Tax Credit Allocation Committee (TCAC) established the California Fair Housing Task Force to provide
research, evidence-based policy recommendations, and other strategic recommendations to HCD and
other related state agencies/departments to further the fair housing goals (as defined by HCD). The Task
force developed the TCAC/HCD Opportunity Area Maps to understand how public and private resources
are spatially distributed. The Task force defines opportunities as pathways to better lives, including health,
education, and employment. Overall, opportunity maps are intended to display which areas, according to
research, offer low-income children and adults the best chance at economic advancement, high
educational attainment, and good physical and mental health.
According to the Task Force’s methodology, the tool allocates the 20 percent of the tracts in each region
with the highest relative index scores to the “Highest Resource” designation and the next 20 percent to
the “High Resource” designation. Each region then ends up with 40 percent of its total tracts as “Highest”
or “High” resource. These two categories are intended to help State decision-makers identify tracts within
each region that the research suggests low-income families are most likely to thrive, and where they
typically do not have the option to live—but might, if given the choice. As shown in Figure 3-5 below the
City of Rialto is classified as low to moderate resource areas. The TCAC/HCD Opportunity Map also
identifies two areas of high segregation and poverty within Rialto. The City of Rialto is committed to
exploring programs and avenues to increase housing access and opportunity to both existing residents,
future residents, and households in nearby areas.
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Figure 3-5: TCAC/HCD Opportunity Map – City of Rialto

Source: California Tax Credit Allocation Committee and Department of Housing and Community Development, 2020

Access to T ransit
AllTransit explores metrics that reveal the social and economic impact of transit, specifically looking at
connectivity, access to jobs, and frequency of service. According to the data provided in Table 3-17, Rialto
scored a 6.0 AllTransit performance score, illustrating a moderate to high combination of trips per week
and number of jobs accessible that enable a moderate number of people to take transit to work. By
comparison, the cities of Fontana, Colton, and San Bernardino scored lower AllTransit scores. The city of
San Bernardino is the only nearby city which scored higher than Rialto, with an AllTransit score of 6.7.
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Jurisdiction
Fontana
Rialto
San Bernardino
Colton
San Bernardino
County

Table 3-17: Opportunity Indicator – Transit
Tr ansit Trips
AllTransit
Transit Routes
P er Week
Jobs Accessible
Commuters
P erformance
within 1/2
within 1/2
in 30-min trip Who Use Transit
Sc ore
Mile
Mile
5.5
1,592
46,136
1.99%
4
6 .0
1 ,147
4 4 ,123
1 .98%
2
6.7
2,483
74,028
2.38%
6
5.9
1,715
84,703
1.7%
3
4.4

1,098

44,660

1.57%

3

Source: All transit, American Community Survey 2019.

Figure 3-6: AllTransit Performance Score – City of Rialto

Source: AllTransit Metrics, ACS 2017.

Environmental Justice
The California Office of Environmental Health Hazard Assessment (OEHHA) developed a screening
methodology to help identify California communities disproportionately burdened by multiple sources of
pollution called the California Communities Environmental Health Screening Tool (CalEnviro Screen). In
addition to environmental factors (pollutant exposure, groundwater threats, toxic sites, and hazardous
materials exposure) and sensitive receptors (seniors, children, persons with asthma, and low birth weight
infants), CalEnviro Screen also takes into consideration socioeconomic factors. These factors include
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educational attainment, linguistic isolation, poverty, and unemployment. Research has shown a
heightened vulnerability of people of certain ethnicities and lower socioeconomic status to environmental
pollutants.
Figure 3-7 below displays mapped results of the CalEnviro Screen in Rialto and surrounding region. The
map shows that all of the City is primarily high scoring. High scores signify high pollution burdens in the
City. Table 3-18 below identifies the census tract with the highest burden percentile and Table 3-19
identifies the census tract with the lowest burden percentile; both census tracts are outlined in blue.
Table 3-18: CalEnviro Screen 3.0 – Census Tract 6071004004, Rialto
P ollutant
P ercentile*
Health Risk/Burden
P ercentile*
Ozone
100
Asthma
63
PM 2.5
78
Low Birth Weight
87
Diesel
98
Cardiovascular Rate
64
Pesticides
93
Education
85
Toxic Releases
67
Linguistic Isolation
68
Traffic
7
Poverty
79
Drinking Water
94
Unemployment
79
Cleanups
96
Housing Burden
17
Groundwater Threats
98
Hazardous Waste
99
Impaired Water
15
Solid Waste
99
*Percentile derived using a weighted scoring system to determine average pollution burden/
socioeconomic scores relative to other census tracts.
Source: CalEnviro Screen 3.0 Map Tool, June 2018 Update. Accessed June 8, 2021.

Table 3-19: CalEnviro Screen 3.0 – Census Tract 6071003605, Rialto
P ollutant
P ercentile*
Health Risk/Burden
P ercentile*
Ozone
98
Asthma
50
PM 2.5
93
Low Birth Weight
69
Diesel
77
Cardiovascular Rate
55
Pesticides
0
Education
72
Toxic Releases
70
Linguistic Isolation
64
Traffic
19
Poverty
70
Drinking Water
84
Unemployment
76
Cleanups
0
Housing Burden
71
Groundwater Threats
0
Hazardous Waste
0
Impaired Water
0
Solid Waste
0
*Percentile derived using a weighted scoring system to determine average pollution burden/
socioeconomic scores relative to other census tracts.
Source: CalEnviro Screen 3.0 Map Tool, June 2018 Update. Accessed June 8, 2021.
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Figure 3-7: CalEnviro Screen, City of Rialto Region

Identified Census Tracts with the highest/lowest
pollution burden

Source: CalEnviro Screen 3.0 Map Tool, June 2018. Accessed June 29, 2021 .
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3. Discussion of Disproportionate Housing Needs
The analysis of disproportionate housing needs within Rialto evaluated existing housing need, need of the
future housing population, and units within the community at-risk of converting to market-rate.

Existing Needs
As described in Section 3.F of this Housing Element, the Housing Authority of the County of San Bernardino
(HACSB) administers Section 8 Housing Choice vouchers within the City of Rialto. For the year 2020, there
were 355 Section 8 voucher holders within the community of Rialto. Additionally, the HACSB stated in its
2020 Annual Report that it has a 77,687-person waitlist to receive Section 8 Housing Choice vouchers
across the County.
Housing Needs in Rialto
A variety of factors affect housing needs for different households. Most commonly, disability, household
income and household characteristics shape the type and size of housing units needed, as well as
accessibility based on existing units in a City. Table 3-20 through 3-27 display data for demographic
characteristics of Rialto, as compared to the County of San Bernardino and the State of California. A
detailed analysis of the Rialto community demographics is outlined in Section 2: Community Profile of
this Housing Element.
Table 3-20 displays the data for persons with disabilities in the City, County, and State. Overall, about 10
percent of the California population reports having at least one disability. Both the County and City have
similar demographics with 11 percent and 9.5 percent reporting a disability, respectively. Of the Rialto
residents who report a disability, those with an ambulatory disability represent the largest percentage.
The County and State both also have the highest percentage of persons with ambulatory difficulties. Ease
of reasonable accommodation procedures and opportunity for accessible housing can provide increased
housing security for the population with disabilities.
Table 3-20: Population by Disability Type, Compared by Geography
Disability
City of Rialto
County of San Bernardino
Hearing Difficulty
1.9%
2.9%
Vision Difficulty
1.8%
2.2%
Cognitive Difficulty
4.3%
4.6%
Ambulatory Difficulty
5.5%
6.3%
Self-Care Difficulty
2.6%
2.6%
Independent Living Difficulty
4.9%
5.7%
Total with a Disability
9 .5%
11%

State of California
2.9%
2%
4.3%
5.8%
2.6%
5.5%
1 0 .6%

Source: American Community Survey, 5-Year Estimates, 2019.

Table 3-21 and 3-22 display household types and income data for the City, County, and State. Overall, the
City has the largest percentage of family households compared to the County and the State; this includes
family households and those with related children under the age of 18. Of the three jurisdictions, the State
has the largest percentage of non-family households and households with at least one person over the
age of 60.
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Regarding household income, the City has a lower median household income compared to the County
and the State. As Table 3-22 shows, about half of Rialto’s households earn incomes between $35,000 and
$99,999. Households earning over $100,000 represent 24.5 percent in the City, 28.5 percent in the County,
and 37.7 percent in the State.
Table 3-21: Population by Familial Status, Compared by Geography
Familial Status
City of Rialto
County of San Bernardino
Family Households
82.6%
76.5%
Married-Couple Family Households
54%
52.1%
With Related Children <18 Years
50.8%
41.4%
Non-Family Households
17.4%
23.5%
Households with One or More People
36.4%
37.2%
65 Years+
Total Households
2 6 ,033
6 36,041

State of California
68.7%
49.8%
34%
31.3%
39.1%
1 3 ,044,266

Source: American Community Survey, 5-Year Estimates, 2019.

Table 3-22: Household by Income, Compared by Geography
Household Income
City of Rialto
County of San Bernardino
Less than $10,000
3.9%
5.0%
$10,000-$14,999
3.9%
4.6%
$15,000-$24,999
9.4%
8.6%
$25,000-$34,999
8.9%
9.1%
$35,000-$49,999
12.9%
12.2%
$50,000-$74,999
21.0%
18.1%
$75,000-$99,999
15.5%
13.9%
$100,000-$149,999
15.8%
16.0%
$150,000-$199,999
6.2%
7.1%
$200,000 or More
2.5%
5.4%
Median Income
$ 61,518
$ 63,362

State of California
4.8%
4.1%
7.5%
7.5%
10.5%
15.5%
12.4%
16.6%
8.9%
12.2%
$ 75,235

Source: American Community Survey, 5-Year Estimates, 2019.

Table 3-23 displays data for households experiencing overpayment or cost burden in the City, County, and
State. Displacement is a potential consequence of housing cost which may also result in limited access
essential goods and employment. Among the jurisdictions compared, the percentage of households that
experience a cost burden greater than 30 percent is highest in the City by a small percentage. Cost burden
over 50 percent is approximately the same for the City, County, and State. Increased opportunity for
affordable housing and housing assistance funds help to prevent cost burden on households.
Table 3-23: Household by Overpayment, Compared by Geography
O verpayment/Cost Burden
City of Rialto
County of San Bernardino
Cost Burden > 30%
41.8%
40.1%
Cost Burden > 50%
19%
19%
Cost Burden Not Available
0.7%
1.5%

State of California
40.1%
19.4%
1.4%

Source: Consolidated Planning/CHAS Data, 2013- 2017.
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Table 3-24 displays data for household tenure (owner versus renter) for the City, County, and State.
Homeownership is a crucial foundation for helping families with low incomes build strength, stability, and
independence. The opportunity for transition into the homebuyer’s market is important for persons and
households in different communities, homeownership allows for increased stability and opportunity to
age in place. Table 3-24 shows that the City has the highest rate of homeownership compared to the
County and State.
Table 3-24: Household by Tenure, Compared by Geography
Household Tenure
City of Rialto
County of San Bernardino
Owner Households
63.4%
59.8%
Renter Households
36.6%
40.2%
Total Occupied Housing Units
2 6 ,033
6 36,041

State of California
54.8%
45.2%
1 3 ,044,266

Source: American Community Survey, 5-Year Estimates, 2019.

Table 3-25 displays data for overcrowding in the City, County, and State. Overcrowding is defined as
between 1.01 and 1.5 persons per room in a household, and severe overcrowding is defined as more than
1.51 persons per room. Overcrowding often occurs when nonfamily members combine incomes to live in
one household, such as college students and roommates, it also occurs when there are not enough sizeappropriate housing options for large or multigenerational families. The City experiences higher rates of
overcrowding and severe overcrowding compared to the County and the State. Overcrowding is also
shown to occur more often in renter households rather than owner households. In Rialto, owner
households that are severely overcrowded represent 1.9 percent of all households, while renter
households that are severely overcrowded represent 5.9 percent of all households.
Table 3-25: Households by Overcrowding, Compared by Geography
O vercrowding and Tenure
City of Rialto
County of San Bernardino
O wner Households
Overcrowded
8.5%
4.1%
Severely Overcrowded
1.9%
1.3%
Renter Households
Overcrowded
17.3%
9.9%
Severely Overcrowded
5.9%
4%

State of California
3%
1%
8.1%
5.3%

Source: American Community Survey, 5-Year Estimates, 2019.

Housing Stock in Rialto
Tables 3-26 and 3-27 display comparative housing stock data for the City, County, and State. Table 3-26
below shows data for occupied housing units by type. A variety of housing stock provides increased
opportunity in communities for different household sizes and types. The majority (70.8 percent) of
housing stock in Rialto is classified as one-unit, detached housing, or single-family housing and 8.9 percent
of Rialto’s housing stock includes at least 10 units. The County has a very similar housing stock with 70
percent single-family units and 9.5 percent multi-family developments with at least 10 units. In
comparison, the State has 57.7 single-family housing units and about 17 percent multi-family
developments with at least 10 units.
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Table 3-26: Occupied Housing Units by Type, Compared by Geography
Housing Unit Type
City of Rialto
County of San Bernardino
1, Detached
70.8%
70.7%
1, Attached
2%
3.9%
2 Units
0.5%
1.5%
3 or 4 Units
7.1%
4.5%
5 to 9 Units
4.3%
4%
10 to 19 Units
2.8%
3.1%
20 or More Units
6.1%
6.4%
Mobile Home or Other Type of Housing
6.4%
5.8%

State of California
57.7%
7%
2.4%
5.5%
6%
5.2%
12.3%
3.8%

Source: American Community Survey, 5-Year Estimates, 2019.

Table 3-27 below displays housing stock by year built for the City, County, and State. Older housing
generally requires more upkeep, regular maintenance and can cause a cost burden on both renters and
homeowners. A majority of the City’s housing stock was built between 1960 and 1989 (61.3 percent). The
County has a similar history of residential development, with over half built in the same decades. Overall,
increased numbers of older housing can lead to displacement, cost burden, and substandard living
conditions.
Housing Unit Type
Built 2014 or later
Built 2010 to 2013
Built 2000 to 2009
Built 1990 to 1999
Built 1980 to 1989
Built 1970 to 1979
Built 1960 to 1969
Built 1950 to 1959
Built 1940 to 1949
Built 1939 or earlier

Table 3-27: Housing Unit by Type, Compared by Geography
City of Rialto
County of San Bernardino
0.3%
1.6%
2.4%
1.9%
5.7%
14.1%
13.3%
13.1%
32%
22.7%
15.5%
17.2%
13.8%
10.4%
13.6%
11.5%
1.1%
3.9%
2.3%
3.6%

State of California
1.7%
1.7%
11.2%
10.9%
15%
17.6%
13.4%
13.4%
5.9%
9.1%

Source: American Community Survey, 5-Year Estimates, 2019.

Future Growth Needs
The City’s future growth need is based on the RHNA production of 2,218 very low and 1,206 low-income
units within the 2021-2029 planning period. Appendix B of this Housing Element shows the City’s ability
to meet its 2021-2029 RHNA need at all income levels. This demonstrates the City’s ability to
accommodate the anticipated future affordable housing needs of the community.

Displacement Risk
The potential for economic displacement risk can result from a variety of factors, including large-scale
development activity, neighborhood reinvestment, infrastructure investments, and changes in local and
regional employment opportunity. Economic displacement can be an inadvertent result of public and
private investment, where individuals and families may not be able to keep pace with increased property
values and market rental rates.
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Affordable covenants help to ensure that certain housing units remain affordable for an extended period
of time. Covenants help balance the housing market in a community and provide lasting affordable
options to low and very low-income households.
Table 3-28 below provides a list of 1,037 housing units with affordability covenants, of which 287 housing
units are at-risk of converting to market-rate between 2021 and 2031. Consistent with the requirements
to analyze the impacts of the potential conversion of these units to market-rate units, this section provides
an analysis of preservation of assisted housing units at-risk of conversion.
Assisted Units “At-Risk” of Conversion
Jurisdictions are required by State Housing Element Law to analyze government-assisted housing that is
eligible to convert from lower income to market rate housing over the next 10 years. State law identifies
housing assistance as a rental subsidy, mortgage subsidy or mortgage insurance to an assisted housing
development. Government assisted housing may convert to market rate housing for several reasons,
including expiring subsidies, mortgage repayments, or expiration of affordability restrictions. This section
will provide:
•
•
•
•
•

An inventory of assisted housing units that are at risk of converting to market-rate housing,
An analysis of the costs of preserving and/or replacing these units,
Resources that could be used to preserve at-risk units,
Program efforts for preservation of at-risk housing units, and
Quantified objectives for the number of at-risk units to be preserved during the Housing Element
planning period.

2021-2029 City of Rialto Housing Element – Section 3: Housing Constraints, Resource, and AFFH

3-51

Table 3-28: City of Rialto Assisted Housing Covenants (2021-2031)
Assisted
Assistance
Earliest Possible
P roject Name
Total Units
Units
P rogram
Date of Conversion
Federally Assisted Units
Southpointe Villa
99
100
Section 8
June 2041
302 W. Merrill (1-bdr units)
Willow Village
100
100
Section 8
December 2033
1150 N. Willow
Nonprofit Units
TELACU La Paz
69
70
PRAC/202
2061
164 W. Merrill Ave. (1-bdr units)
TELACU Tierra Serrano
74
75
PRAC/202/HOME
February 2032
773 W. Foothill Blvd.
TELACU Rio Alto Senior Apartments
74
75
PRAC/202
2067
545 Bloomington Ave. (1-bdr units)
Citrus Grove Apartments
1432 N. Willow Ave.
150
152
LIHTC
2062
(100 2-bdr units, 52 3-bdr units)
Citrus Grove – Phase #2
41
42
LMH, TC
2065
Vista Cascade
433 W. Cascade Dr.
41
42
LIHTC
December 2024
(38 2-bdr units, 4 3-bdr units)
Ramrod Mobile Home Park
Former RDA/Non- Held by nonprofit
101
202
1010 N. Terrace Ave.
Housing Funds
2031
The Crossing (Natl. CORE)
Held by nonprofit
99
100
LIHTC
177 West South Street
2029
Park Place Rialto
30
32
LIHTC/former RDA
December 2026
385 W. Jackson St.
Renaissance Villages (Natl. CORE)
143
144
LIHTC/former RDA
2069
220 N. Glenwood
Former RDA &
Park Place #2
8
8
December 2026
NSP
Park Place #3
8
8
NSP
December 2028
Total Units
1 ,037
1 ,049
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Inventory of At-Risk Units
There are several assisted housing units in Rialto at-risk of converting to market-rate between 2021 and
2031. These units are listed in Table 3-29.
Table 3-29: Units “At-Risk” of Conversion (2021-2031)
Assisted
Assistance
Project Name
Total Units
Units
Program
Nonprofit Units
Vista Cascade
433 W. Cascade Dr.
41
42
LIHTC
(38 2-bdr units, 3 3-bdr units)
Ramrod Mobile Home Park 1
Former RDA/Non101
202
1010 N. Terrace Ave.
Housing Funds
The Crossing (Natl. CORE)
177 West South Street
99
100
LIHTC
(48 2-bdr units, 51 3-bdr)
Former RDA &
Park Place #2 1
8
8
NSP
Park Place #3 1
8
8
NSP
Total Units
257
259

Earliest Possible
Date of Conversion

December 2024
Held by nonprofit
2031
Held by nonprofit
2029
December 2026
December 2028

1. Breakdown of number of units by bedrooms is unavailable – units assumed at one-bedroom.

The City has provided policy programs in Section 4: Housing Plan that address the preservation of the units
listed in the table above.

Cost of Preservation of Units
While there are many options to preserving units including providing financial incentives to project
owners to extend lower income use restrictions, purchasing affordable housing units by a non-profit or
public agency, or providing local subsidies to offset the difference between the affordable and market
rate units, the strategy considered below is to provide local rental subsidy to residents. The rent subsidy
would provide financial assistance to residents if their affordable units converted to market rate. To
determine the subsidy needed, Fair Market Rents were compared to market rate rents.
Table 3-30: 2020 HUD Fair Market Rent
Size of Unit
Efficiency
1-Bedroom
2-Bedroom
3-Bedroom
4-Bedroom

Fair Market Rent
$1,062
$1,202
$1,509
$2,065
$2,542

Source: HUD FY 2022 Fair Market Rent Documentation System – Riverside-San Bernardino-Ontario MSA
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Unit Size
Efficiency
1-Bedroom
2-Bedroom
3-Bedroom
4-Bedroom

Table 3-31: Estimated Monthly Subsidy to Preserve “At-Risk” Units
Monthly Rents
Number of
Monthly
Fair Market
Difference
2
Units
At-Risk
Subsidy
Market
Rate
Rents1
$1,062
$1,165
0
$0
$0
$1,202
$1,581
117
$379
$44,343
$1,509
$1,882
86
$373
$32,078
$2,065
$2,349
54
$284
$15,336
$2,542
NA
0
$0
$0
TO TAL

Annual
Subsidy
$0
$532,116
$384,936
$184,032
$0
$ 1 ,101,084

Source:
1. HUD FY 2022 Fair Market Rent Documentation System – Riverside-San Bernardino-Ontario MSA
2. Kimley-Horn and Associate Analysis – based on apartments listed for rent across nine properties on August 11, 2021.

Cost of Replacement of Units
The City of Rialto can also consider the cost of replacing the units with new construction. Construction
cost estimates include all hard and soft costs associated with construction in addition to per unit land
costs. The analysis assumes the replacement units are apartments with concrete block with steel frame
buildings and parking provided on-site. Square footage estimates are based on estimated size of units to
be replaced and assume housing units are developed on multi-family zoned properties. Land costs have
been determined on a per unit basis.

Size of Unit
Efficiency
1-Bedroom
2-Bedroom
3-Bedroom
4-Bedroom

Table 3-32: Replacement Cost by Unit Type
Cost Per Square Foot1
Average Square Foot/Unit2
131.24
567

131.24
131.24
131.24
131.24

Replacement Cost/Unit3
$74,413

754

$98,955

948

$124,416

1,143

$150,007

NA

NA

Source:
1. International Code Council – August 2020 Report.
2. Kimley-Horn and Associate Analysis – based on apartments listed for rent across nine properties on August 11, 2021.
3. Includes financing and land acquisition costs of $30,000 per unit.

Size of Unit
Efficiency
1-Bedroom
2-Bedroom
3-Bedroom
4-Bedroom

Table 3-32: Replacement Cost of “At-Risk” Units
Replacement Cost/Unit
Number of Units
$74,413
0
$98,955
117
$124,416
86
$150,007
54
NA
0
TO TAL

Total Replacement Cost
$0
$11,577,735
$10,699,776
$8,100,378
$0
$ 30,377,889
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Resources to Preserve At-Risk Units
A variety of programs exist to help cities acquire, replace, or subsidize at-risk affordable housing units.
The following summarizes financial resources available:
•

•

•

•

•

•

•

Community Development Block Grant (CDBG) – CDBG funds are awarded to cities on a formula
basis for housing activities. The primary objective of the CDBG program is the development of
viable communities through the provision of decent housing, a suitable living environment and
economic opportunity for principally low- and moderate-income persons. Eligible activities
include administration, fair housing, energy conservation and renewable energy sources,
assistance for economic development, public facilities and improvements and public services.
HOME Investment Partnership – Local jurisdiction can receive funds by formula from the
Department of Housing and Urban Development (HUD) to increase the supply of decent, safe,
sanitary, and affordable housing to lower income households. Eligible activities include housing
acquisition, rehabilitation, and development, homebuyer assistance, and rental assistance.
Section 8 Rental Assistance Program – The Section 8 Rental Assistance Program provides rental
assistance payments to owners of private, market rate units on behalf of very low-income tenants,
senior citizens, disabled and/or handicapped persons, and other individuals for securing
affordable housing.
Section 202/811 Program – Non-profit and consumer cooperatives can receive no-interest capital
advances from HUD under the Section 202 program for the construction of very low-income rental
housing with the availability of supportive services for seniors and persons with disabilities. These
funds can be used in conjunction with Section 811, which can be used to develop group homes,
independent living facilities and immediate care facilities. The capital advance funding can also
provide project rental assistance for the properties developed using the funds. Eligible activities
include acquisition, rehabilitation, new construction, and rental assistance.
California Housing Finance Agency (CalHFA) Multifamily Programs – CalHFA’s Multifamily
Programs provide permanent financing for the acquisition, rehabilitation, and preservation of
new construction of rental housing that includes affordable rents for low- and moderate-income
families and individuals. One of the programs is the Preservation Loan program which provides
acquisition/rehabilitation and permanent loan financing designed to preserve or increase the
affordability status of existing multifamily housing projects.
Low-Income Housing Tax Credit (LIHTC) – This program provides tax credits to individuals and
corporations that invest in low-income rental housing. Tax credits are sold to those with high tax
liability and proceeds are used to create housing. Eligible activities include new construction,
rehabilitation, and acquisition of properties.
California Community Reinvestment Corporation (CCRC) – The California Community
Reinvestment Corporation is a multifamily affordable housing lender whose mission is to increase
the availability of affordable housing for low-income families, seniors, and residents with special
needs by facilitating private capital flow from its investors for debt and equity to developers of
affordable housing. Eligible activities include new construction, rehabilitation, and acquisition of
properties.
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Qualified Entities to Preserve
The following organizations have the experience and capacity to potentially assist in preserving at-risk
units:
• Century Housing
• Coalition for Economic Survival
• Community Partnership Development Corporation
• Housing Corporation of America
• Jamboree Housing Corporation
• Neighborhood Housing Services of the Inland Empire (NHSIE)
• Nexus for Affordable Housing, Inc.
• Poker Flats Investors LLC
• American Family Housing
• Southern California Housing Development Corporation
• Be.group
Quantified Objectives
Housing Element law requires that cities establish the maximum number of units that can be preserved
over the planning period. The City’s objective it to preserve the 257 affordable housing units “at-risk” of
converting to market rate through policy programs provided in Section 4: Housing Plan.

SB 330
Effective January 1, 2020, Senate Bill 330 (SB 330) aims to increase residential unit development, protect
existing housing inventory, and expedite permit processing. Under this legislation, municipal and county
agencies are restricted in ordinances and polices that can be applied to residential development. The
revised definition of “Housing Development” now contains residential projects of two or more units,
mixed-use projects (with two-thirds of the floor area designated for residential use), transitional,
supportive, and emergency housing projects. SB 330 sets a temporary 5-year prohibition of residential
density reduction associated with a “housing development project”, from January 1, 2020, to January 1,
2025. For example, during this temporary prohibition, a residential triplex cannot be demolished and
replaced with a duplex as this would be a net loss of one unit.
The City has not identified any sites as part of its housing sites strategy, as outlined in Appendix B’s Sites
Analysis, that have existing residential uses. All sites identified within this element are either vacant or
have existing non-residential uses with a propensity to redevelop as housing.

4. Assessment of Contributing Factors to Fair Housing in Rialto
In addition to the identified AI impediments and as detailed above, the City of Rialto experiences the
following contributing factors to fair housing:
•

There is one racially or ethnically concentrated census tracts (R/ECAPS) within Rialto as identified
by HUD. These identified census tracts have at least 50 percent non-white populations with a
poverty rate that exceeds 40 percent and/or is three or more times the average tract poverty rate
for the metropolitan area.
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•

•

The UC Davis Regional Opportunity Index shows that the majority of residents within Rialto have
low to moderate achievement opportunities and access to opportunities. Additionally, analysis of
the TCAC/HCD Opportunity Area Maps show that the majority of the City is categorized as low to
moderate resource, meaning there is low access to essential resources for existing residents.
The City has demonstrated the ability to meet the anticipated future affordable housing needs of
the community through the designation of sites to meet the very low- and low-income RHNA
allocation (Appendix B). These sites are dispersed through the City.

5. Analysis of Sites Pursuant to AB 686
AB 686 requires that jurisdictions identify sites throughout the community in a manner that is consistent
with its duty to affirmatively further fair housing. The site identification requirement involves not only an
analysis of site capacity to accommodate the RHNA (provided in Appendix B), but also whether the
identified sites serve the purpose of replacing segregated living patterns with truly integrated and
balanced living patterns, transforming racially and ethnically concentrated areas of poverty into areas of
opportunity.
Figures 3-8 through 3-10 below identify the sites to accommodate future housing, as identified in the
adequate sites analysis, overlaid on demographic data using AFFH data layers for segregation and
integration provided through HCD’s AFFH data and mapping resources.
•
•
•

Figure 3-8 – Rialto Proposed RHNA Sites, Hispanic/Latino, 2018
Figure 3-9 – Rialto Proposed RHNA Sites, Non-White Population 2018
Figure 3-10 – Rialto Proposed RHNA Sites, Low and Moderate Income, 2015

Figure 3-8 shows the proposed candidate sites to meet the RHNA for Rialto in relation to the location of
residents of Hispanic origin. These sites take into consideration access to vital goods, services, and public
transportation and are therefore ideal areas for the City to focus much of its future housing growth. It is
anticipated that accessory dwelling unit (ADU) growth, including growth for affordable ADUs, will occur
in the less dense areas of the community. Figure 3-8 shows the following findings:
•

•

•

61 proposed sites to accommodate the RHNA allocation (totaling 8,512 potential units, or 40% of
the total potential units) are located within block groups that have a percentage of the population
that identifies as Hispanic between 40 and 60 percent. Of those units, 58 are proposed as
affordable to low and very low incomes.
174 proposed sites to accommodate the RHNA allocation (totaling 9,077 potential units, or 43%
of the total potential units) are located within block groups that have a percentage of the
population that identifies as Hispanic between 60 and 80 percent. Of those units, 3,006 are
proposed as affordable to low and very low incomes.
70 proposed sites to accommodate the RHNA allocation (totaling 3,435 potential units, or 16% of
the total potential units) are located within block groups that have a percentage of the population
that identifies as Hispanic above 80 percent. Of those units, 1,879 are proposed as affordable to
low and very low incomes.

The data shows that the proposed candidate sites to meet the RHNA allocation are dispersed throughout
the community with an emphasis on locating units where there is a high level of access to important public
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services and transit. The distribution of potential units does not disproportionately impact areas with
larger concentrations of the Hispanic population.
Figure 3-8: Rialto Proposed RHNA Sites, Hispanic/Latino, 2018

Sources: City of Rialto, HCD AFFH Data Viewer (March 2021)
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Figure 3-9 shows the proposed candidate sites to meet the RHNA for Rialto in relation with census data
showing the percentage of the population within each block group that is Non-white. Figure 3-9 shows
the following findings:
•

•

57 proposed sites to accommodate the RHNA allocation (totaling 8,407 potential units, or 40% of
the total potential units) are located within block groups that have a percentage of the population
that identifies as Non-White between 60 and 80 percent. None are proposed as affordable to low
and very low incomes.
248 proposed sites to accommodate the RHNA allocation (totaling 12,617 potential units, or 60%
of the total potential units) are located within block groups that have a percentage of the
population that identifies as Non-White above 80 percent. Of those units, 4,943 are proposed as
affordable to low and very low incomes.

The data shows that the proposed candidate sites to meet the RHNA allocation are dispersed throughout
the community with an emphasis on locating units where there is a high level of access to important public
services and transit. The distribution of potential units does not disproportionately impact areas with
larger concentrations of Non-white populations.
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Figure 3-9: Rialto Proposed RHNA Sites, Non-White, 2018

Sources: City of Rialto, HCD AFFH Data Viewer (March 2021)
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Figure 3-10 shows location of proposed candidate sites to meet the RHNA for Rialto in comparison with
census data showing the percentage of the population within each block group who is categorized as low
income or moderate income by the American Community Survey. Figure 3-10 shows the following
findings:
•

•

•

•

57 proposed sites to accommodate the RHNA allocation (totaling 8,407 potential units, or 40% of
the total potential units) are located within block groups that have a percentage of the population
that identifies as low-and moderate-income below 10 percent. Of those units, none are proposed
as affordable to low and very low incomes.
103 proposed sites to accommodate the RHNA allocation (totaling 7,308 potential units, or 35%
of the total potential units) are located within block groups that have a percentage of the
population that identifies as low-and moderate-income between 25 and 50 percent. Of those
units, 2,122 are proposed as affordable to low and very low incomes.
71 proposed sites to accommodate the RHNA allocation (totaling 4,223 potential units, or 20% of
the total potential units) are located within block groups that have a percentage of the population
that identifies as low-and moderate-income between 50 and 75 percent. Of those units, 2,327 are
proposed as affordable to low and very low incomes.
74 proposed sites to accommodate the RHNA allocation (totaling 1,086 potential units, or 5% of
the total potential units) are located within block groups that have a percentage of the population
that identifies as low-and moderate-income above 75 percent. Of those units, 494 are proposed
as affordable to low and very low incomes.

The data shows that the proposed candidate sites to meet the RHNA allocation are evenly dispersed
throughout the community with an emphasis on locating units where there is a high level of access to
important public services and transit. The distribution of potential units provides increased opportunities
for low-income housing in areas with higher rates of low-income persons.
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Figure 3-10: Rialto Proposed RHNA Sites, Low- and Moderate-Income Households 2015

Sources: City of Rialto, HCD AFFH Data Viewer (March 2021)
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6. Analysis of Fair Housing Priorities and Goals
Section 4: Housing Plan of the Housing Element provides various Goals and Programs Actions that seek
to “Promote equal opportunity for all residents to reside in the housing of their choice.” Specific Policies
and Programs include the following:
Policy 5.1: Continue to enforce fair housing laws prohibiting arbitrary discrimination in the building,
financing, selling, or renting of housing based on race, religion, family status, national origin, disability, or
other protected class.
Policy 5.2: Ensure that residents are aware of their rights and responsibilities regarding fair housing.
Policy 5.3: Continue to cooperate with the Inland Mediation Board to enforce fair housing laws and
provide fair housing education services.
Policy 5.4: Affirmatively Further Fair Housing in Rialto.
•
•
•
•
•
•
•

Housing Program 5A: Affirmatively Furthering Fair Housing
Housing Program 5B: Fair Housing Services
Housing Program 5C: Reasonable Accommodation
Housing Program 5D: Emergency Shelters, Transitional and Supportive Housing
Housing Program 5E: Supportive Housing / Low Barrier Navigation Centers
Housing Program 5F: Housing for Persons with Developmental Disabilities
Housing Program 5G: Agricultural Employee and Farmworker Housing

D. Housing Resources
1. Regional Housing Needs Allocation
This section of the Housing Element provides an overview of the resources available to the City to meet
their Regional Housing Needs Allocation (RHNA).

Residential Sites Inventory
Appendix B of the Housing Element includes the required site analysis tables and site information for the
vacant and non-vacant properties to meet the City’s RHNA need through the 2021-2029 planning period.
The following discussions summarize the City’s site inventory and adequate sites identification strategy.

Above Moderate- and Moderate-Income Sites
For the 2021-2029 planning period, the City’s RHNA allocation is 1,371 for moderate-income sites and
3,477 for above moderate-income sites. Utilizing the City of Rialto’s existing residentially zoned land,
projected ADU assumptions, and entitled, private specific plans, the City can fully accommodate the
moderate- and above moderate-income RHNA allocations. A breakdown of each strategy and its total
number of sites is provided in Appendix B.
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Analysis of the City’s Existing Capacity and Zoning
The Housing Element must demonstrate the City’s ability to accommodate the RHNA either through the
production or the availability of properly zoned land that can accommodate additional growth. The City
of Rialto is able to accommodate all of its moderate- and above moderate-income RHNA need through
available land with existing zoning classifications that permit residential as a primary use, existing entitled
specific plans, 5th Cycle sites, and anticipated development of ADUs. Appendix B of this Housing Element
contains a list and description of the sites designated to meet the City’s moderate- and above moderateincome need. Table 3-30 below summarizes the capacity of the sites by specific plan and income category
which can accommodate 1,204 moderate-income and 7,631 above moderate-income housing units –
these amounts exceed the City’s 2021-2029 RHNA allocations.
Table 3-30 Residential Capacity for Moderate and Above Moderate-Income Sites
Moderate-Income

Above Moderate-Income

45

9

0

55

Lytle Creek Ranch Specific Plan

623

5,637

Renaissance Specific Plan

404

875

129

1,018

2 - North Riverside Avenue

0

1

3 - Gateway Specific Plan

0

0

4 – Rialto Central Area Specific Plan

0

13

5 - Baseline Parcels

3

23

6 - Baseline Shopping Center

0

0

1 ,204

7 ,631

Accessory Dwelling Unit Projection
th

5 Cycle Sites
Entitled, Private Specific Plans

O pportunity Areas Under Existing Zoning
1 - Foothill Boulevard Specific Plan

TO TAL

Reasonable Capacity Assumptions
Reasonable capacity for sites identified to meet the City’s moderate and above moderate need was
calculated based on a number of factors, including existing zoning requirements, vacancy and total
number of units entitled, and the assumed density based on the City’s development history. Per HCD
guidance, the City has assumed a potential development density of 80 percent of the maximum permitted
where recent development history in the zoning designation is not present. Potential constraints to the
full redevelopment of the parcel, to the extent they are known, such as environmentally sensitive areas,
were considered and deductions were made where those factors decreased the net buildable area of a
parcel. For example, if a parcel contained a large slope on one side, the buildable acreage was assumed
at 50% of the gross parcel acreage. These constraints are reflected in the tables within Appendix B.
Table 3-30 above identifies the specific plans where remaining capacity is used to accommodate the
moderate and above moderate-income RHNA allocations; additional information regarding capacity on
each specific plan is detail in Appendix B.
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Accessory Dwelling Unit Production
One of the proposed methods for meeting the City’s moderate and above moderate RHNA is through the
promotion and development of accessory dwelling units (ADUs). A number of State Assembly and Senate
Bills were passed in 2019 that promote and remove barriers that may inhibit the development of ADUs
within communities. The following is a summary of those bills:
•

•

•

AB 68 and 881
o Prohibit minimum lot size requirements
o Cap setback requirements at 4’, increasing the size and location opportunities for ADUs
o Prohibit the application of lot coverage, FAR, or open space requirements that would
prevent an 800 square foot ADU from being developed on a lot
o Remove the need for replacement parking when converting an existing garage to an ADU
o Limit local discretion in establishing min and max unit size requirements
o Mandate a 60-day review period for ADU applications through a non-discretionary
process
SB 13
o Prohibit owner-occupancy requirements for 5 years
o Reduce impact fees applicable to ADUs
o Provide a program for homeowners to delay compliance with certain building code
requirements that do not relate to health and safety
AB 670
o Prohibits Homeowner’s Associations (HOAs) from barring ADUs

These bills, as well as other significant legislation relating to ADUs creates a development environment
that is likely to increase the number of ADUs developed within Rialto over the 2021-2029 planning period.
HCD has supported a strategy for estimating future development of ADUs in the City, therefore by
multiplying the average ADU development from 2018-2021 by 1.5, the City of Rialto assumes a total of
128 ADUs to be developed from 2021-2029. Utilizing the Southern California Association of Governments
(SCAG) approved ADU affordability assumptions, 74 ADUs will be allocated to the low and very low income
RHNA, 45 will be allocated to the City’s moderate income RHNA and 9 will be allocated to the above
moderate. A detailed outline of the Affordability Analysis, as approved by HCD, is available in Appendix B
of the Housing Element.
The City of Rialto estimates an increase of ADU production through both new residential development
and individual homeowners. The City believes that ADUs provide 1) increased housing opportunity for a
variety of persons in Rialto and 2) an option for seniors in multigenerational households to age in place
and remain in the City. Through the Housing Element, Rialto commits to creating an ADU tracking program
and performing a mid-cycle assessment of their ADU development performance. As stated in HCD
guidance, the City may use other justifiable analysis to calculate anticipated ADU performance. A program
detailing this Program is in Section 4: Housing Plan.
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Sites Suitable for Lower Income Housing
The State Department of Housing and Community Development (HCD) has identified 30 dwelling units an
acre as the default density, or feasible density for accommodating low- and very low-income housing.
Utilizing the City of Rialto’s existing residentially zoned land and ADU projected assumptions the City can
accommodate a portion of the very low- and low-income housing units, as summarized in Table 3-31.
Table 3-31: Residential Capacity for Very Low- and Low-Income Sites
Very Low- and Low-Income
Accessory Dwelling Unit Projection

74

5 th Cycle Sites

0

Entitled, Private Specific Plans
Lytle Creek Ranch Specific Plan

0

Renaissance Specific Plan

0

O pportunity Areas Under Existing Zoning
1,472

1 - Foothill Boulevard Specific Plan
2 - North Riverside Avenue

1

3 - Gateway Specific Plan

0

4 – Rialto Central Area Specific Plan

15

5 - Baseline Parcels

32
0

6 - Baseline Shopping Center
TO TAL

1 ,594

Vacant Parcels
Recent HCD guidance states that at least 50 percent of the City’s low- and very low-RHNA allocation should
be met on vacant sites. If the City cannot accommodate 50 percent of the units on vacant land, it is
considered an impediment to the development of affordable housing and further analysis should prove
viability of redevelopment of non-vacant sites. With an development affordability assumption of 55
percent going towards lower income housing units, the City of Rialto can accommodate 1, 753 housing
units affordable to very low- and low-income households on approximately 50.3 percent of the City’s
current vacant land.
Up-Zone/Rezone Strategy to Accommodate the Remaining Very Low-/Low-RHNA Allocation
After using residentially zoned land, specific plans, 5th Cycle sites, and ADU assumptions, the City nets
3,350 units below the 6th Cycle RHNA allocation of 3,424 combined very low- and low-income units. To
accommodate the remaining RHNA allocation, the City will need to rezone and upzone sites, or other
similar policy strategies. The strategies identified over six opportunity areas are detailed in Appendix B of
this document.

Regional Housing Needs Allocation
Future Housing Needs
Future housing need refers to the share of the regional housing need that has been allocated to the City.
The State Department of Housing and Community Development (HCD) supplies a regional housing goal
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number to the Southern California Association of Governments (SCAG). SCAG is then mandated to allocate
the housing goal to city and county jurisdictions in the region through a RHNA Plan. In allocating the
region’s future housing needs to jurisdictions, SCAG is required to take the following factors into
consideration pursuant to Section 65584 of the State Government Code:
•
•
•
•
•
•
•
•

Market demand for housing;
Employment opportunities;
Availability of suitable sites and public facilities;
Commuting patterns;
Type and tenure of housing;
Loss of units in assisted housing developments;
Over-concentration of lower income households; and
Geological and topographical constraints.

HCD, through a determination process, allocates units to each region across California. It is then up to
each region to determine a methodology and process for allocating units to each jurisdiction within that
region. SCAG adopted its final Regional Housing Needs Allocation (RHNA Plan) in March 2021. This RHNA
covers an 8-year planning period (starting in 2021) and addresses housing issues that are related to future
growth in the region. The RHNA allocates to each city and county a “fair share” of the region’s projected
housing needs by household income group. The major goal of the RHNA is to assure a fair distribution of
housing among cities and counties within the Southern California region, so that every community
provides an opportunity for a mix of housing for all economic segments.
Rialto’s share of the SCAG regional growth allocation is 8,272 new units for the current planning period
(2021-2029). Table 3-32 indicates the City’s RHNA needs for the stated planning period.
Table 3-32: City of Rialto’s RHNA Allocation for 2021-2029
Income Category (% of County AMI)
Number of Units
P ercent
Extremely Low (30% or less)
1,109
13%
1
Very Low (31 to 50%)
1,109
13%
Low (51 to 80%)
1,206
15%
Moderate (81% to 120%)
1,371
17%
Above Moderate (Over 120%)
3,477
42%
Total
8 ,272
1 00%
Note 1: Pursuant to AB 2634, local jurisdictions are also required to project the housing needs
of extremely low-income households (0-30% AMI). In estimating the number of extremely lowincome households, a jurisdiction can use 50% of the very low-income allocation or apportion
the very low-income figure based on Census data.

Summary of Sites Inventory and RHNA Obligations
The data summarized in Table 3-33 below and in Appendix B shows the City of Rialto’s ability to meet the
8,272 RHNA allocation in full capacity with a 8,710-unit buffer. Along with identifying appropriate sites to
meet the current and future housing needs, the City has established a Housing Plan to support its efforts
in providing housing opportunities for all income levels in Rialto.
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Table 3-33: Summary of RHNA Status and Sites Inventory
Very Low
Income

Low
Income

Moderate
Income

Above
Moderate
Income

Total

RHNA (2021-2029)
Units Constructed/Issued Permits in
Projection Period (Begins June 31,
2021)

2,218

1,206

1,371

3,477

8,272

0

0

0

387

387

Remaining Unmet RHNA

2 ,218

1 ,206

1 ,371

3 ,090

7 ,885

Existing Zoning – Unit Capacity
Accessory Dwelling Unit Projection

74

45

9

128

0

0

55

55

Lytle Creek Ranch Specific Plan

0

623

5,637

6,260

Renaissance Specific Plan

0

404

875

1,279

1,472

129

1,018

2,619

2 - North Riverside Avenue

1

0

1

2

3 - Gateway Specific Plan

0

0

0

0

4 – Rialto Central Area Specific Plan

15

0

13

28

5 - Baseline Parcels

32

3

23

58

0

0

0

0

5 th Cycle Sites
Entitled, Private Specific Plans

O pportunity Areas Under Existing Zoning
1 - Foothill Boulevard Specific Plan

6 - Baseline Shopping Center

Rezone Strategies – Unit Capacity
O pportunity Areas with Rezone/Upzone Programs*
1 - Foothill Boulevard Specific Plan

1,624

155

1,224

3,003

2 - North Riverside Avenue

219

19

159

397

3 - Gateway Specific Plan

734

67

531

1,332

4 – Rialto Central Area Specific Plan

240

11

191

442

5 - Baseline Parcels

80

5

61

146

6 - Baseline Shopping Center
Total Potential Development
Capacity
Sites Surplus/Shortfall (%)

466

44

336

846

4 ,957

1 ,505

1 0 ,520

1 6 ,981

45%

10%

203%

105%

134

7,043

8,710

Sites Surplus/Shortfall (#)
1,533
* Note – unit capacity shown is the net units gained by the rezone
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E. Financial Resources
Providing an adequate supply of decent and affordable housing requires funding from various sources,
the City has access to the following funding sources.

1. Section 8 Housing Choice Voucher
The Section 8 Housing Choice Voucher program is a Federal government program to assist very lowincome families, the elderly, and the disabled with rent subsidy payments in privately owned rental
housing units. Section 8 participants are able to choose any housing that meets the requirements of the
program and are not limited to units located within subsidized housing projects. They typically pay 30 to
40 percent of their income for rent and utilities. The Housing Authority of the County of San Bernardino
administers Section 8 Housing Choice vouchers within the City of Rialto. In 2020, the County assisted
10,508 homes with vouchers, including 355 residents in Rialto through the Section 8 Program.

Community Development Block Grants (CDBG)
The Community Development Block Grant (CDBG) program provides annual grants on a formula basis to
cities to develop viable urban communities by providing a suitable living environment and by expanding
economic opportunities, principally for low- and moderate-income persons (up to 80 percent AMI). CDBG
funds can be used for a wide array of activities, including:
•

Housing rehabilitation;

•
•
•

Lead-based paint screening and abatement;
Acquisition of buildings and land;
Construction or rehabilitation of public facilities and infrastructure, and:

•

Public services for low income households and those with special needs.

Each year, the City of Rialto receives Community Development Block Grant (CDBG) funds from t he U.S.
Department of Housing and Urban Development. The City Administration is responsible for administering
these funds. These funds must be used to develop viable communities by promoting integrated
approaches that provide items such as decent housing, a suitable living environment, and expand
economic opportunities for low- and moderate-income persons.
Investment of CDBG funds in the community is guided by the City's Five-Year Consolidated Plan that
identifies the housing, community, and economic development needs of the community, the resources
available, and strategies to address identified needs. Each Annual Action Plan describes the activities to
be undertaken using CDBG funds to address Consolidated Plan strategies. Subsequent to each program
year, the City prepares a Consolidated Annual Performance and Evaluation report detailing the results of
CDBG activities.

HOME Investment Partnership Program (HOME)
The HOME program provides federal funds for the development and rehabilitation of affordable rent al
and ownership housing for households with incomes not exceeding 80-percent of area median income.
The program gives local governments the flexibility to fund a wide range of affordable housing activities
through housing partnerships with private industry and non-profit organizations. HOME funds can be used
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for activities that promote affordable rental housing and homeownership by low-income households. The
City of Rialto does not currently report receiving HOME funds.

Local Early Action Planning (LEAP) Grants
SB2 Grant
To supplement the cost of the City’s effort to update the streamlining process of affordable housing, the
City has been awarded an SB 2 Planning Grant Program grant from HCD. The SB 2 program includes
improvements to expedite local planning processes. In 2020, the City received $310,000 from the SB 2
Grant. The funding of the program is to address California’s critical housing needs by using award amounts
to accelerate housing production by streamlining the approval of affordable housing and promoting
development consistent with the State’s planning priorities, among other related activities.
LEAP Grant
The City of Rialto applied for and received a total of $500,000 from the California Department of Housing
and Community Development (HCD). LEAP Grants provide funding opportunities for jurisdictions to
update their planning documents and implement process improvements that will facilitate or accelerate
housing production to meet the 6th Cycle Regional Housing Needs Assessment (RHNA).

2. Energy Conservation
The primary uses of energy in urban areas are for transportation lighting, water heating, and space heating
and cooling. The high cost of energy demands that efforts be taken to reduce or minimize the overall level
of urban energy consumption. Energy conservation is important in preserving non-renewable fuels to
ensure that these resources are available for use by future generations. There are also a number of
benefits associated with energy conservation including improved air quality and lower energy costs .

T itle 24
The City abides by the Title 24 standards as mandated by the State. Title 24 establishes energy efficiency
standards for residential and nonresidential buildings (new structures and additions) to reduce energy
consumption. The standards are updated every three years to achieve greater efficiency and reach for
new goals.

Energy Use and Providers
Southern California Gas Company (SCG) provides natural gas service for the City. Natural gas is a “fossil
fuel” and is a non-renewable resource. Most of the major natural gas transmission pipelines within the
City are owned and operated by SCG. SCG has the capacity and resources to deliver gas except in certain
situations that are noted in state law. As development occurs, SCG will continue to extend its service to
accommodate development and supply the necessary gas lines. Electricity is provided on an as-needed
basis to customers within existing structures in the City. Southern California Edison Company (SCE) is the
distribution provider for electricity in Rialto. Every year SCE expands and improves existing facilities
according to demand.
Utility companies serving Rialto offer programs to promote efficient energy use and assist lower-income
customers. Southern California Edison participates in the Low-Income Energy Efficiency program to help
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homeowners and renters conserve energy and control costs. Eligible customers receive no-cost
weatherization, including attic insulation, energy efficient refrigerators, energy-efficient furnaces,
weather stripping, caulking, low-flow showerheads, water heater blankets, and door and building
envelope repairs which reduce air infiltration. Edison also participates in the California Alternate Rates for
Energy program, which provides a 15 percent discount on electric bills for low-income customers.
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