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TECHNICAL BACKGROUND 
REPORT 1: COMMUNITY 
PROFILE
The City of Riverside, located in the northwestern 

part of Riverside County, in the Inland Empire met-

ropolitan area, was founded in the 1870s. The City, 

named for its location beside the Santa Ana River, is 

the most populous city in the Inland Empire and in 

Riverside County, 12th most populous city in Cali-

fornia, and the 58th most populous city in the 

United States.  

Located about 50 miles east of downtown Los An-

geles, it is also part of the Greater Los Angeles area. 

The City is bordered by Moreno Valley to the east, 

Norco to the west, Jurupa Valley to the north, Col-

ton to the northeast (in San Bernardino County), 

and several Census-designated places within unin-

corporated Riverside County. 

Most of the City's residentially zoned land has al-

ready been developed with a diversity of housing 

types, including single-family homes, mobile home 

parks, townhomes, condominiums, and apartments. 

The City recently completed a major specific plan 

for the Northside neighborhood and is currently 

working to adopt changes to the Innovation District 

adjacent to Downtown. Both areas are expected to 

support substantial residential and mixed-use de-

velopment over the next few decades.  
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POPULATION 
CHARACTERISTICS 
AND TRENDS 
The following describes and analyzes the various 

population characteristics and trends in Riverside 

that affect housing need. 

POPULATION GROWTH 
According to the Census and CA Department of Fi-

nance data, Riverside’s population rose by almost 

8% from 303,871 in 2010 to an estimated 328,155 

in 2020 (Figure CP-1: Population Trend). 

The Southern California Association of Govern-

ments (SCAG) forecasts that the Riverside popula-

tion will reach 386,600 by the year 2040. This rep-

resents a growth of 17.8% or 58,445 people from 
2020. 

The chart above (Figure CP-1: Population Trend) 

describes the population trend in Riverside from 

2000 to 2020. Over this period Riverside had an 
annual growth rate of 1.3% compared to 0.7% 
for the region. 

Table CP-1: Population Growth 

Population Growth  

Jurisdiction 

Population 
% Change 

2010-2020 

Projected 
% Change 

2020-2040 2000 2010 2020 
2040 

(Projected) 
Colton 47,662 52,154 54,118 69,100 3.8% 27.7% 

Moreno Valley 142,381 193,365 208,838 256,600 8.0% 22.9% 

Corona 124,966 152,374 168,248 172,300 10.4% 2.4% 

Norco 24,157 27,063 27,564 32,100 1.9% 16.5% 

San Bernardino 185,401 209,924 217,946 257,400 3.8% 18.1% 

Riverside 255,166 303,871 328,155 386,600 8.0% 17.8% 

Riverside County 1,545,387 2,189,641 2,442,304 3,183,700 11.5% 30.4% 

 
Sources: Table E-1 City/County Population Estimates, CA Dept. of Finance, 2019; 2016-2040 RTP/SCS Final Growth Forecast by Jurisdic-
tion, SCAG 

Source: CA DOF E-5 Population and Housing Unit Estimates 
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Figure CP-1: Population Trend, 2000-2020 
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AGE COMPOSITION 
The age structure of a population is also an im-

portant factor in evaluating housing and community 

development needs and determining the direction 

of future housing development. Typically, each age 

group has distinct lifestyles, family types and sizes, 

incomes, and housing preferences. As people move 

through each stage of life, housing needs and pref-

erences change. For example, young households 

without children will have different housing prefer-

ences than middle-age households with children or 

senior households living alone. Consequently, eval-

uating the age characteristics of a community is im-

portant in determining the housing needs of resi-

dents. 

AGE DISTRIBUTION 

The share of the population of Riverside which is un-

der 18 years of age is 24.1%, which is higher than 

the regional share of 23.4%. Riverside's seniors (65 

and above) make up 10.4% of the population, which 

is lower than the regional share of 13%. 

MEDIAN AGE 

Riverside’s population is, as measured by the me-

dian age of its residents, older than in neighboring 

communities and the County as a whole. In 2018, 

Riverside’s median age was 38.8 years, while the 
County’s median age was 35.6. The proportion of 

residents aged 65+ in Riverside (14%) was the sec-

ond highest among its neighbors but saw the high-

est increase in the past 10 years from 11% to 14%. 

The proportion of residents under 18 was con-

sistent with countywide average. 

Each age group has distinct 
lifestyles, family types and 
sizes, incomes, and housing 
preferences. Evaluating the 
age characteristics of a 
community is important in 
determining the housing 
needs of residents.  

Figure CP-2: Age Composition 
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AGE TRENDS  

As shown in Table CP-2: Age Characteristics, a shift 

in the ages of Riverside residents occurred between 

2011 and 2019. The child population decreased 

somewhat while the senior population increased 

substantially. These changes in age structure repre-

sent a significant change in the age composition 
of Riverside towards an aging population, which 

could affect the housing needs of Riverside resi-

dents during the planning period. 

This trend has been taking place since 1990, when 

only 8% of Riverside residents were 65+. From 

2000 to 2010, the proportion of Riverside residents 

over 65 increased also increased from 9% to 11%. 

Overall, the senior population in Riverside has in-
creased by 6 percentage points in the past 30 
years. At the same time, the proportion of Riverside 

residents under the age of 18 has declined dramati-

cally, from 29% in 1990 to 22% in 2019.  

 

A decrease in residents aged 18-64 has also taken 

place in the last decade, with this age group de-

creasing from 66% to 64% of the population. Both 

young adult residents and older adults saw slight 

decreases between 2010 and 2018 while adults 

aged 25 to 44 saw a minimal increase. As a result, 

Riverside’s median age rose by 1.6 years be-
tween 2011 and 2019. These changes match the 

general trends seen in Riverside County in the past 

10 years, but they are more pronounced in River-

side.  

Figure CP-2 Age Composition shows the number of 

residents in each age bracket in 2019. Although 

younger age groups have declined as a share of the 

population in recent years, the figure shows that 

they still comprise large percentages. In 2019, the 

20-24-year-old age group was the single largest in 

the City, comprising an estimated 31,959 residents, 

while the 25-29-year-old age group was the second 

largest, comprising 29,384 residents. 

  

Table CP-2: Age Characteristics 

Age Characteristics (2019)  

      

Jurisdiction 

Under 18 years 65+ years Median Age 
2011 

Median Age 
2019 2011 2019 2011 2019 

Colton 16,949 15,084 3,724 5,687 28.6 31.4 

Moreno Valley 63,520 58,308 11,409 17,733 27.8 30.9 

Corona 45,578 42,253 11,188 16,466 32.0 35.0 

Norco 5,930 5,186 2,604 3,705 39.3 41.2 

San Bernardino 68,205 64,020 16,707 19,356 28.6 29.9 

Riverside 83,370 77,767 26,517 34,815 30.0 31.6 

Riverside County 616,909 614,149 252,556 340,575 33.5 35.6 

 
Source: Census, American Community Survey 2019 and 2011 (5-year estimates) 
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RACE AND ETHNICITY 
Different racial and ethnic groups often have differ-

ent household characteristics, income levels, and 

cultural backgrounds, which may affect their hous-

ing needs and preferences. Studies have also sug-

gested that different racial and ethnic groups differ 

in their attitudes toward and/or tolerance for 

“housing problems” as defined by the Federal De-

partment of Housing and Urban Development 

(HUD), including overcrowding and housing cost 

burden. According to these studies, perceptions 
regarding housing density and overcrowding 
tend to vary between racial and ethnic groups. 

Especially within cultures that prefer to live with ex-

tended family members, household size and over-

crowding also tend to increase. In general, Hispanic, 

and Asian households exhibit a greater propensity 

than White households for living with extended 

families. 

However, with the housing crisis in California and 

the recent economic challenges presented by 

COVID-19, extended family members sharing 
housing arrangements or adult children moving 
back with parents have become a trend in many 

California communities across all groups. 

Per Table CP-3: Racial Composition, the predomi-

nant racial group in Riverside is Hispanic/Latino at 
almost 54%. The White population (not including 

those that identify as Hispanic/Latino) is approxi-

mately 30%. Blacks, Asians, American Indians/Alas-

kans, Hawaiian/Pacific Islanders, and those identify-

ing as belonging to two or more groups, account for 

the remainder. 

  

Racial Composition in  
Neighboring Cities and Region (2019) 

Jurisdiction 
White  
Alone Black 

American 
Indian / 
Alaskan Asian 

Hawaiian / 
Pac Islands 

Two or 
More 

Hispanic / 
Latino 

Colton 17.9% 7.4% 1.0% 5.4% 0.1% 3.5% 67.9% 
Moreno  
Valley 

15.7% 17.5% 0.4% 6.1% 0.3% 2.9% 58.7% 

Corona 34.7% 5.7% 0.5% 11.2% 0.4% 4.6% 45.7% 
Norco 55.6% 4.7% 0.4% 4.4% 0.1% 4.0% 33.0% 
San  
Bernardino 

14.4% 14.3% 0.7% 4.1% 0.3% 4.9% 65.2% 

Riverside 29.8% 6.2% 0.8% 7.6% 0.3% 4.9% 53.7% 
Riverside 
County 

34.1% 7.3% 1.9% 7.2% 0.4% 3.6% 50.0% 

 
Sources: American Community Survey 2019 data; due to the nature of sampling data, estimated totals may not equal 100% 

Table CP-3: Racial Composition 
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EMPLOYMENT 
PROFILE 
An assessment of the needs of the community must 

take into consideration the type of employment 

held by City residents. Incomes associated with dif-

ferent jobs and the number of workers in a house-

hold determines the type and size of housing a 

household can afford. In some cases, the types of 

jobs themselves can affect housing needs and de-

mand (such as in communities with military installa-

tions, college campuses, and seasonal agriculture). 

Employment growth typically leads to strong 
housing demand, while the reverse is true when 

employment contracts.  

OCCUPATION AND LABOR 
PARTICIPATION 
The American Community Survey (ACS) provides 

information about employment, specifically the 

number of City residents by industry type, who are 

employed by businesses either outside or within 

their community. As of 2019, Educational Ser-
vices/Health Care/Social Assistance and Retail 
Trade were the two largest occupational categories 

for City residents (Table CP-4: Employment Pro-

file). These categories account for almost 36% of 

the jobs held by employed residents. Similarly, these 

categories accounted for about 34% of jobs held by 

Riverside County residents. The proportion of City 

residents in all other occupations was similar to the 

occupation profile of County residents, with a 

higher proportion of Riverside residents being 
employed in Manufacturing. 

Employment Profile (2019) 

Industry Sector 

Riverside Riverside County 

Estimate Percent Estimate Percent 

Educational services, and health care and social assistance 36,171 23.8% 216,876 21.0% 

Retail trade 18,001 11.8% 131,334 12.7% 

Manufacturing 16,527 10.9% 87,663 8.5% 

Arts, entertainment, and recreation, and accommodation and 
food services 

15,446 10.2% 117,439 11.4% 

Professional, scientific, and management, and administrative and 
waste management services 

14,620 9.6% 105,430 10.2% 

Construction 12,848 8.5% 92,614 9.0% 

Transportation and warehousing, and utilities 9,870 6.5% 68,110 6.6% 

Other services, except public administration 7,974 5.2% 53,205 5.2% 

Public administration 7,078 4.7% 49,925 4.8% 

Finance and insurance, and real estate and rental and leasing 6,571 4.3% 51,994 5.0% 

Wholesale trade 4,228 2.8% 28,905 2.8% 

Information 1,711 1.1% 14,545 1.4% 

Agriculture, forestry, fishing and hunting, and mining 944 0.6% 14,694 1.4% 

Totals 151,989   1,032,734   

 
Source: Census, American Community Survey 2019 (5-year data 2015-2019) 

    

Table CP-4: Employment Profile  
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Legal and Management occupations were the 
highest paid occupations in the Riverside County 

region in the first quarter of 2020 and had a 14% to 

21% increase in average yearly salaries from 2011 

to 2020 (Table CP-5: Average Yearly Salary by Oc-

cupation). Overall, average yearly salaries for all oc-

cupations increased by 19.7% over the same period. 

  

Average Yearly Salary by Occupation (2011/2020) 

Occupation 

Salary % Change 
(2011-2020) 2011 2020 

Legal $97,252 $117,886 21.2% 

Management $101,100 $115,670 14.4% 

Healthcare Practitioners and Technical $81,221 $100,429 23.6% 

Architecture and Engineering $77,937 $89,949 15.4% 

Computer and Mathematical $70,623 $85,434 21.0% 

Life, Physical, and Social Science $65,054 $84,995 30.7% 

Business and Financial Operations $64,623 $70,841 9.6% 

Education, Training, and Library $59,831 $68,733 14.9% 

Community and Social Services $52,175 $59,837 14.7% 

Arts, Design, Entertainment, Sports, and Media $48,373 $57,896 19.7% 

Construction and Extraction $49,236 $57,678 17.1% 

Protective Service $49,427 $57,169 15.7% 

Installation, Maintenance, and Repair $45,909 $52,052 13.4% 

Total All Occupations $43,447 $51,996 19.7% 

Office and Administrative Support $34,448 $43,346 25.8% 

Sales and Related $32,831 $41,705 27.0% 

Production $31,607 $39,858 26.1% 

Transportation and Material Moving $32,824 $38,729 18.0% 

Building and Grounds Cleaning and Maintenance $26,955 $35,403 31.3% 

Personal Care and Service $24,741 $34,054 37.6% 

Healthcare Support $28,715 $31,819 10.8% 

Food Preparation and Serving-Related $21,667 $29,429 35.8% 

Farming, Fishing, and Forestry $21,734 $28,350 30.4% 

 
Source: California Employment Development Department, Occupational Employment Statistics (OES) Q1, 2011, Q1, 2020. 

Table CP-5: Average Yearly Salary by Occupation 
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HOUSEHOLD 
CHARACTERISTICS 
The Census defines a household as all persons who 

occupy a housing unit, which may include single per-

sons living alone, families related through marriage 

or blood, and unrelated individuals living together. 

Persons living in retirement or convalescent homes, 

dormitories, or other group living situations are not 

considered households. Information on household 

characteristics is important to understand the 

growth and changing needs of the community. 

HOUSEHOLD TYPE 
According to the ACS, there were 87,189 house-

holds in Riverside in 2019. Of these households, 

19.7% were single-person households (no change 

from the 2010 Census), while households with sen-

iors (65+) comprised almost 42%. Single-person 

households in Riverside were on par with most 

neighboring jurisdictions and countywide, except 

for Moreno Valley and Corona. Some 27% of River-

side households consisted of families with children, 

a smaller proportion than in neighboring Norco and 

Riverside County but consistent with most other 

neighboring jurisdictions. When compared to Cen-

sus 2010 numbers,  

Riverside’s household composition is slowly 
trending toward senior-headed households and 
away from families with children and large 
households. 

Different household types have different housing 

needs. Seniors or young adults typically comprise 

most single-person households and tend to reside in 

apartment units, condominiums, or smaller single-

family homes. Families often prefer single-family 

homes. Riverside’s housing stock provides a 
range of unit types to meet the needs of its resi-
dents (Table CP-6: Household Characteristics). 

Roughly, 68% of the City’s housing stock is com-

prised of single-family units, while approximately 

30% of the units consist of multifamily units such as 

apartments and condominiums according to the 

American Community Survey. 

  

Household Characteristics (2019) 

Jurisdiction 

Single-
Person 
House-

holds 

Single-
Parent 
House-

holds  

All House-
holds with  

Children 

House-
holds with  

Seniors 

Large Households 

Owner-
Occupied 

Renter-
Occupied 

Colton 17.6% 11.1% 24.5% 44.5% 17.5% 19.0% 

Moreno Valley 10.9% 11.7% 24.6% 48.9% 27.6% 27.8% 

Corona 12.6% 6.4% 22.3% 42.6% 19.3% 17.4% 

Norco 19.7% 3.0% 34.2% 33.6% 17.5% 18.7% 

San Bernardino 20.7% 11.5% 24.1% 41.8% 24.2% 23.9% 

Riverside 19.7% 7.7% 27.4% 41.8% 20.2% 17.1% 

Riverside County 20.4% 7.0% 33.8% 37.0% 17.4% 19.1% 

 
Source: Census, American Community Survey (2015-2019 Estimates)  

Table CP-6: Household Characteristics 
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HOUSEHOLD SIZE 
Household size identifies sources of population 

growth and overcrowding of housing units. In com-

munities where the population is aging, the average 

household size frequently declines simultaneously 

because elderly residents often live without chil-

dren. Although Riverside’s elderly population grew 

as a share prior to 2019, the City’s average house-

hold size grew from 3.26 to 3.43 people per house-

hold between 2011 and 2019, which seems to con-

tradict the pattern of the City’s growing share of 

senior residents. One factor that may explain the 

trend is the City’s large share of overcrowded 

households, which the ACS defines as households 

with five or more individuals and are examined later 

in this chapter. Large households comprise almost 

one fifth (19%) of Riverside households, and their 

prevalence may have contributed to the City’s rising 

average household size growing (Figure CP-3: 

Household Size). The County also had a similar in-

creasing household size trend, increasing from 3.15 

to 3.28 from 2011 to 2019. 

 

  

Figure CP-3: Household Size 
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HOUSEHOLD INCOME 
Household income is an important consideration 

when evaluating housing and community develop-

ment needs because lower income typically con-

strains a household's ability to secure adequate 

housing or services. While housing choices such as 

tenure (owning versus renting) and location are 

very much income-dependent, household size and 

type often affect the proportion of income that can 

be spent on housing. 

More households in Riverside 
earn incomes between 
$50,000-149,999 compared 
to countywide households. 

According to ACS estimates, 9% of Riverside house-

holds in 2019 had incomes lower than $15,000, 

while nearly 16% of households earned incomes be-

tween $15,000 and $34,999 (Table CP-7 House-

hold Income Distribution). This represents a pro-

portional change in lower income categories since 

2010. Approximately 29% of City households 

earned incomes between $35,000 and $75,000, 

while roughly 32% had incomes between $75,000 

and $149,999. Another 14% of Riverside house-

holds earned $150,000 or more. Proportionally, 
more households in Riverside earn incomes be-
tween $50,000-149,999 when compared to 
households in Riverside County overall (50% in 

Riverside compared to 47% in Riverside County). 

The ACS estimates that the median household in-

come in Riverside was $69,045 as of January 2019, 

while the median income for the County was esti-

mated to be $67,005. 

Household Income Distribution 2011/ 2019 

Household Income 

2011 2019 Change in Proportion 

Riverside  
Riverside 

County Riverside  
Riverside 

County 
River-

side  
Riverside 

County 

Less than $15,000 10.1% 9.9% 9.0% 9.3% -1.1% -0.6% 

$15,000 - $34,999 19.5% 20.2% 15.9% 16.9% -3.6% -3.3% 

$35,000 - $49,999 14.0% 13.2% 11.4% 11.7% -2.6% -1.5% 

$50,000 - $74,999 19.7% 18.5% 17.8% 17.1% -1.9% -1.4% 

$75,000 - $99,999 13.8% 13.4% 14.8% 13.1% 1.0% -0.3% 

$100,000 - $149,000 14.3% 14.9% 17.6% 16.9% 3.3% 2.0% 

$150,000 or more 8.6% 9.9% 13.6% 15.0% 5.0% 5.1% 

Source: American Community Survey 2011 and 2019 (5-Year Estimates Table DP03) 

Table CP-7: Household Income Distribution 
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OVERCROWDING 
An overcrowded housing unit is defined as a unit oc-

cupied by more than one person per room (including 

living and dining rooms but excluding kitchen and 

bathrooms).  Overcrowding can result when there 

are not enough adequately sized units within a com-

munity, when high housing costs relative to income 

force too many individuals to share a housing unit 

than it can adequately accommodate, and/or when 

families reside in smaller units than they need to de-

vote income to other necessities, such as food and 

health care. 

In Riverside, 2,741 owner-occupied and 5,995 

renter-occupied households had more than 1.0 oc-

cupants per room, which meets the ACS definition 

for overcrowding. Additionally, 673 owner-occu-
pied households and 1,690 renter-occupied 
households had more than 1.5 occupants per 
room, which meets the ACS definition for severe 
overcrowding. 

According to the 2014-2018 ACS, roughly 25% of 

Riverside households experienced overcrowded 

living conditions in 2018 (Table CP-8: Overcrowd-

ing). Of these, 31% were in owner-occupied house-

holds, and 69% were renters. This suggests that 

renters are disproportionately affected by over-
crowding – as of 2019, only 33% of the households 

in Riverside were renter-occupied, but they repre-

sent 69% of all overcrowded households. 

While more than 61% of occupied housing units in 

the City had three or more bedrooms (the minimum 

size considered large enough to avoid most over-

crowding issues for large households), only 23% of 

these units were occupied by renters. This pattern 
suggests an inadequate supply of larger rental 
units. 

  

Table CP-8: Overcrowding 

Overcrowding (2018) 

Tenure 
Overcrowded  
Households 1 

Severely  
Overcrowded 
Households 2 

% of Overcrowded 
Households 

% of All  
Households 3 

Owner 2,741 673 30.8% 7.0% 

Renter 5,995 1,690 69.2% 18.3% 

Total  8,736 2,363 100.0% 25.3% 

 
1) Overcrowding 1.01 or more persons per bedroom.    
2) Severe overcrowding 1.51 or more persons per bedroom.     
3) % of households for that category       
Source: American Community Survey 2014-2018 (5-Year Estimates)     



 

City of Riverside  2021-2029 Housing Element Technical Background Report 1 
12  

T
B

R
  1

 
 C

om
m

un
it

y 
P

ro
fi

le
 

 

 

COST BURDEN 
State and federal standards for housing cost burden 

are based on an income-to-housing cost ratio of 

30% and above. Households paying more than 30% 

of their income on housing have limited remaining 

income for other necessities. Upper income house-

holds generally can pay a larger proportion of in-

come for housing; therefore, estimates of housing 

cost burden generally focus on lower- and moder-

ate-income households.  

According to the most recent Comprehensive 

Housing Affordability Strategy (CHAS) data, pub-

lished by HUD, 40% of Riverside households over-

paid for housing in 2017 and housing cost burden 

affected a larger proportion of renters (55%) than 

owners (28%) (Table CP-9: Cost Burden by Tenure 

and Income Level). Cost burden affected a smaller 

proportion of households in 2017 than 2010 with 

40% of households overpaying for housing in 2017, 

whereas 47% did so in 2010. Since 2010, the pro-

portion of cost burdened renter-households has in-

creased slightly from 54% to 55%. By contrast, the 

proportion of cost burdened owner-households de-

creased substantially from 42% to 28% in seven 

years.  

Cost burden affected a majority of lower and mod-

erate-income households in 2017 regardless of ten-

ure; however, the incidence of cost burden was 

greatest among extremely low-income homeown-

ers (79%) and very low-income renters (94%). With 

a high prevalence of cost burden amongst lower in-

come households, households may attempt to miti-

gate cost burden by taking in additional roommates 

or occupying smaller and presumably cheaper units, 

leading to overcrowding. 

With a high prevalence of cost 
burden among lower income 
households, households may 
mitigate cost burden by 
taking in roommates or 
occupying smaller and 
cheaper units, leading to 
overcrowding. 
  

Cost Burden by Tenure and Income Level (2010/2017) 

Income 

Owners Renters 
Owners and 
Renters 

2010 2017 2010 2017 2010 2017 

Extremely Low Income (<=30% AMI) 79.9% 79.2% 83.1% 78.3% 82.2% 78.5% 

Very Low Income (30-50% AMI) 75.4% 69.6% 93.1% 94.0% 86.2% 86.4% 

Low Income (50-80% AMI) 66.8% 56.5% 67.5% 78.0% 67.1% 69.1% 

Moderate/Above Moderate Income (>80% AMI) 31.0% 17.5% 17.4% 20.2% 27.1% 18.4% 

All Households 42.2% 28.1% 54.0% 55.0% 47.1% 40.4% 

 
Source: Comprehensive Housing Affordability Strategy (CHAS), 2006-2010 and 2013-2017 
Note: AMI means Area Median Income 

Table CP-9: Cost Burden by Tenure and Income Level 
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SPECIAL NEEDS 
GROUPS 
Certain segments of the population may have more 

difficulty in finding decent, affordable housing due 

to their special needs, including employment and in-

come, household size, disability status, or number of 

dependents. These groups, which are termed “spe-

cial needs groups” herein, often expend a greater 

proportion of their income on housing costs, live in 

overcrowded units, or in substandard conditions. 

Special needs groups (Table CP-10: Special Needs 

Groups) include the following:  

• Senior-headed households;  

• Female-headed households;  

• Large households;  

• Persons with disabilities;  

• Agricultural workers;  

• Students; and  

• Homeless individuals. 

 

 

 

 

 

Special Needs Groups 

Special Needs Group 

Riverside Riverside County 

Number Percent Number Percent 

Senior-Headed Households (65+ years) 4,826 24.6% 249,767 22.3% 

Single-Parent Households 1,634 8.3% 124,701 11.1% 

Female-Headed Households with Chil-
dren 

1,072 5.5% 66,423 5.9% 

Large Households (5 people or greater) 1,843 9.4% 132,588 11.8% 

Individuals with Disabilities 5,964 10.8% 314,897 9.8% 

Agricultural Workers (Individuals)1 13 0.0% 13,471 0.9% 

Students (Individuals)2 4,019 7.0% 296,600 9.0% 

Homeless (Individuals) 439 0.0% 7,619 0.2% 

 
1. Category includes civilians employed in the "agriculture, forestry, fishing and hunting, and mining" industry as re-
ported in the ACS.  
2. Population enrolled in college or graduate school  
 
Source: Census, ACS, 2014-2018; and Regional Task Force on the Homeless, 2020. 

Table CP-10: Special Needs Groups 
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SENIOR-HEADED 
HOUSEHOLDS 
Senior-headed households are considered special 

needs groups due to their relatively low incomes, 

disabilities or limitations, and dependency needs. 

The senior age range includes individuals over 65 

years of age. This group has four main concerns: lim-

ited and often fixed income; poor health and associ-

ated high healthcare costs; mobility limitation and 

transit dependency; and high costs of housing. 

It will be particularly 
important for the City to 
encourage and facilitate the 
development of housing that 
is affordable and 
accommodating to seniors. 

According to ACS data collected between 2014-

2018, households headed by seniors (age 65+) rep-

resented approximately 19% of all Riverside house-

holds. Of these households, the majority (72%) 

owned their homes, while the remainder (28%) 

rented their housing. The share of senior-headed 
households that rent their housing is substan-
tially higher in Riverside than smaller neighbor-
ing communities.  

Many seniors have a disability. Roughly 25% of Riv-

erside’s senior population had one or more disabili-

ties according to ACS data collected between 2014 

and 2018. The need for housing for senior individu-

als will likely increase as City’s number of senior-

headed households continues to grow. It will there-

fore be particularly important for the City to pro-

mote housing types that accommodate senior life-

styles and incomes. 

  

Senior-Headed Households by Income and Tenure 

Income category, relative to 
surrounding area: Owner Renter Total 

Percent of Total Sen-
ior-Headed House-

holds: 

< 30% HAMFI 1,180 1,815 2,995 15.8% 

30-50% HAMFI 1,665 1,360 3,025 15.9% 

50-80% HAMFI 2,250 1,020 3,270 17.2% 

80-100% HAMFI 1,385 445 1,830 9.6% 

> 100% HAMFI 6,755 1,110 7,865 41.4% 

  
 TOTAL 

13,235 5,750 18,985 
    

 
Source: HUD CHAS, 2012-2016. HAMFI refers to Housing Urban Development Area Median Family Income. 
 
Note: HAMFI means “HUD Area Median Family Income” 
 

 

Table CP-11: Senior-Headed Households by Income and Tenure 
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FEMALE-HEADED 
HOUSEHOLDS 
Single-parent households require special consider-

ation and assistance because of their greater need 

for day care, health care, and other facilities. Fe-

male-headed households with children tend to have 

lower incomes, thus limiting housing availability for 

this group.  

According to the 2014-2018 ACS, approximately 

eight percent of Riverside households were headed 

by single parents. The large majority of these, 66 

percent, were headed by females.  

 

 
Figure CP-4 Female-Headed Households shows 

the number and percentage of female-headed 

households in the city in 2019 in relation to the total 

number of households.  According to the 2014-

2018 ACS, 21 percent of single-parent households 

had incomes below the poverty level; 87 percent of 

those households were headed by women. City ef-

forts to expand affordable housing opportunities 

will help meet the needs of single-parent house-

holds. 

90866
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Figure CP-4: Female Headed Households 
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LARGE HOUSEHOLDS 
Large households, defined as those with five or 

more members, are identified as a group with spe-

cial housing needs based on the limited availability 

of adequately sized, affordable housing units. Large 

households are often of lower income, frequently 

resulting in the overcrowding of smaller dwelling 

units and, in turn, accelerating unit deterioration.  

 

As Table CP-12: Small and Large Households 

shows, about 19% of Riverside households were 

classified as “large households” by the 2014-2018 

ACS. Table CP-13: Household Size by Number of 

Persons shows that about 47% of large households 

rented the housing units they occupied.  

The housing needs of larger households are typi-

cally met through larger units. While the American 

Community Survey shows that 25% of occupied 

housing units in the City had four or more bed-

rooms, only a small portion of these units (13%) 

were occupied by renters.  

Since 19% of Riverside’s households are large 

households, lower-income large renter households 

may have greater difficulty securing adequately 

sized units than other large renter households. 

In Riverside, 2,741 owner-occupied and 5,995 

renter-occupied households had more than 1.0 oc-

cupants per room, which meets the ACS definition 

for overcrowding. 673 owner-occupied households 

and 1,690 renter-occupied households had more 

than 1.5 occupants per room, which meets the ACS 

definition for severe overcrowding. 

Table CP-12: Small and Large Household Size 

     

Table CP-13: Household Size by Number of Persons 

Household Size by Number of Persons (2018) 

Persons per Household 
Total 

Households Percent 
Owner 

Households 

Percent of 
Total 

Households 
Renter 

Households 

Percent of 
Total 

Households 

One Person 18,050 19.9% 7,909 16.1% 10,141 24.2% 

Two People 25,374 27.9% 14,310 29.2% 11,064 26.4% 

Three People 15,733 17.3% 8,380 17.1% 7,353 17.6% 

Four People 14,500 16.0% 8,640 17.6% 5,860 14.0% 

Five People 9,528 10.5% 5,413 11.0%  9.8% 

Six People 4,083 4.5% 2,307 4.7% 1,776 4.2% 

Seven+ People 3,598 4.0% 2,072 4.2% 1,526 3.6% 

Overall Totals 90,866  49,031  41,835  

Source: Census, American Community Survey 2014-2018 

Small and Large Household Size (2018) 

Persons per Household 
Total 

Households Percent 
Owner 

Households 

Percent of 
Owner 

Households 
Renter 

Households 

Percent of 
Renter 

Households 

Small Households (<5 people) 73,657 81.1% 39,239 43.2% 34,418 37.9% 

Large Households (≥5 people)  17,209 18.9% 9,792 10.8% 7,417 8.2% 

Overall Totals 90,866      

Source: Census, American Community Survey 2014-2018 
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PERSONS WITH 
DISABILITIES  
Persons with disabilities have one or more physical, 

mental, or developmental conditions that substan-

tially limits one or more day-to-day activities. These 

individuals often have difficulty holding employ-

ment opportunities, have limited incomes, and have 

difficulty occupying conventionally designed hous-

ing. According to 2014-2018 ACS data, 11% of Riv-

erside’s population over five years old had a disabil-

ity. Figure CP-5: Peoples with Disability by Type 

shows that 8,841 individuals, 32% of the disabled 

population, had difficulty hearing, 6,425 individuals, 

20% of the disabled population had vision difficulty, 

17,406 individuals, 55% of the disabled population, 

had ambulatory disabilities, 13,442 individuals, 

38% of the disabled population had a disability that 

made independent living difficult, while 7,871indi-

viduals, and 21% of the disabled population, had 

self-care difficulty. It is important to note that per-

sons with a disability can have more than one type 

of disability and can, therefore, be classified within 

more than one of the categories listed. 

Four factors – affordability, design, location, and 

discrimination – significantly limit the supply of 

housing available to persons with disabilities. The 

most pressing need for persons with disabilities is 

housing that is accommodates the nature of their 

disability. Most single-family homes are inaccessi-

ble to people with mobility and sensory limitations. 

Conventional housing often does not feature wid-

ened doorways and hallways, access ramps, larger 

bathrooms, lowered countertops, and other fea-

tures necessary for accessibility.  

The cost of retrofitting a housing unit often prohib-

its disabled individuals from buying a home, even 

among those who could otherwise afford one. Fur-

thermore, some providers of basic homebuying ser-

vices do not have offices or materials that are acces-

sible to people with mobility, visual, or hearing im-

pairments.  

The location of housing is also a factor for individu-

als with mobility-related disabilities, as they often 

rely upon public transportation. Transportation ser-

vices for persons with disabilities are typically pro-

vided by public and private agencies. State and fed-

eral legislation sets accessibility and adaptability 

standards for new or rehabilitated multifamily 

apartment complexes to ensure that the housing ac-

commodates individuals with physical mobility con-

straints. 

Disability data also provides valuable context to as-

sess the current and future need for accessible 

housing units. It is important to note that since some 

disability types are not recorded for children below 

a certain age, the disability rate within the popula-

tion may be an underestimate. Understanding the 

employment status of people with disabilities may 

also be an important component in evaluating spe-

cialized housing needs. In Riverside, only 35.5% of 

the population with a disability is employed, which is 

far lower than 71.2% of the non-disabled popula-

tion. This data indicates housing units that are uni-

versally accessible will also need to be affordable 

given disabled individuals’ limited employment sta-

tus and incomes. 
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Figure CP-5: Peoples with Disability by Type 
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PERSONS WITH 
DEVELOPMENTAL 
DISABILITIES 
A recent change in State law requires that the Hous-

ing Element discuss the housing needs of persons 

with developmental disabilities. As defined by State 

law, “developmental disability” means a disability 

that originates before an individual attains 18 years 

of age; continues, or can be expected to continue, in-

definitely; and constitutes a substantial disability 

for that individual. Intellectual disability, cerebral 

palsy, epilepsy, and autism are considered develop-

mental disabilities. The term also includes condi-

tions closely related to intellectual disability and 

that require similar treatment, but the term does 

not include other handicapping conditions that are 

solely physical in nature. 

Many persons with developmental disabilities can 

live and work independently within a conventional 

housing unit. More severely disabled individuals of-

ten require a group living environment, however, 

where supervision is provided. The most severely 

affected individuals may require an institutional en-

vironment where medical attention and physical 

therapy are provided. Because developmental disa-

bilities exist before adulthood, the first issue in sup-

portive housing for the developmentally disabled is 

the transition from the person’s living situation as a 

child to an appropriate level of independence as an 

adult. 

The California Department of Developmental Ser-

vices (DDS) provides data on developmental disa-

bilities by age and type of residence at the ZIP-code 

level and the data is show in Table CP-14: Persons 

With Development Disabilities. According to the 

DDS data, there were approximately 3,058 River-

side residents with developmental disabilities being 

served by CA-DDS in June 2019. Most of these in-

dividuals (76%) resided in a private home with their 

parent or guardian and 2,092 of these persons with 

developmental disabilities were under the age of 

18. 

 

 

  

Persons with Developmental Disa-
bilities Served by CA-DDS 
By Residence for 0-17 Years Age 
Group  
Home of Parent/Family/Guardian         1,590 

Independent/Supported Living          117  

Community Care Facility          254  

Intermediate Care Facility           56  

Foster/Family Home           37  

Other           38  

TOTAL         2,092  

By Age Group  
0 - 17 Years         2,092  

18+ Years          966  

TOTAL         3,058  
 
Source: CA DDS consumer count by CA ZIP, age group and resi-
dence type for the end of June 2019. Data available in 161/197 
SCAG jurisdictions. 

Table CP-14: Persons with Developmental Disabilities 
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AGRICULTURAL WORKERS  
Housing for agricultural workers is a unique con-

cern throughout California. While only a small share 

of SCAG region jurisdictions have agricultural 

workers living in them, these workers are essential 

because they support the region's economy and 

food supply.  

Agricultural workers are defined as persons whose 

primary incomes are earned through permanent or 

seasonal agricultural labor. Permanent farm labor-

ers work in the fields, processing plants, or support 

activities, generally on a year-round basis. When the 

workload increases during harvest periods, the la-

bor force is supplemented by seasonal labor, often 

supplied by a labor contractor. For some crops, 

farms may employ migrant workers, defined as 

those whose travel distance to work prevents them 

from returning to their primary residence every 

evening. Determining the true size of the agricul-

tural labor force is difficult. For instance, the gov-

ernment agencies that track farm labor do not con-

sistently define agricultural workers (e.g. field la-

borers versus workers in processing plants), length 

of employment (e.g. permanent or seasonal), or 

place of work (e.g. the location of the business or 

field).  

According to the 2015-2019 ACS data, 1,612 Riv-

erside residents were employed in farming, for-

estry, or fishing occupations, as Table CP-15 shows. 

Riverside is an urbanized community with very 
few undeveloped parcels zoned for agriculture 
as a principal use; however, some residential zones 

allow a range of agriculture and related uses. The 

City has a 5,000-acre agricultural greenbelt in its 

southwest corner that permits agricultural uses, 

which means that there are many working farms 

within the City’s borders. Riverside’s agricultural 

worker population accounts for 1% of the City’s 

working population of 151,989 and 0.15% of the 

County’s 1.07 million working. 

Notably, most areas adjacent to Riverside are con-

sidered urban and built-out or otherwise unproduc-

tive for agriculture. Because no major farming activ-

ities are located near Riverside, there is a limited 

need for agricultural worker housing in the City. 

Promoting affordable housing for extremely low 

and very low-income households would address the 

housing needs of agricultural workers in Riverside, 

if any. 

  

Agricultural 
Workers Riverside 

Percent of total 
Riverside Resi-

dents Working in 
Farming  SCAG Total 

Agricultural Workers by Occupation:    
Total jobs: Farming, fishing, and for-
estry occupations 

603 0.40% 57,741 

Full-time, year-round jobs: Farming, 
fishing, and forestry occupations 

399 0.41% 31,521 

Employment in the Agricultural Industry:  

Total in agriculture, forestry, fishing, 
and hunting 

870 0.58% 73,778 

Full-time, year-round in agriculture, for-
estry, fishing, and hunting 

742 0.76% 44,979 

Table CP-15: Agricultural Workers 
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STUDENTS 
Riverside includes two private, non-profit universi-

ties (California Baptist University and La Sierra Uni-

versity – which have a total of 9,477 students) and 

two public universities within its jurisdictional limits 

(University of California – Riverside and Riverside 

City College). UCR is the largest university in the 

Riverside region, with approximately 20,548 under-

graduate students and 3,493 postgraduate stu-

dents. Riverside City College has nearly the same 

number of undergraduate students (19,022 stu-

dents).  

 

Approximately 52,540 students were enrolled in 

the City’s colleges between 2018-2019, which rep-

resented about 16% of Riverside’s population, alt-

hough it is important to consider that many of these 

students likely live outside the City’s limits. This 

number is nearly triple the national average number 

of students in each community (about 6%). Typi-

cally, students have lower incomes and, therefore, 

can be impacted by a lack of affordable housing. 

Overcrowded housing within special needs groups 

are also a common concern. 
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HOMELESS POPULATION 
According to United State Department of Housing 

and Community Development (HUD), the homeless 

population includes: 

o Individuals and families who lack a fixed, 

regular, and adequate nighttime residence, 

including individuals who are exiting an in-

stitution where they resided for 90 days or 

less and who resided in an emergency shel-

ter or a place not meant for human habita-

tion immediately before entering that insti-

tution;  

o Individuals and families who will immi-

nently lose their primary nighttime resi-

dence;  

o Unaccompanied youth and families with 

children and youth who are defined as 

homeless under other federal statutes who 

do not otherwise qualify as homeless under 

this definition; or  

o Individuals and families who are fleeing, or 

are attempting to flee, domestic violence, 

dating violence, sexual assault, stalking, or 

other dangerous or life-threatening condi-

tions that relate to violence against the in-

dividual or a family member. 

According to the City’s 2020 Point in Time Home-

less Count, the total homeless count was 587 indi-

viduals. Additional information about Riverside’s 

homeless demographics is presented in the tables 

on the right. 

In 2003, the City of Riverside adopted the “River-

side Community Broad-Based Homeless Action 

Plan.” Since its adoption, the City has implemented 

30 strategies to address homelessness, including 

hiring a homeless services coordinator and street 

outreach workers, opening a new emergency shel-

ter, developing a homeless services access center, 

expanding funding for community-based service 

agencies, identifying funding for homeless preven-

tion strategies, strengthening collaboration with 

faith-based service providers, and creating more af-

fordable housing.  

 

Table CP-16: Point in Time by Subpopulation 

Point in Time Homeless Count  
by Subpopulations (2020) 

Homeless by Gender # Persons 

Household Interview 278 

Chronically Homeless 105 

Mental Health 84 

Physical Disability 66 

PTSD 63 

Brain Injury 33 

Developmental Disability 33 

Veteran 30 

Domestic Violence 24 

AIDS or HIV 1 

 
Source: City of Riverside 2020 Point in Time Count 

Table CP-17: Point in Time by Age Group 

Point in Time Homeless Count 
by Age Group (2020) 

Homeless by Gender # Persons % 

Children (<18 years) 11 2% 

Youth (18-24 years) 66 11% 

Adult (>24 years) 415 71% 

Blank 95 16% 

Total 587 
 
Source: City of Riverside 2020 Point in Time Count 

Table CP-18: Point in Time by Gender 

2020 Point in Time Homeless Count  
by Gender 

Gender # Persons % 

Male 359 61.1% 

Female 150 25.5% 

Transgender 1 0.2% 

Did not Identify 1 0.2% 

Blank 76 12.9% 

Total 587 
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On October 11, 2016, the Riverside City Council 

held a workshop to discuss the current conditions 

contributing to homelessness, the programs and 

services available, and new options for policies and 

programs with the goal to improve the quality for 

life for all residents by: 

o Maintaining clean and sanitary streets, 

parks, and public areas; 

o Mitigating impacts to businesses and resi-

dents; 

o Educating the community about effective 

ways to assist individuals and families expe-

riencing homelessness through a connec-

tion to volunteer opportunities with effec-

tive service providers; and  

o Connecting residents, especially those 

most vulnerable and living without shelter 

and with many barriers, to sustainable 

homeless services, employment, and hous-

ing opportunities.  

On June 20, 2017, the City Council received an up-

date on City efforts to address Riverside’s homeless 

issues that include action items for new initiatives 

and receive an update on previously authorized ac-

tion items that include the following: 

o Continue efforts to establish a full-service 

campus 

o The Housing First Model of Service Deliv-

ery (creation of permanent supportive 

housing units accompanied with support-

ive services onsite) 

o The Community Response Team (Support-

ive services team) 

o The Riverside at Work Program 

The City formally adopted its Housing First Strat-

egy in 2018, which described available resources 

and approaches for the City to take to address 

homelessness. The City’s strategy provides back-

ground on the current funding opportunities and 

strategies for future development and operations, 

including the use of Building Homes and Jobs act 

funding to update plans and zoning ordinances to 

prioritize housing first. Other report recommenda-

tions to develop and finance housing for homeless 

individuals include: 

o Increase the percentage of Measure Z 

funding allocated to the development of af-

fordable housing and make the funding 

permanent for the duration of the measure. 

o Seek partnerships with County agencies to 

focus funding for Housing First as a prior-

ity. 

o Make pre-development funding available 

to organizations interested in developing 

available surplus property. 

o Setting aside 15 percent of all affordable 

housing developed. 

o Explore waiving all fees from various City 

departments that collect fees related to 

Housing First development. 

The City also identified a list of potential properties 

that are large enough to accommodate multifamily 

with 20 to 35 efficiency or one-bedroom units and 

are near transit, grocery stores, and healthcare ser-

vices. Fourteen sites in the City met these criteria 

and were identified in the plan. 
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ALTERNATIVE HOUSING 
FOR HOMELESS PEOPLE  
Riverside’s comprehensive continuum of care ap-

proach is predicated on the understanding that 

homelessness is caused by a complex range of un-

derlying physical, economic, and social needs. None-

theless, there is still the need for immediate hous-

ing. To that end, the City provides the following 

housing options: 

Emergency Shelter. This includes short-term facil-

ities that provide basic, temporary overnight sleep-

ing accommodations along with meals, showers, and 

supportive service linkage for people who are 

homeless.  

Transitional Housing. This is a residence that pro-

vides a stay of up to two years during which resi-

dents are provided case management services that 

prepare them to obtain and maintain housing and be 

self-sufficient.  

Permanent Supportive Housing. This is a resi-

dence that provides permanent housing linked with 

ongoing support services that allow residents to live 

at the place of residence on an indefinite basis.  

Homeless Services Campus. The City’s Homeless 

Services campus for homeless people is modeled af-

ter the nationally acclaimed “PATH Mall” concept. 

The Campus features an innovative services-to-

housing approach that offers temporary shelter and 

a mix of supportive services in one centralized cam-

pus. 

  

Homeless Shelter Resources 

Facility 
Facility 

Sites 

Clientele 

Individuals 
Persons in 

Families Youth Total 

Emergency Shelter 3 414 193 172 779 

Transitional Housing 8 180 0 25 205 

Permanent Supportive Hous-
ing 

3 38 3 6 47 

Total 14 632 196 203 1,031 

 

Source: City of Riverside, 2021  

Table CP-19: Homeless Shelter Resources 
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HOUSING STOCK 
CHARACTERISTICS 
The term “housing stock” refers to all the housing 

units located within a community’s boundary. The 

characteristics of the housing stock, including its 

growth rate, housing types, age, condition, tenure, 

vacancy rates, costs, and affordability compared 

with incomes are important considerations in deter-

mining the community’s housing needs. The follow-

ing details the City of Riverside’s housing stock and 

identifies how well the current housing stock meets 

the needs of current and future residents. 

Figure CP-7 Housing Stock Composition 

 

Riverside’s housing stock has grown steadily since 

2000, at which time the City had 85,974 housing 

units. Just since 2015, the housing stock grew from 

99,501 units to 101,414 units, a growth of approxi-

mately 2%. Between 2000 and 2020, more single-

family housing than multi-family housing was con-

structed in the City. In that timeframe, 9,891 single-

family residential units were built, compared with 

5,703 multifamily units, while the City lost 154 mo-

bile homes. 

The chart to the left shows the number of housing 

units by type in Riverside, and the share of the total 

101,414 housing units that each type comprises. 

Riverside has 64,645 single-family housing units, 

making them the most common type. When com-

bined, the share of single-family attached and sin-

gle-family detached units comprised 67.6% of the 

City’s total units, a larger share than 61.7% in the 

SCAG region overall. Meanwhile, the average 

household size is 3.43 persons per household. 
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HOUSING AGE AND 
CONDITION 
Examining the age of the current housing stock is 

one way to understand how historical development 

patterns have contributed to the City's built form. 

The time during which the largest share of River-

side's housing units was built is 1970-1979, and ap-

proximately 76% of the City’s housing stock was 

constructed prior to 1990. This is consistent with 

trends seen in the SCAG region, where more units 

were built during 1970-1979 than any other period. 

Housing that is 30 years old or older, like most of 
the housing in Riverside, is assumed to require 
some rehabilitation. Features such as electrical 

capacity, kitchen features, and roofs usually need 

updating if no prior replacement work has occurred.  

Nearly 86% of the City’s existing housing stock will 

exceed 30 years of age by the end of this Housing 

Element planning period (that is, built before 2000). 

The ACS estimates that about 1% percent of homes 

in Riverside are in substandard condition – includ-

ing 1% (937 units) lacking complete kitchen facili-

ties and about 0.3 percent lacking plumbing. 

  

Figure CP-9: Substandard Housing 

Figure CP-8: Housing Units by year Structure Built 
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HOUSING TENURE 
The tenure distribution of a community's housing 

stock (owner versus renter) influences several as-

pects of the local housing market. Homeownership 

can stabilize the housing market by allowing house-

holds to reside in the community in the long-term, 

however, a substantial share of housing available 

for rent is also advantageous in that it allows new 

residents to move into the community and enables 

more households to access housing who might not 

be able to otherwise. Tenure preferences are pri-

marily related to household income, composition, 

and age of the householder. Resultantly, housing 

cost burden, while faced by many households, is far 

more prevalent among renters. Between 2015 and 

2019, 54% of Riverside residents owned the units 

they occupied, while 46% rented (Table CP-20: 

Housing Tenure). This rate of homeownership is 

substantially lower than the countywide rate. 

Table CP-20: Housing Tenure (2019) 

Housing Tenure (2019) 

Jurisdiction 

Percent 
Owner- 

Occupied 

Percent 
Renter- 

Occupied 

Colton 51.7% 48.3% 

Moreno Valley 61.7% 38.3% 

Corona 64.1% 35.9% 

Norco 83.9% 16.1% 

San Bernardino 47.4% 52.6% 

Riverside 54.0% 46.0% 

Riverside County 66.3% 33.7% 

Source: Census, American Community Survey 2014-2019 

 

Owner-occupied households were slightly larger 

than renter-occupied households in Riverside (Ta-

ble CP-21: Tenure by Household Size). Among 

those who owned their homes between 2015 and 

2019, 55% lived in homes with three or more per-

sons per household, compared to 49% for the 

renter-households. 

Table CP-21: Tenure by Household Size (2019) 

Tenure by Household Size (2019) 

Households 

% of Total 
Units  

Owner- 
Occupied 

% of Total Units  
Renter- 

Occupied 

1-person 16.1% 24.2% 

2-person 29.2% 26.4% 

3-person 17.1% 17.6% 

4-person 17.6% 14.0% 

5-person or 

more 
20.0% 17.7% 

Average house-

hold size 
3.62 3.21 

Source: Census, American Community Survey 2015-2019 
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HOUSING VACANCY 
A certain number of vacant units are needed to 

moderate the cost of housing, allow sufficient 

choice for residents, and provide an incentive for 

unit upkeep and repair. Specifically, vacancy rates 
of 1.5% to 2% for owner-occupied housing and 
5% to 6% percent for rental housing are consid-
ered optimal to balance demand and supply for 
housing. 

Table CP-22: Household Vacancy by Tenure 

Household Vacancy by Tenure 

Jurisdiction 

Total # 
House-

holds 

Home-
owner  

Vacancy 
Rate 

Rental  
Vacancy 

Rate 

Riverside 95,991 1.0% 4.8% 

Riverside 

County 
840,501 1.9% 4.8% 

Source: Census, American Community Survey 2015-2019 

 

Vacancy rates in Riverside are lower than what 
is considered optimal for a healthy housing mar-
ket. According to the 2014-2018 ACS, the overall 

The overall vacancy rate in Riverside was 5.49%, 

which equates to 4,935 total vacant units Specifi-

cally, the vacancy rate for owner-occupied housing 

was 1% and 4.8% for renter-occupied housing. 

When vacancy rates are too low, prices are often 

forced to go up, making it more difficult for low- and 

moderate-income households to find housing, in-

creasing the incidence of overcrowding. The cate-

gory “other” vacancy refers to vacant housing units 

that do not fall into one of the other categories, in-

cluding housing held by a janitor or caretaker, or 

units held vacant for an owner’s personal reasons. 

Table CP-23: Overall Household Vacancy 

Overall Household Vacancy 

Jurisdiction 

Total # 
House-

holds 

# Vacant 
House-

holds 

% Vacant 
House-

holds 

Riverside 95,991 5,269 5.49% 

Riverside 

County 
840,501 115,608 13.75% 

Source: Census, American Community Survey 2015-2019 
 

 

Figure CP-10: Vacant Units by Type 
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HOUSING COSTS AND 
AFFORDABILITY 
The cost of housing is directly related to the extent 

of housing problems in a community. If housing 

costs are relatively high in comparison to household 

income, there will be a correspondingly higher prev-

alence of housing cost burden and overcrowding. 

The following summarizes the cost and affordability 

of the housing stock to Riverside residents. 

HOMEOWNERSHIP MARKET 

Between 2000 and 2018, median home sale prices 

in Riverside increased 217% while prices in the 

SCAG region increased 151%. 2018 median home 

sale prices in Riverside were $435,000, the highest 

experienced since 2000. Prices in Riverside have 

ranged from a low of 59.4% of the SCAG region me-

dian in 2009 and a high of 77.5% in 2018. 

The home sale market (Table CP-24: Home Asking 

Prices) continues to rise in Riverside, as the median 

asking price of homes in August 2020 ($551,334) is 

significantly higher than the median sale price of 

homes in November 2012 ($275,000) as reported 

in the 2013-2021 Housing Element based on the 

online Multiple Listing Service (MLS) database. 

Table CP-24: Home Asking Prices 

Home Asking Prices (August 2020) 

Unit Type 
# for 
Sale 

Asking 
Price 

Range 

Median 
Asking 

Price 
Single-Family 
Homes 

37 
$117,000-

$1,355,000 
$600,714 

2-Bedroom 4 
$117,000-
$149,900 

$124,900 

3-Bedroom 20 
$445,912-
$975,000 

$596,947 

 4+-Bedroom 13 
$552,668- 

$1,355,000 
$667,956 

Condos/Town-
homes 

21 
$360,000- 
$599,000 

$450,000 

2-Bedroom 3 
$360-000-

$450,000 
$369,000 

3-Bedroom 17 
$389,800-
$599,000 

$459,000 

 4+-Bedroom 1 $525,000 $525,000 

All Homes 58 
$117,000-

$1,355,000 
$551,334 

Source: Zillow, August 26, 2020.  
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RENTAL MARKET  

It is important to understand the rental market in 

Riverside as renters comprise approximately 46% 

of the City’s households. Rental price information 

was collected for nearly 200 apartment complexes 

within the City with units for rent, as detailed in 

CoStar data pulled in March 2021. At the time of 

this research, studio apartment units rented for 

$525 to $1,843 and one-bedroom units rented for 

$560 to $2,023. Larger units were more expensive; 

two-bedroom units were offered at rents ranging 

from $767 to $2,425, while three-bedroom units 

were listed at $1,022 to $2,845. 

Table CP-25: Apartment Rental Rates 

Apartment Rental Rates (March 2021) 

# Bedrooms 
Rental Price 

Range Average Rent 

Studio $525 - $1,843 $995 

1 Bedroom $560 - $2,023 $1,189 

2 Bedroom $767 - $2,425 $1,445 

3 Bedroom $1,022 - $2,845 $1,822 

 

Sources: CoStar 2021 data (pulled March 1st, 2021) 

HOUSING AFFORDABILITY BY 

HOUSEHOLD INCOME 

While Table CP-25: Apartment Rental Rates breaks 

down average rental price and the price range for 

rental units by size, the ACS also allows for the anal-

ysis of Riverside's 39,927 renter households (for 

which income data are available) by spending on 

rent by income bracket (dollar amounts). As one 

might expect, the general trend is that low-income 
households spend a higher share of income on 
housing (e.g. over 50%) while high-income house-

holds are more likely to spend under 20% of income 

on housing. 

Housing affordability is dependent upon income 

and housing costs. Using set income guidelines, cur-

rent housing affordability can be estimated. Accord-

ing to the HCD income guidelines for 2020, the 

Area Median Income (AMI) in Riverside County was 

$77,500 for a household of four. If the potential 

homebuyer has sufficient credit and down payment 

(10%) and spends no greater than 30% of their in-

come on housing expenses (i.e. mortgage, taxes and 

insurance, the maximum affordable home price can 

be determined). Similar assumptions allow us to de-

termine the maximum affordable rental rate for a 

given income level. The maximum affordable home 

and rental prices for residents of Riverside County 

are shown in Table CP-26: Housing Affordability 

Matrix Riverside County. Households in the lower 

end of each category can afford less by comparison 

than those at the upper end. The market-affordabil-

ity of Riverside’s housing stock for each income 

group is discussed on the following page. 
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Table CP-26: Housing Affordability matrix Riverside County (2020) 

Housing Affordability Matrix Riverside County (2020) 

Annual Income 

Affordable 
Housing Cost Utilities, Taxes, and Insurance Affordable Price 

Rent Own Rent Own 

Taxes/ 
Insurance/ 

HOA Rent Purchase 

Extremely Low Income (30% of AMI) 

One Person $24,300 $608 $608 $164 $164 $213 $444 $60,846 

Small Family $31,200 $780 $780 $240 $240 $273 $541 $70,498 

Large Family $37,450 $936 $936 $348 $348 $328 $589 $68,801 

Very Low Income (50% of AMI) 

One Person $40,450 $1,011 $1,011 $164 $164 $354 $847 $130,009 

Small Family $52,000 $1,300 $1,300 $240 $240 $455 $1,061 $159,576 

Large Family $62,400 $1,560  $1,560  $348 $348 $546  $1,213  $175,652 

Low Income (80% of AMI) 

One Person $64,700 $1,618 $1,618 $164 $164 $566 $1,454 $233,862 

Small Family $83,200 $2,080 $2,080 $240 $240 $728 $1,841 $293,192 

Large Family $99,800  $2,495 $2,495 $348  $348  $873 $2,148 $335,821 

Moderate Income (120% of AMI) 

One Person $77,900  $1,948 $1,948 $164 $164 $682 $1,784 $290,392 

Small Family $100,150  $2,504 $2,504 $240 $240 $876 $2,264 $365,782 

Large Family $120,150  $3,004 $3,004 $348  $348  $1,051 $2,656 $422,971 

 

1. Small family =3-person household 

2. Large family= 5-person household.  

 

Source: California Department of Housing and Community Development, 2020 Income limits; and Veronica Tam and Associates. 

Assumptions: 2020 HCD income limits; 30% gross household income as affordable housing cost; 35% of monthly affordable cost for 

taxes and insurance; 10.0% down payment; and 3.0% interest rate for a 30-year fixed-rate mortgage loan. Utilities based on the Housing 

Authority of the County of Riverside Utility Allowance, 2019. Utility allowances based on the combined average assuming all electric 

and all-natural gas appliances. 
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Extremely Low-Income Households: Extremely 

low-income households earn 30% or less of the 

AMI. The estimated maximum affordable rental 

payment ranges from $444 per month for a one-

person household to $589 per month for a family of 

five (Table CP-26: Housing Affordability matrix Riv-

erside County (2020)). The maximum affordable 

home purchase price for extremely low-income 

households ranges from $60,846 for a one-person 

household to $68,801 for a five-person household. 

Extremely low-income households generally cannot 

afford housing at market rate. 

Very Low-Income Households: Very low-income 

households are classified as those earning 50% or 

less of the AMI. The estimated maximum affordable 

rental payment ranges from $847 per month for a 

one-person household to $1,213 per month for a 

family of five (Table CP-26: Housing Affordability 

matrix Riverside County (2020)). The maximum af-

fordable home purchase price for very low-income 

households ranges from $130,009 for a one-person 

household to $175,652 for a five-person house-

hold. Based on the rental data presented in Table 

CP-25: Apartment Rental Rates and Table CP-26: 

Housing Affordability matrix Riverside County 

(2020), very low income households of all sizes 

would be unlikely to secure adequately sized and af-

fordable rental housing in Riverside.  

Low-Income Households: Low income house-

holds earn 51% to 80% of the County AMI. The es-

timated maximum home price a low-income house-

hold can afford ranges from $233,862 for a one-

person household to $335,821 for a five-person 

household. Affordable rental rates for low income 

households would range from $1,454 for a one-per-

son household to $2,148 for a five-person house-

hold.  

Low income households could not afford ade-

quately sized homes listed for-sale in August 2020. 

Despite a higher income, low income households do 

not have a better chance in securing an adequately 

sized and affordable rental housing unit as rental 

units range from $1,495-1,755 for one-bedroom 

units to $2,750 for three-bedroom units and are out 

of the affordable rent price (Table CP-26: Apart-

ment Rental Rates and Table CP-27: Housing Af-

fordability matrix Riverside County (2020)). Also, 

the limited number of apartment complexes offer-

ing three-bedroom units in Riverside at prices af-

fordable to larger low-income households is indica-

tive of the potential difficulty these households 

face. 

Moderate-Income Households: Moderate in-

come households earn up to 120% of the County 

AMI. The estimated maximum affordable home 

price for moderate income households ranges from 

$290,392 for a one-person household to $422,971 

for a family of five. A moderate-income household 

can afford rental rates of $1,784 to $2,656 per 

month depending on household size.  

Based on the rental and for-sale housing market 

data presented in Table CP-24: Home Asking Prices 
and Table CP-25: Apartment Rental Rates, moder-

ate income households can afford to rent some of 

the apartments advertised in September 2020 but 

not purchase adequately sized homes. For example, 

asking prices for a four-bedroom home (an ade-

quately sized home to avoid overcrowding) range 

from $525,000 to $1.3 million (Table CP-24: Home 

Asking Prices (August 2020)). This far exceeds the 

affordable purchase price for large households. This 

table does include some single- family home and 

condo/townhome listings that meet the affordable 

price for large families, but do not have adequate 

rooms to avoid overcrowding. 
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PROJECT-BASED 
RENTAL HOUSING 
ASSISTANCE 
Project-based rental housing assistance includes af-

fordable housing that receives public subsidies in 

return for long-term affordability controls. 

ASSISTED HOUSING 
INVENTORY 
Riverside has a significant amount of project-based 

rental housing. Typically, these projects provide 

units affordable to extremely low, very low, and low-

income households, including persons with special 

needs. Most projects are restricted for 15–55 

years, after which they can begin charging market 

rate rents. The City of Riverside has an estimated 

3,298 assisted affordable housing units.  

Table CP-27: Publicly Assisted Affordable Housing 

provides an inventory of the City’s affordable hous-

ing that has received public assistance. This includes 

all projects that have received public subsidies and 

are deed-restricted to be affordable to lower in-

come households. The “Date of Potential Conver-

sion” column shows the date that each housing de-

velopment may convert to market rate. These con-

version dates were typically determined during the 

planning period.

Table CP-27: Publicly Assisted Affordable Housing 

Publicly Assisted Affordable Housing 

Project Name and 
Address Tenant Type 

Type of Public 
Assistance 

Total 
Units 

Total 
Affordable 

Units 

Date of 
Potential 

Conversion 
Autumn Ridge Apart-

ments Family RDA/HOME 77 77 2056 

8911 Indiana Avenue 

Breezewood Apart-

ments Family RDA/HOME 156 156 2028 

1365–71 Main Street 

Coco Palms Apartments 
Family NSP 28 27 2066 

1740 Loma Vista 

Cypress Springs Apart-

ments Family RDA/HOME/LIHTC 101 99 2062 

7850 Cypress Avenue 

Dwight Avenue Apart-

ments 
Family NSP 8 8 2066 

3556-3558, 3580 and 

3675-3681 Dwight Ave. 

El Dorado Apartments 
Family Public Housing 68 68 Perpetuity 

4675 Jackson Avenue 

Emerald Pointe Apart-

ments 
Family RDA 144 79 2024 
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1863 12th Street 

Fairmount Boulevard 

Apartments 
Family NSP 2 2 2064 

3065-3067 Fairmount 

Boulevard 

Oaktree Apartments 
Family HOME 51 25 2026 

1946 7th Street 

Linden Manor/Riverside 

Gardens Family LIHTC 192 191 2028 

1245 Linden Street 

Linden Square 
Family HOME/NSP 16 16 2067 

3552 Lou Ella Lane 

Lou Ella Lane Apart-

ments Family HOME/NSP 28 28 2067 

3553 Lou Ella Lane 

Phoenix Gardens 
Family RDA 89 87 2050 

6930 Phoenix Avenue 

Mission Pointe 
Family RDA/HOME/LIHTC 64 63 2051 

2750 Topaz Avenue 

Ohio Street Apartments 
Family NSP 4 4 2066 

1824 Ohio Street 

Victoria Heights 
Family Sec. 27/LIHTC 150 150 2050 

7650 Lincoln Avenue 

Sandra Apartments 
Family RDA 25 8 2025 

1789 7th Street 

Sierra Pines Apartments 
Family MRB 120 24 — 

3900 Fir Tree Drive 

Sierra Woods 
Family Section 231(j)(1) 190 188 2013 

4655 Minnier Avenue 

Las Colinas (formerly 

Ridgecrest) Family 
County Bond; 

LIHTC 
148 147 2054 

3250 Panorama Rd 

La Sierra Manor 

Family RDA/HOME 16 10 2027 10560-10590 Burton 

St. 

Seventh Street Apart-

ments Family NSP/SHP 3 3 2066 

1833 7th Street 

2350 University Apart-

ments Family RDA 2 2 2063 

2350 University Avenue 

Silvercrest Senior Apts. 
Senior RDA, Section 202 75 75 2024 

3003 Orange Street 

Brandon Place Apts 
Senior LIHTC 196 196 2045 

3941 Polk Street 

Tyler Springs 
Senior MRB 273 55 2016 

10406 Indiana Avenue 

10594 and 10661 Bur-

ton 
Family RDA 8 8 2046 
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4171, 4205, 4221 Lively 

St 
Family HOME 12 12 2029 

10680 Collette Ave. Family RDA 4 4 2046 

10640,10662, 10670 

Collette. 
Family RDA 12 3 2025 

10628, 10640, 10652 

Burton St. 
Family RDA 12 3 2025 

10680 Burton St. Family RDA 4 1 2025 

Telacu Las Fuentes 
Senior 

RDA/HOME,  

Section 202 
75 74 2052 

1807 11th Street 

Telacu El Paseo 
Senior 

RDA/HOME,  

Section 202 
75 74 2056 

4030 Harrison Street 

Cambridge Gardens 
Senior 

RDA,  

Section 202 
75 75 2022 

3533 Harrison Street 

Canyon Shadows 
Senior RDA/HOME 124 112 2015 

8505 Arlington Avenue 

Goldware Senior Apts 
Senior HOME/LIHTC 162 137 2050 

6730 Streeter 

Whispering Fountains  
Senior HUD Vouchers 268 268 2013 

4790 Jackson Avenue 

Mount Rubidoux 
Senior Section 8 186 186 Annual 

3993 Tenth Street 

Vintage at Snowberry 
Senior HOME; RDA 224 222 2067 

8202 Colorado Avenue 

Olive Grove I 
Senior 

Sec. 231(J)(1) Sec-

tion 8 
106 0 Expired 

7858 California Avenue 

Olive Grove II 
Senior 

Section 221(d)(4), 

Section 8 
110 0 Expired 

7898 California Avenue 

J. E. Wall Victoria Manor 
Seniors RDA/HOME/LIHTC 112 112 2062 

4660 Victoria Avenue 

Plymouth Towers 
Senior Section 231 128 N/A Closed 2009 

3401 Lemon Street 

Highlander Pointe 

Apartments Family 501C3 Bonds 132 27 2026 

1055 W. Blaine Street 

San Carlos Apartments 
Family 207/223(f) 192 192 2040 

3622 Adams Street 

Total   4,247 3,298  

 

Source: City of Riverside, 2021 
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EVALUATION OF 
PRESERVATION 
OPTIONS 
State law requires that the City identify, analyze, 

and propose programs to preserve existing afforda-

ble multifamily rental units that are eligible to con-

vert to market rate rents due to termination of sub-

sidy contracts, mortgage prepayment, or expiring 

deed restrictions during the 10-year period starting 

June 15, 2022. Consistent with State law, The fol-

lowing identifies publicly assisted housing units in 

Riverside and analyzes their potential to convert to 

market rate housing uses.  

Table CP-28 Summary of Publicly Assisted Afforda-

ble Housing reveals that 1,474 units are at risk of 

conversion within 10 years of the start of the 6th 

Cycle planning period, from 2021 to 2029. The fol-

lowing analyzes three options to preserve afforda-

ble units at risk of conversion to market rents in-

cluding: 

o Replacement of rent subsidies;  

o Construction of new housing; and  

o acquisition/rehabilitation of units in return 

for extended affordability controls. 

 

  

Table CP-28: Summary of Publicly Assisted Affordable Housing  

Summary of Publicly Assisted Affordable Housing  
Project Type 

Total Housing 
Projects 

Total Units 
Affordable Deed 
Restricted Units 

# Units At Risk 
(2022-2029) 

Family Housing 31 2,058 1,712 703 

Senior Housing 12 2,189 1,586 771 

Total 43 4,247 3,298 1,474 

Source: City of Riverside, 2021 
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AT-RISK AFFORDABLE 
UNITS 
Existing housing that receives governmental assis-

tance is often a significant source of affordable 

housing in many communities. Riverside has 43 

publicly assisted housing developments that pro-

vide 3,298 affordable housing units (Table CP-29: 

Summary of Publicly Assisted Affordable Housing). 

During the 2022-2032 “at-risk” housing analysis 

period, 20 projects are at risk of conversion totaling 

703 family units and 771 senior units.

 

Table CP-29: Publicly Assisted Affordable Housing at Risk of Conversion  

Publicly Assisted Affordable Housing 
at Risk of Conversion 
Project Name and 
Address 

Tenant Type 
Type of Public 

Assistance 
Total Units 

Total 
Affordable 

Units 

Date of 
Potential 

Conversion  

Breezewood Apartments 

Family RDA/HOME 156 156 2028 1365–71 Main Street 

4675 Jackson Avenue 

Emerald Pointe Apart-

ments Family RDA 144 79 2024 

1863 12th Street 

Oaktree Apartments 
Family HOME 51 25 2026 

1946 7th Street 

Linden Manor/Riverside 

Gardens Family LIHTC 192 191 2028 

1245 Linden Street 

Sandra Apartments 
Family RDA 25 8 2025 

1789 7th Street 

Sierra Woods 
Family Section 231(j)(1) 190 188 2013 

4655 Minier Avenue 

La Sierra Manor 
Family RDA/HOME 16 10 2027 

10560-10590 Burton St. 

Silvercrest Senior Apts. 
Senior RDA, Section 202 75 75 2024 

3003 Orange Street 

Tyler Springs 
Senior MRB 273 55 2016 

10406 Indiana Avenue 

4171, 4205, 4221 Lively 

St 
Family HOME 12 12 2029 

10640,10662, 10670 

Collette. 
Family RDA 12 3 2025 

10628, 10640, 10652 

Burton St. 
Family RDA 12 3 2025 

10680 Burton St. Family RDA 4 1 2025 
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Cambridge Gardens 
Senior 

RDA,  

Section 202 
75 75 2022 

3533 Harrison Street 

Canyon Shadows 
Senior RDA/HOME 124 112 2015 

8505 Arlington Avenue 

Whispering Fountains  
Senior HUD Vouchers 268 268 2013 

4790 Jackson Avenue 

Mount Rubidoux 
Senior Section 8 186 186 Annual 

3993 Tenth Street 

Olive Grove I 
Senior 

Sec. 231(J)(1) Sec-

tion 8 
106 0 Expired 

7858 California Avenue 

Olive Grove II 
Senior 

Section 221(d)(4), 

Section 8 
110 0 Expired 

7898 California Avenue 

Plymouth Towers 
Senior Section 231 128 N/A Closed 2009 

3401 Lemon Street 

Highlander Pointe Apart-

ments Family 501C3 Bonds 132 27 2026 

1055 W. Blaine Street 

Total    3,298  

 

Source: City of Riverside, 2021 

REPLACEMENT OF RENT 
SUBSIDIES 
The first option for preserving affordable units is to 

replace the HUD rental vouchers given to each ten-

ant or the payment subsidies given to each property 

owner. The cost of replacing subsidies depends on 

the fair market rent for the unit and the household 

income level of the tenant. Typically, the subsidy is 

the difference between what a household can af-

ford to pay and fair market rent for the unit. As 

shown in Table CP-30: Preservation by Replacing 

Subsidies, replacing the rental subsidies for senior 

housing - assuming all the units are occupied by very 

low-income households - would cost approximately 

$62.5 million over 25 years. For family housing, the 

subsidy (assuming all units are occupied by low in-

come households) would be approximately $24.6 

million. Significant variation in these amounts is pos-

sible depending on the actual income level of the 

residents. 

This option assumes the property owner accepts a 

subsidy that guarantees fair market rent. In some 

cases, property owners may decline. Although this 

subsidy would guarantee the long-term affordabil-

ity of the unit, the cost could increase over time as 

market pressures push rents higher and require the 

City to increase the rental subsidies. Generally, this 

option is a short-term fix to a long-term problem 

and is not considered a sustainable solution. 

 

Table CP-30: Preservation by Replacing Subsidies  

Preservation by Replacing Subsidies 

Project 
Details 

Project per Unit Cost Estimate 

Senior  
Project 

Family 
Project 

Number of At-Risk 

Units 
696 188 

Affordable Rent 

for Very Low to 

Low Income 

Household 

2-person 

$670-

$1,073/mo. 

4-person 

$838-

$1,340/mo. 

Affordable Rent 

with $50/ Person 

Utility Allowance 

$570 (VLI) to  

$973 (LOW) 

$638 (VLI) to  

$1,140 (LOW) 

Fair Market Rent 

for an Apartment 

Project 

$873 

(1-bdr unit) 

$1,116–$1,577 

( 2 & 3 bdr unit) 

Total Subsidy 
over 25 Years 

$62.5 million $24.6 million 

Source: City of Riverside, 2021 



 

City of Riverside  2021-2029 Housing Element Technical Background Report 1 
38  

T
B

R
  1

 
 C

om
m

un
it

y 
P

ro
fi

le
 

 

 
CONSTRUCTION OF NEW 
UNITS 
The second option for preserving affordable units is 

to replace the affordable units by constructing new 

affordable units. This option would entail finding 

suitable sites, purchasing land, negotiating with a 

developer, and obtaining financing. The final cost 

depends on whether the builder must purchase land 

(or whether the City can transfer the land at a sub-

sidized price), and whether the City or private de-

veloper’s initial financial contribution can be lever-

aged with other funding sources.  

Several organizations in Riverside recently built af-

fordable projects. Although costs vary with each 

project, generally, construction costs (including la-

bor) totaled $100 to $180 per square foot. Land 

costs varied by the maximum allowable develop-

ment on the site and when the project was built 

(given the runup in land values). However, land 

costs are assumed to be $5 per square foot. Density 

is assumed at 30 units per acre, the maximum al-

lowed in the R-3 zone. Additional costs of 15% are 

assumed for other contingencies. 

Table CP-31: Preservation by Replacing Units sum-

marizes the estimated cost of replacing the 884 af-

fordable housing units that could expire by 2023. 

The costs would range from $69.9–$120.9 million 

for the 696 senior units and $27.5–$48.2 million for 

the 188 family units, for a total of $99.4–$171.1 

million. The final replacement cost to the City would 

depend on the cost of land and construction, the in-

tended income level and subsidies required, and the 

amount of nonlocal funding provided to the City.  

Table CP-31: Preservation by Replacing Units  

Preservation by Replacing Units  

Project Details 

Project Cost Estimates 

Senior Projects Family Projects Total 

Number of At-Risk Affordable Units 

696 units 

800 sf/unit 

188 units 

1,200 sf/unit 
884 units 

Average Construction Cost ($100 to 
$180/square foot  

$55.7 million 

$100 million 

$22.6 million 

$40.6 million 

$78.3 million 

$140.6 million 

Land Costs at 30du/ac at $5 per square 
foot 

$5.1 million $1.3 million $8.4 million 

Incidental Costs at 15% of Hard Costs 

$9.1 million 

$15.8 million 

$3.6 million 

$6.3 million 

$12.7 million 

$22.1 million 

Total 

$69.9 million 

$120.9 million 

$27.5 million 

$48.2 million 

$99.4 million 

$1711 million 

 

Notes: These cost estimates are intended as a magnitude of order estimate. Actual costs can vary significantly depending on market 
conditions and the number of subsidies received from other state, federal, and private sources.  

sf means square feet 

DU means dwelling unit 
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ACQUISITION AND 
REHABILITATION 
The third option for preserving affordable units is to 

acquire and rehabilitate existing affordable units.  

Apartment projects often need rehabilitation, and 

the property owner may have insufficient funds to 

complete periodic repairs and renovations. In these 

situations, the City may find it advantageous to 

work with the property owner and offer a flexible 

number of financial incentives (e.g., low-interest 

loans, renegotiating current loan packages, cash in-

centives) in return for extending the length of the 

affordability covenants on the affordable units.  

Rehabilitation and preservation costs depend on 

numerous factors, most notably the condition of the 

property, the amount of deferred maintenance, the 

financial viability of the project, and the length of 

the affordability term. The City of Riverside, work-

ing in conjunction with nonprofit and for-profit 

partners, has completed several major acquisition 

and rehabilitation projects that provide a basis for 

making a magnitude-of-order estimate of the future 

cost of such activities.  

Based on recently completed projects, the average 

acquisition cost is $60,000 per unit and the average 

rehabilitation cost is $24,000 per unit.  

Table CP-32: Preservation by Acquisition and Re-

habilitation summarizes the cost of acquiring 

and/or rehabilitating affordable housing projects 

and deed-restricting them as affordable. Total costs 

for preserving the 696 senior and 188 family hous-

ing units in Riverside range from $53 to $74.2 mil-

lion depending on whether the units require reha-

bilitation, acquisition, or both. 

 

  

Table CP-32: Preservation by Acquisition  

and Rehabilitation  

Preservation by 
Acquisition and Rehabilitation  

Project Details 

Project Per Unit 
Cost Estimate 

Total 

Number of At-Risk Affordable 
Units 

884 

Average Per Unit Rehabilitation 
Cost 

$24,000 

Average Per Unit Acquisition Cost $60,000 

Total Rehabilitation $21.2 million 

Total Acquisition  $53.0 million 

Total Costs $74.2 million 

Source: City of Riverside, 2021 
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PROGRAM EFFORTS TO 
PRESERVE AT-RISK UNITS 
The following programs have been developed and 

implemented by the Housing Authority to address 

the preservation of assisted units . Funding is gen-

erally provided through a variety of means cited 

above. 

• Monitoring At-Risk Units. The City will com-

municate to the owners of at-risk units the im-

portance of the units to the supply of affordable 

housing and its desire to preserve the units as 

affordable. The City will confirm that the own-

ers of at-risk projects will continue their Section 

8 contracts or other affordability covenants 

and will determine whether HUD will offer the 

owners a contract extension. 

• Financial Assistance. If federal funds for the 

Section 8 program are discontinued at some 

point and/or affordability restrictions are expir-

ing, the City will determine if it can assign finan-

cial resources to preserve the units. This option 

could include issuing bonds or holding TEFRA 

hearings that are the prerequisite for issuing 

multiple-family revenue bonds. The City will ex-

plore other means as feasible. 

 

 

1 Five-Year Consolidated Plan that is a establishes a framework of housing and community development priorities for Riverside. 

• Technical Assistance. The City can assist the 

owners of properties eligible for conversion to 

market rates in seeking funds and completing 

other tasks necessary to secure funds that pre-

serve the affordability of housing. Based on in-

formation gathered through the monitoring 

program and visitation program, the City will 

dedicate staff resources to work with property 

owners. 

• Identify and Work with Qualified Entities. 

The City works with nonprofit entities, for-

profit organizations, and developers who are 

interested in acquiring and/or managing at-risk 

units. HCD also lists qualified agencies inter-

ested in managing affordable housing in River-

side County. The City will consult the list of 

qualified entities to expand its administrative 

capacity to preserve affordable housing. 

Housing Element law requires that cities identify 

the maximum number of units that can feasibly be 

preserved over the planning period. Based on objec-

tives stated in the 2020-2021 Annual Action Plan1 

and this Housing Element, the City’s objective is to 

preserve all at-risk units where feasible, pending 

funding availability. The Housing Plan sets forth 

programs to allocate, where feasible, technical, and 

financial resources to preserve at-risk housing units 

in Riverside. 
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Table CP-33: Housing Assistance Needs of Lower  Income Households in Riverside 

Housing Assistance Needs of  
Lower Income Households in Riverside 

Household by Type, Income & 
Housing Problem 

Renters Owners 
Total 

Households Elderly 
Small 

Families 
Large 

Families 
Total 

Renters Elderly 
Total 

Owners 

Extremely Low Income (0-30% AMI) 240 290 65 855 500 760 1,615 

% with any housing problem 83.3% 87.9% 46.2% 78.9% 80.0% 75.0% 77.1% 

% with cost burden >30% 83.3% 87.9% 46.2% 78.9% 80.0% 75.0% 77.1% 

% with cost burden > 50% 58.3% 77.6% 46.2% 63.7% 64.0% 62.5% 63.2% 

Very Low Income (31-50% AMI) 225 440 75 955 665 960 1,915 

% with any housing problem 91.1% 90.9% 100.0% 89.5% 54.9% 60.4% 74.9% 

% with cost burden >30% 91.1% 90.9% 100.0% 89.5% 54.9% 59.9% 74.7% 

% with cost burden >50% 68.9% 43.2% 100.0% 57.1% 30.1% 37.5% 47.3% 

Low Income (51-80% AMI) 170 770 195 1,375 970 2,140 3,515 

% with any housing problem 52.9% 71.4% 82.1% 69.5% 30.4% 52.1% 58.9% 

% with cost burden >30% 52.9% 71.4% 71.8% 68.0% 29.4% 51.1% 57.7% 

% with cost burden > 50% 8.8% 11.7% 5.1% 12.0% 13.4% 20.7% 17.3% 

Total Households 875 3,255 605 6,025 4,085 13,445 19,470 

% with any housing problem 68.0% 48.5% 58.7% 51.5% 35.5% 32.0% 38.1% 

Source: HUD CHAS tabulations of 2015-2019 ACS data. 
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ESTIMATES OF 
HOUSING NEEDS 
The Comprehensive Housing Affordability Strategy 

(CHAS) developed by the Census for HUD provides 

detailed information on housing needs by income 

level for different types of households in Riverside. 

Detailed CHAS data based on the 2015-2019 ACS 

is displayed in Table CP-33: Housing Assistance 

Needs of Low- and Moderate-Income Households 

in Riverside. 

Based on CHAS, housing problems in Riverside in-

clude: 

• Units with physical defects (lacking a complete 

kitchen or bathroom);  

• Overcrowded conditions (housing units with 

more than one person per bedroom);  

• Housing cost burden, including utilities, ex-

ceeding 30% of gross income; or  

• Severe housing cost burden, including utilities, 

exceeding 50% of gross income. 

  

DISPROPORTIONATE 
NEEDS 
The types of problems vary according to household 

income, type, and tenure. Some highlights include: 

• Overall, housing problems affected roughly a 

greater proportion of renter-households (48%) 

than owner-households (31%) 

• Elderly renters had the highest level of housing 

problems regardless of income level (64%).  

• All extremely low-income large renter families 

had housing problems; the CHAS estimates 

that these households paid more than 50% of 

their income on housing costs.  

• More than a third (36%) of all lower income 

households (<80% AMI), regardless of tenure, 

incurred a cost burden.  

• Of the 1,615 extremely low-income Riverside 

households reported in the 2015-2019 CHAS, 

approximately 63% experienced housing cost 

burden exceeding 50% of their monthly in-

come. 
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TECHNICAL BACKGROUND 
REPORT 2: HOUSING 
CONSTRAINTS 
Various factors influence the City of Riverside’s 

ability to meet its housing goals. Pursuant to state 

law requirements, this Appendix provides the requi-

site analysis of potential and actual market, govern-

mental, and environmental constraints to the pro-

duction, maintenance, and improvement of housing 

for persons of all income levels and persons with 

disabilities. 

This Technical Background n analyzes potential 

constraints in three areas:  

• Market factors such as land costs, construction 

and rehabilitation costs, and the availability of fi-

nancing;  

• Governmental factors such as land use regula-

tions, development standards, building codes, 

permit procedures, and other local policies; and 

• Environmental factors including adequacy of 

infrastructure, public services, water supply, and 

transportation system to support new develop-

ment.  



 

City of Riverside  2021-2029 Housing Element Technical Background Report 2 
48  

T
B

R
 2

 
 H

ou
si

ng
 C

on
st

ra
in

ts
 

MARKET 
CONSTRAINTS 
This section analyzes constraints related to market 

conditions that affect the development and availa-

bility of affordable housing in the City of Riverside.  

Key constraints include land costs, construction and 

rehabilitation costs, availability of financing, and af-

fordable housing financing.  

LAND COSTS 
Land costs and the cost of assembling parcels are 

among the largest components of the total cost of 

building new housing. Land costs vary greatly in Riv-

erside, based on size, location, surrounding uses, 

and other factors. A review of listings of vacant land 

for sale on Zillow in March 2021, indicated that 

land prices range from less than $1 per square 
foot to over $60 per square foot1.  

The average price per square foot was $11, and the 

median price per square foot was $8. Parcels zoned 

for higher density in Riverside’s urban core and 

along its key transportation corridors command 

higher prices. Additional density or larger projects 

that can realize economies of scale are sometimes 

necessary to reduce the per-unit land costs and en-

hance project feasibility. 

 

1 Zillow.com, accessed March 16, 2021. 

2  National Association of Home Builders, 2019 Construction 
Cost Survey. 

CONSTRUCTION AND  
REHABILITATION COSTS 
Construction costs are the largest component of 

costs associated with new and rehabilitated hous-

ing. Construction costs include labor, materials, site 

improvements, and developer profit.  

The National Association of Home Builders 2019 

Construction Cost Survey found that the average 
construction cost for a single-family home was 
$114 per square foot and that construction costs 

account for approximately 61 percent of the sales 

price of a new single-family home2. However, as a 

national survey, these figures may not be entirely 

representative of costs in Riverside.  

The 2020 Construction Market Analysis provided 

by construction management company Cumming 

provides further regional insight. While it does not 

include data for Riverside, the Analysis indicates 

that construction costs for a single-family home in 

Los Angeles range from $65 to $241 per square 

foot. For mid-rise multi-family projects3, construc-

tion costs range from $294 to $529 per square 

foot4.  

Again, while these figures may not be fully repre-

sentative of Riverside, they indicate that construc-
tion costs do comprise a significant portion of 
the final cost of housing. Residential development 

with limited ground preparation, simplified archi-

tectural features, and standard quality of interior 

materials would be in the lower range of these esti-

mates. However, construction costs would be 

higher for more luxurious buildings and higher for 

projects with underground parking.  

It should also be noted that while the price per 

square foot of construction of multi-family units is 

generally higher than for single-family 

3 Multi-Family developments typically between 4-12 stories  

4  Cumming, U.S. Costs per Square Foot of Gross Floor Area, 
2020. 

https://www.nahbclassic.org/generic.aspx?sectionID=734&genericContentID=271883&channelID=311
https://www.nahbclassic.org/generic.aspx?sectionID=734&genericContentID=271883&channelID=311
https://ccorpinsights.com/costs-per-square-foot/
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development, multi-family developments can bene-

fit from economies of scale and the price per unit 

generally goes down with higher densities. In this 

way, programs such as the Density Bonus for Af-

fordable Housing can lower per-unit construction 

costs.  

AVAILABILITY OF 
FINANCING 
The availability of financing is an important consid-

eration for both developers seeking construction fi-

nancing and households looking to purchase homes. 

Financing availability depends on many factors, in-

cluding current interest rates and regulations gov-

erning lending practices. 

In response to the COVID-19 pandemic, interest 
rates are at historic lows and as of February 
2021, below 3% for a 30-year fixed-rate mortgage. 

While lower interest rates can serve to spur devel-

opment and encourage homeownership, securing a 

down payment remains a significant impediment for 

first time homebuyers. With lending institutions 

generally requiring between 10-20% of the sale 

price as a down payment, many homebuyers are 
priced out of the region’s costly housing market.   

“While lower interest rates 
can serve to spur 
development and encourage 
homeownership, securing a 
down payment remains a 
significant impediment for 
first time homebuyers.” 
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AFFORDABLE HOUSING  
FINANCING 
The Great Recession impacted the financing for af-

fordable housing much as it did for conventional 

housing.  

One example is the Low-Income Housing Tax 
Credit Program (LIHTC), which is a federal afford-

able housing funding source available for develop-

ers seeking to build affordable units. LIHTCs pro-

vide affordable housing developers an allocation of 

tax credits, which they sell to investors to raise eq-

uity for projects. Investors that purchase tax 
credits can reduce their federal tax liability dol-
lar-for-dollar, so that the purchase of $1,000 in tax 

credits reduces tax liability by $1,000. As a result of 

the equity made available through the sale of tax 

credits, a developer can complete projects with less 

debt and pass cost savings in the form of lower rent.  

Prior to the Great Recession, Fannie Mae and Fred-

die Mac provided 40% of LIHTC investments, and 

banks motivated by the Community Reinvestment 

Act (CRA) provided 40%. Unfortunately, during the 

Great Recession, both Fannie Mae and Freddie Mac 

ceased making new investments through the LIHTC 

Program, affecting the availability of financing for 

affordable housing projects for the better part of a 

decade. However, Fannie Mae and Freddie Mac 

both resumed LIHTC equity activities in recent 

years (2017-2018), making this type of funding a 

more accessible option going forward.  

  



  

2021-2029 Housing Element Technical Background Report 2  City of Riverside 
 51  

 T
B

R
 2

 
 H

ousing C
onstraints 

GOVERNMENTAL 
CONSTRAINTS 
FEES AND EXACTIONS 
The City of Riverside collects fees to process plans 

submitted for residential projects and to finance the 

provision of important services that are needed to 

accommodate housing and population growth. 

Some fees are collected to fund City services and in-

frastructure, while others are collected on behalf of 

and passed through to other agencies for similar 

purposes. Fees and exactions are used to finance 
public facilities, roadways, water and sewer in-
frastructure, schools, and other community ser-
vices.  

For new residential projects, developers in River-

side may be required to pay a variety of fees de-

pending on the location, type, and size of the pro-

ject. Table H-1: Typical Housing Fees provides a 

summary of fees for a typical 25-unit apartment 

project, an affordable 25-unit apartment project, 

and a 10-unit condominium project. It should be 

noted that these fees are based on assumptions for 

a “typical” project and may vary based on project 

specifics. Additionally, the fee summary assumes 

that the projects meet the requirements of the un-

derlying zone and therefore would not require a 

general plan amendment, zoning code amendment, 

or variance.  

As shown in Table H-1: Typical Housing Fees, the 

total fees per unit for a typical 25-unit apartment 

project are $26,862. For a similar project, but with 

affordable units and on a site that was previously 

developed, the per unit fees are $19,312. The total 

per unit fees for the 10-unit condominium project 

were $36,296, indicating that the cost per unit 

generally goes down with the development of addi-

tional units.  

While permit and development fees do represent a 

significant cost, they are necessary to expand and 

maintain infrastructure to support expanding resi-

dential development and to cover the City’s costs of 

reviewing and processing permits. Riverside’s de-
velopment fees do not represent a greater con-
straint to housing development in comparison 
to other jurisdictions in the region. The Western 

Riverside Council of Governments conducted an 

Analysis of Development Impact Fees in Western 

Riverside County in 2016. The fee study showed 

that the average residential development impact 

fees in the region were $28,314 per multi-family 

unit. Therefore, the per-unit fees indicated in Table 

H-1: Typical Housing Fees, ranging from $19,312 to 

$36,296, are generally comparable to the region. 

Riverside’s permit fees are lower than average, 

when it is considered that the totals presented in-

clude actual construction cost for water and elec-

tricity service.  

The Western Riverside County Council of Govern-

ment’s (WRCOG) Transportation Uniform Mitiga-

tion Fee (TUMF) program includes an exemption 

for affordable projects. The TUMF is typically the 

largest development fee for a project; therefore, the 

exemption is a significant incentive.  

Finally, developers proposing apartments or 

Planned Residential Developments (PRD) that con-

tain units affordable to lower income residents can 

receive higher densities (and thereby project reve-

nues) plus concessions for qualified projects 

through the Affordable Housing Density Bonus 

provisions. Density bonuses improve the finan-
cial feasibility of projects and create a third 
layer of financial benefits for developers. The 

City’s density bonus provisions are discussed in fur-

ther detail in the “Development Standards” analysis 

later in this Section.  

The pages following the table provides further de-

tail about required entitlement, permit, develop-

ment, and impact fees. 
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Source: City of Riverside, Planning Division, 2017. 

1. 25-unit multi-family apartment project on 1-acre site with 
1,000 sf/unit 

2. 25-unit affordable multi-family apartment project on 1-acre 
site with 1,000 sf/unit, developed on a site that was previ-
ously developed  

3. 10-unit condominium project on 0.5-acre site with 1,000 
sf/unit 

4. Low-income housing projects may be exempt from this fee. 
5. Projects on sites that were previously developed are exempt 

from this fee. 

6. Miscellaneous permits/fees include fire permits, street tree 
fees, inspections, temporary power, issuance, imaging fees, 
etc. 

7. The Utilities cost estimates assume standard rates and in-
stallation and do not account for additional costs that fre-
quently occur based on the specific of a given site or project. 
Construction costs may double or triple those shown. 

8. Includes fire service (6”), domestic service (2”), landscape 
service (2”), and other construction/installation costs. 

9. Includes cost of typical design and construction.  

Fees 

25-Unit  
Multi-Family  

Apartment Project1 

25-Unit  
Multi-Family 

Apartment Project  
(Affordable)2 

10-Unit  
Condominium 

 Project3 

Entitlement Fees 

Design Review $3,560 $3,560 $3,560 

Tentative Map - - $10,516 

Preliminary WQMP Review $1,669 $1,669 $1,669 

Landscape Design Review $919 $919 $919 

Utilities Design and Construction7  

Utility Plan Review Deposit $2,000 $2,000 $2,000 

Water8  $43,700 $43,700 $37,700 

Electrical9  $100,000 $100,000 $85,000 

Development Impact and Permit Fees 

Building Plan Check (valuation 
based) 

$8,000 $8,000 $5,000 

Grading Permit $4,100 $4,100 $4,100 

Final Map Check   $5,000 

Final WQMP Plan Check $1,500 $1,500 $1,500 

Sewer Permit $7,700 $7,700 $6,000 

Storm Drain Fee $1,000 $1,000 $1,000 

Sewer Connection Fee $91,000 $91,000 $36,000 

Acreage Fee (Storm Drain Supple-
ment) 

$900 $900 $500 

Local Park Fee $76,000 $76,000 $26,000 

Regional Park Fee $5,500 $5,500 $3,000 

Aquatic Park Fee $7,400 $7,400 $2,400 

Traffic Impact Fee (City) $10,500 $10,500 $4,200 

Traffic Signal Fee $3,100 $3,100 $1,300 

Building Fee (valuation based) $8,000 $8,000 $5,000 

TUMF (County)4 $159,725  $63,890 

MSHCP (County)5 $29,025  $11,610 

School Fees $100,250 $100,250 $40,100 

Miscellaneous6 $6,000 $6,000 $5,000 

Total $671,548 $482,798 $362,964 

Total per Unit $26,862 $19,312 $36,296 

Table H-1: Typical Housing Fees  
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PLANNING, BUILDING, AND 

ENVIRONMENTAL FEES 

The City of Riverside charges developers standard 

plan check fees, fees for processing applications, 

building permits, tentative tract maps, environmen-

tal review, variances, conditional use permits, or 

other permits and land use entitlements to help re-

cover the cost of processing applications and 
conducting inspections for specific projects.  

Multi-family residential projects are generally per-

mitted by-right (without a site plan review permit or 

conditional use permit), significantly reducing the 

entitlement fees for the project. Additionally, by-

right projects are exempt from further CEQA re-

view, providing additional cost savings. For projects 

that do require additional environmental review, 

additional fees for a mitigated negative declaration 

are approximately $4,600 (including the Dept. of 

Fish and Game filing fee). This does not include the 

cost for additional studies that may be necessary for 

further environmental review. The costs for a full 

environmental impact report would be significantly 

higher, should the project necessitate that level of 

review. 

Building plan check fees and permit fees are based 

on project valuation and are designed to cover the 

City’s cost to review, process, and inspect projects. 
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REGIONAL IMPACT FEES 

Certain impact fees are paid to fund regional ef-

forts, including, transportation, parks, habitat con-

servation, and schools. These regional fees make 
up a large proportion of the total development 
fees for a project; however, they are necessary to 

expand and maintain regional infrastructure and 

provide for habitat conservation.  

The regional Transportation Uniform Mitigation 

Fee (TUMF) was developed to ensure that new de-

velopment pays its fair share to address regional 

traffic issues and fund regional transportation pro-

jects. Effective January 1, 2021, the TUMF fee was 

$9,810 per single-family unit and $6,389 per multi-

family unit. However, per City Council Ordinance 

No. 7067, publicly subsidized affordable projects 

are exempt from TUMF fees, creating a significant 

incentive to development affordable housing.  

The region’s Multiple Species Habitat Conservation 

Plan (MSHCP) is administered by the Western Riv-

erside County Regional Conservation Authority. 

MSHCP fees are based on density. As of July 1, 

2020, the fee was: $2,234 per unit for development 

at 8 du/ac or less; $1,430 per unit for development 

between 8 and 14 du/ac; and $1,161 per unit for de-

velopment exceeding 14 du/ac. However, if a site 

has been previously developed, it is exempt from 

the MSHCP fee. 

The Riverside Unified School District (RUSD), 

Moreno Valley Unified School District (MVUSD) 

and Alvord Unified School District (AUSD) all serve 

residents within the City of Riverside. These school 

districts charge fees to finance the construction and 

expansion of schools to accommodate student en-

rollment. The County of Riverside also implements 

requirements for regional park facilities. 
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City Impact Fees and Utility Design and Con-

struction 

The City charges impact fees to finance new or 
expanded infrastructure (sewer, library, parks, 
and public facilities) required to serve residents. 

The fee must have a reasonable relationship to the 

infrastructure costs and represent the marginal 

cost of improvements required to serve residents of 

the new residential projects. The City charges a lo-

cal park fee, sewer capacity and treatment fee, local 

transportation fee, storm drain fees, and other im-

pact fees. Other fees and credits may apply depend-

ing on the location.  

As Riverside Public Utilities is the primary provider 

of both water service and electricity in large por-

tions of the City, the City also charges for the design 

and construction of water facilities and power ser-

vice. Construction costs for utilities can vary greatly 

depending on the nature of the development, site 

conditions, and other factors; therefore, the values 

contained in Table H-1: Typical Housing Fees are 

estimates based on standard design and construc-

tion and actual costs could easily be significantly 

higher. 

The Riverside General Plan 2025 recognizes that 

the availability of adequate parks and recreation, 

both passive and active, improves the quality of life 

in neighborhoods and the City. New residential de-

velopment within the City generates a greater de-

mand for existing park and recreational facilities, 

both locally and regionally. Chapter 16.60 of the 

Riverside Zoning code requires that three acres of 

developed parkland be available for every 1,000 

residents. Therefore, the City of Riverside requires 

the payment of fees (or in-lieu dedications) for a pro 

rata share of improvements to local park facilities 

pursuant to the Zoning code. These fees are allowed 

for in state law and the amount charged is tied to the 

marginal cost of facilities needed to serve new hous-

ing. 

In 2008, the City adopted a policy of deferring cer-

tain development fees until final inspection or cer-

tificate of occupancy, totaling $10,000 in short-

term savings. Senior housing projects also re-
ceive substantial fee reductions. 
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LAND USE 
REGULATIONS 
This section discusses the City’s General Plan, 2025 

land use designations, and Zoning Code provisions 

relative to the types of housing allowed as a poten-

tial governmental constraint. 

The Land Use and Urban Design Element within the 

City’s 2025 General Plan establishes land use des-

ignations that guide the location, type, and intensity 

of land in the City. Title 19 of the Zoning code) 

serves to implement the General Plan 2025 by 

providing specific development standards for each 

general plan land use category. Table H- 2: Pri-
mary Land Use Designations Allowing Housing 
shows the general plan land use designation,  

 

 

the corresponding zoning designation, and residen-

tial uses, including allowable densities for designa-

tions. 

 

  

General Plan Land Use Designation GP Symbol Zone 
Symbol 

Zoning Designation 

Single-Family Residential Land Use Designations 

Agricultural/Rural (Max. 0.20 du/acre) A/RR RA-5 Residential Agriculture 

Hillside  
(Max. 0.63 du/acre) 

HR RC Residential Conservation 

Semi-Rural  

(Max. 3.3 du/acre) 

SRR RR 

RE 

R-1-1/2 
acre 

Rural Residential 

Residential Estate 

R-1 – ½ acre – Single Family 

Very Low Density 
(Max. 3.2 du/acre) 

VLDR RE 
R-1-1/2 

acre 

Residential Estate 

R-1-1/2 acre–Single Family 

Low Density  

(Max. 6.0 du/acre) 

LDR RR 

RE 

R-1-1/2 
acre 

R-1-
13000 

R-1-
10500 

Rural Residential 

Residential Estate 

R-1-1/2 acre–Single Family 

R-1-13000–Single Family 

R-1-10500–Single Family 

Medium Density  

(Max. 8.0 du/acre) 

MDR RE 

R-1-1/2 
acre 

R-1-
13000 

R-1-
10500 

R-1-
8500 

R-1-
7000 

MH 

Residential Estate 

R-1-1/2 acre–Single Family 

R-1-13000–Single Family 

R-1-10500–Single Family 

R-1-8500–Single Family 

R-1-7000–Single Family  
Mobile Home Park Overlay 

Table H- 1: Primary Land Use Designations Allowing Housing  

 



  

2021-2029 Housing Element Technical Background Report 2  City of Riverside 
 57  

 T
B

R
 2

 
 H

ousing C
onstraints 

 
Source: City of Riverside, Riverside General Plan 2025, Land Use & 
Urban Design Element, Amended August 2019. 

1. Proposed projects within one-half mile of a transit stop along 

Magnolia or University Avenue may qualify for the higher res-

idential density. 

 

 

  

General Plan 
Land Use Designation 

GP Symbol Zone Symbol Zoning Designation 

Multiple-Family Residential Land Use Designations 

Medium-High Density 

(Max. 14.5 du/acre) 

MHDR R-1-7000 

R-3-4000 

R-3-3000 

R-1-7000–Single Family  

R-3-4000–Multi-family 

R-3-3000–Multi-family 

High Density 

(Max. 29 du/acre) 

HDR R-3-4000 

R-3-3000 

R-3-2500 

R-3-2000 

R-3-1500 

R-3-4000–Multi-family  

R-3-3000–Multi-family  

R-3-2500–Multi-family  

R-3-2000–Multi-family  

R-3-1500–Multi-family 

Very High Density  

(Max. 40 du/ac) 

VHDR R-4 R-4–Multi-family 

Mixed-Use Designations 

Downtown Specific Plan (Various 
DUs/FAR) 

DSP DSP Downtown Specific Plan 

Orangecrest Specific Plan (Various 
DUs/FAR) 

OSP OSP Orangecrest Specific Plan 

Mixed-Use –Neighborhood 
(Max. 10 du/acre, and 1.0 

FAR/acre) 

MU-N MU-N 

R-1-13000 

R-1-10500 

R-1-8500 

R-1-7000 

Mixed Use– Neighborhood 

R-1-13000–Single Family 

R-1-10500–Single Family 

R-1-8500–Single Family 

R-1-7000–Single Family  

Mixed-Use – Village 

(Max. 30/401 du/acre, and 2.5 
FAR/acre) 

MU-V MU-V 

R-3-4000 

R-3-3000 

R-3-2500 

R-3-2000 

R-3-1500 

R-4 

Mixed Use–Village 

R-3-4000–Multi-family  

R-3-3000–Multi-family  

R-3-2500–Multi-family  

R-3-2000–Multi-family  

R-3-1500–Multi-family 

R-4 Multi-family 

Mixed Use – Urban  
(Max. 40/601 du/acre, and 4.0 

FAR/acre) 

MU-U MU-U 

R-3-4000 

R-3-3000 

R-3-2500 

R-3-2000 

R-4 

Mixed Use–Urban 

R-3-4000–Multi-family  

R-3-3000–Multi-family  

R-3-2500–Multi-family  

R-3-2000–Multi-family  

R-4 Multi-family 

Community Amenities and Support Designations 

Agriculture  
(Max. 0.20 du/acre) 

A RA-5 Residential Agriculture 

Table H- 2: Primary Land Use Designations Allowing Housing  
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HOUSING OPPORTUNITIES 
Housing element law specifies that jurisdictions 

must facilitate and encourage a range of housing 

types for all economic segments of the community. 

Shown in Table H- 3: Primary Land Use Designa-

tions Allowing Housing, the Zoning Code permits a 

wide variety of conventional and special needs 

housing within the residential zones. 

 

With the adoption of the General Plan 2025 and 

Zoning Code, the City of Riverside also allows nu-

merous opportunities for conventional and special 

needs housing in commercial, mixed-use, and other 

zones Table H- 3: Allowable Residential Uses in 
Nonresidential Zones. Given the built-out nature 

of many areas, the City has adopted smart growth 

principles to direct its new residential growth to 

mixed-use or commercial areas, as shown below. 

  



  

2021-2029 Housing Element Technical Background Report 2  City of Riverside 
 59  

 T
B

R
 2

 
 H

ousing C
onstraints 

 Source: City of Zoning code, 2020 

P Permitted by Right 
C Conditional Use Permit  
PRD Planned Residential Development Permit 

SP Site Plan Review Permit 
MC  Minor Conditional Use Permit  

X  Prohibited Use 
TUP Temporary Use Permit 

 

1. Permitted as part of a PRD. 

2. Legal existing duplexes built prior to the adoption of the Zon-

ing Code are permitted in the R-1-7000 zone. 

3. Emergency shelters are permitted by right in the Industrial 

Zone. 

4. Age Restricted to 55+. 

  

Residential Uses 
Residential Zones 

RC RA-5 RR RE R-1 R-3 R-4 

Traditional Housing 

Single-Family Dwelling Det. P P P P P P1 P1 

Single-Family Dwelling Att. X X P P P P1 P1 

Manufactured Dwelling P P P P P P P 

Mobile Home Park - - With 
Overlay 

Zone 

X X 

Accessory Dwelling Unit/Junior Accessory Dwelling Unit P P P P P P P 

Multiple-Family (2 or more units) X X X X  X 2 P P 

Live-Work X X X X X X X 

Planned Residential Development PRD - PRD PRD PRD X X 

Special Needs Housing 
Assisted Living (Residential Care Facility)  X X X X C C X 

Boarding House X X X X X C X 

Caretaker Living Quarters 

 Agricultural - C MC - MC - - 

 Industrial Use & Commercial Storage - - - - - - - 

 Temp. during Construction TUP TUP TUP TUP TUP TUP TUP 

Group Homes (6 or fewer persons) P P P P P P P 

Group Homes (7 or more persons) X X C C C X X 

Parolee/Probationer (6 or fewer persons)  X X MC MC MC X X 

Parolee/Probationer (7 or more persons) X X C C C X X 

Senior Housing4 X X X X MC P P 

Emergency Shelters (6 or fewer persons)3 X X MC MC MC X X 

Emergency Shelters (7 or more persons)3 X X C C C X X 

Sober Living Homes P P P P P P P 

Student Housing X X X X X C C 

Supportive Housing (6 or fewer persons) P P P P P P P 

Supportive Housing (7 or more persons) P P P P P P P 

Transitional Housing (6 or fewer persons) P P P P P P P 

Transitional Housing (7 or more persons) P P P P P P P 

Tiny Home Community (Foundation) X X X X X P P 

Tiny Home Community  X X C C C C X 

Table H- 3: Allowable Residential Uses in Residential Zones 
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Residential Uses Commercial Mixed Use1 

O CR CG CRC MU-N MU-V MU-U 

Traditional Housing 
Single-Family Dwelling Det. x x x x P x x 

Single-Family Dwelling Att. x x x x P x x 

Manufactured Dwelling x x x x P x x 

Mobile Home Park x x x x x x x 

Accessory Dwelling Unit/Junior Accessory Dwelling Unit x x x x P P P 

Multiple-Family (2 or more units) x x x x x P P 

Live Work x x x x P/MC P/MC P/MC 

Planned Residential  x x x x x x x 

Special Needs Housing 
Assisted Living  C C C x x x x 

Boarding House x x x x x x x 

Caretaker Living Quarters  

  Agricultural x x x x x x x 

  Industrial Use/Commercial Storage x x x x x x x 

  Temp. during Construction TUP TUP TUP TUP TUP TUP TUP 

Group Homes (6 or fewer) x x x x P P P 

Group Homes (7 or more)  C C C C x x x 

Senior Housing3 x x x x MC P  P 

Emergency Shelters (6 or fewer persons)2 MC MC MC x x x x 

Emergency Shelters (7 or more)2 C C C x x x x 

Single Room Occupancy (SRO) x x x x x x C 

Sober Living Homes x x x x P P P 

Student Housing x C C x x C C 

Supportive Housing (6 or fewer clients) MC MC MC X P P P 

Supportive Housing (7 or more clients) C C C X P P P 

Transitional Housing (6 or fewer clients) MC MC MC X P P P 

Transitional Housing (7 or more clients) C C C X P P P 

Tiny Home Community4 C C C C C C C 

 
 
Source: City of Zoning code, 2020 

P = Permitted by right  C = Conditional Use Permit  
PRD = Planned Residential  SP = Site Plan Review Required  
MC = Minor Conditional Use X = Prohibited Use 
TUP = Temporary Use Permit 
 
1. Mixed-use is also allowed in the Downtown Specific Plan. 
2. Shelters are permitted by right in the Industrial Zone. 
3. Age Restricted to 55+. 
4. Only permitted with a CUP when incidental to an Assemblies of People – Non-Entertainment use 
 

Table H- 4: Allowable Residential Uses in Nonresidential Zones  
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SINGLE-FAMILY HOUSING 

The Zoning Code allows a range of single-family 

housing types in residential zones, predominantly as 

by-right uses. Further details on various single-fam-

ily housing types are provided below.  

TRADITIONAL DETACHED AND ATTACHED 

SINGLE-FAMILY HOUSING. Traditional de-

tached single-family homes are permitted by-right 

within the City’s residential zones, except that they 

are required to be within a Planned Residential De-

velopment in the R-3 and R-4 zones. Attached sin-

gle-family dwellings are permitted by-right in all res-

idential zones except for the RC and RA-5 zones. 

Detached and attached single-family dwellings are 

also permitted in the Neighborhood Mixed Use 

(MU-N) zone.  

MANUFACTURED HOUSING. The City allows 

the installation of manufactured homes certified 

under the National Manufactured Housing Con-

struction and Safety Standards Act of 1974 on a 

foundation system, pursuant to Section 18551 of 

the Health and Safety Code, on lots zoned for con-

ventional single-family residential dwellings. Such 

uses are not subject to any administrative, planning, 

or development process or requirement. The con-

struction of Manufactured home is subject to HUD 

guidelines. HUD is charged with adopting rules and 

regulations to interpret the provisions of California 

law and codes that relate to manufactured housing. 

Specifically, the Department has adopted building 

standards that are consistent with the recognized 

and accepted standards as published in the most re-

cent editions of uniform or international industry 

codes. The source of these codes:  

• The Uniform Housing Code of the International 
Conference of Building Officials 

• The International Residential Code of the Inter-
national Code Council 

• The International Building Code of the Interna-
tional Code Council 

• The Uniform Plumbing Code of the Interna-
tional Association of Plumbing and Mechanical 
Officials. 

• The Uniform Mechanical Code of the Interna-
tional Association of Plumbing and Mechanical 
Officials. 

• The National Electrical Code of the National 
Fire Protection Association. 

Local ordinances or regulations cannot be pre-
scribed in conflict with these standards, the state 
laws codes and regulations take precedence. 

However, local zone requirements, building set-
back, local fire zones, building setback, rear and side 
yard size requirements, site development and prop-
erty line requirements are within the jurisdiction of 
local governments as well as the review and regula-
tion of architectural and aesthetic requirements. 

TINY HOME COMMUNITIES.  

Like mobile home parks, tiny home communities al-

low for multiple single-family dwellings to be placed 

on one site. With smaller unit sizes, they provide an-

other source of affordable housing, particularly for 

smaller lower-income households. Per the Zoning 

Code, a tiny home is defined as: “a structure con-

structed on a chassis, intended for separate, inde-

pendent living quarters that meets all of the follow-

ing conditions: 

• The unit cannot (and is designed not to) move 

under its own power. When sited on a parcel 

the wheels and undercarriage shall be skirted; 

• No larger than allowed by California State Law 

for movement on public highways; 

• Has at least 100 square feet of first floor inte-

rior living space; 

• Is a self-contained unit which includes basic 

functional areas that support normal daily rou-

tines such as cooking, sleeping, and toiletry; 

• Is designed and built to look like a conventional 

building structure; 

• Shall be licensed and registered with the Cali-

fornia Department of Motor Vehicles and meet 

the American National Standards Institute 

119.5 or National Fire Protection Association 

1192 requirements; 

• Served by underground utilities; and 
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• A tiny home is not a recreational vehicle as de-

fined in the Zoning Code. 

Tiny home communities where the structures are 

constructed on a chassis are allowed with the ap-

proval of a conditional use permit in the RR, RE, R-1, 

and R-3 residential zones and all commercial and 

mixed-use zones, but only when configured as inci-

dental uses to a primary Assemblies of People – 

Non-Entertainment use. Tiny home communities 

where the structures are placed on a permanent 

foundation are permitted within the R-3 and R-4 

zones.  

Tiny home communities allow 
for multiple single-family 
dwellings to be placed on one 
site. With smaller unit sizes, 
they provide another source 
of affordable housing.  
Mobile Home Parks. According to the Department 

of Finance, there were an estimated 2,227 mobile 

home units within the City of Riverside, several of 

which provide affordable housing for seniors. Mo-

bile home parks are permitted in the RR, RE, and R-

1 zones with a Mobile Home Park Overlay Zone and 

approval of a conditional use permit. The Zoning 

code requires that mobile home parks be at least 10 

acres, have a maximum density of 10 units per acre, 

and comply with standards in accordance with Title 

25 of the California Code of Regulations. The Zon-

ing code establishes setback standards for mobile 

home parks that are like the R-3 zone. The City has 

also worked with partners to rehabilitate and pre-

serve the condition of viable mobile home parks. 

Planned Residential Development (PRD). PRD 

regulations are a unique and flexible development 

incentive that is intended to assist in producing a di-

versity of single-family housing; incentivize clus-

tered development of environmentally and topo-

graphically constrained land; allow the develop-

ment of small-lot infill subdivisions; encourage more 

creative and imaginative project design by allowing 

increased densities in return for enhanced ameni-

ties; provide increased opportunities for home own-

ership; and assist in the preservation and enhance-

ment of valuable natural areas, where appropriate 

and especially in the RC Zone. A PRD is permitted in 

any single-family residential zone (except RA-5), 

subject to a Planned Residential Development Per-

mit.  
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ACCESSORY DWELLING UNITS, JUNIOR 

ACCESSORY DWELLING UNITS, 

CARETAKER’S LIVING QUARTERS. 

Accessory dwelling units, junior accessory dwelling 

units, and caretaker’s living quarters can provide a 

significant source of affordable housing.  

Chapter 19.442 of the City’s Zoning Code contains 

provisions for the development of accessory dwell-

ing units (formerly known as second dwelling units) 

and junior accessory dwelling units.  

Accessory Dwelling Unit (ADU). The Zoning Code 

defines an accessory dwelling unit as “an attached 

or a detached residential dwelling unit that provides 

complete independent living facilities for one or 

more persons and is located on a lot with a proposed 

or existing primary residence. It shall include per-

manent provisions for living, sleeping, eating, cook-

ing, and sanitation on the same parcel as the single-

family or multifamily dwelling is or will be situated.” 

Junior Accessory Dwelling Unit. A junior accessory 

dwelling unit is a unit contained entirely within an 

existing single-family structure. A JADU must have 

its own kitchen facilities but may or may not share 

sanitation facilities with the primary unit.  

Recent changes to state law pertaining to ADUs and 

JADUs have impacted how cities are able to regu-

late them. Most recently, several state laws became 

effective on January 1,2020, including AB 68, AB 

587, AB 881, and SB 13. These new laws impose the 

following requirements for jurisdictions:  

• Cities must allow the conversion of existing ac-

cessory structures, including garages, into 

ADUs. When a garage or carport is demolished 

or converted to develop an ADU, the City may 

not require the lost parking to be replaced. 

• Standards related to FAR, lot size, lot coverage, 

and open space may not have the effect of lim-

iting ADU development. Further, a City may not 

impose standards that would limit the size of an 

ADU to less than 850 square feet for a one-

bedroom ADU or 1,000 square feet for a unit 

with two or more bedrooms. 

• ADUs must be permitted in zones that permit 

multi-family housing and on lots developed with 

multi-family residences. Development of ADUs 

can no longer be limited to single-family zones.  

In response to changing state regulations, the City 

updated its ADU provisions several times over the 

past few years, most recently in 2020. With the 

most recent amendments, the City’s provisions are 

compliant with state law; however, state regula-

tions will continue to be monitored and future 

amendments to the City’s Zoning Code made as 

necessary to remain in compliance.  

Caretaker’s Living Quarters. The Zoning Code de-

fines a caretaker’s living quarters as a single-family 

dwelling unit as an accessory to an agricultural, pro-

fessional, commercial, or industrial use for occu-

pancy by the owner/caretaker. Caretaker’s living 

quarters for industrial uses are permitted in three 

industrial zones (I, AI, and AIR) and the CS Overlay 

zone pursuant to a Minor Conditional Use Permit, 

where 24-hour on-site management is required. 

Within the industrial and commercial zones, the unit 

is limited to 650-square-feet, and 2 bedrooms and 

is covenant restricted to be occupied by the owner 

or employee of the business where the unit is lo-

cated. Caretaker living quarters associated with ag-

ricultural uses are permitted with a conditional use 

permit in the RA-5 zone and with a minor condi-

tional use permit in the RR and R-1 zones with a 

minimum lot size of five acres.  

Multiple-Family Housing. The City of Riverside ac-

tively encourages and facilitates the production of 

multiple-family housing in the community. This in-

cludes traditional multiple-family developments 

and senior projects, as well as mixed use and stu-

dent housing projects. Traditional multi-family de-

velopment is permitted in the R-3 and R-4 zones at 

maximum densities ranging from 14.5 to 40 
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dwelling units per acre. Other multi-family housing 

types are described in greater detail below. 

Mixed-Use. The Zoning Code has mixed-use zones 

that offer development opportunities for inte-

grated, complementary residential and commercial 

development on the same parcel or contiguous 

group of parcels. Singular, stand-alone uses are per-

mitted when they foster an overall mixture of uses 

within the surrounding area. Design and develop-

ment standards for all three zones are directed to-

ward encouraging pedestrian activity and ensuring 

that mixed commercial and residential uses are 

compatible both within the development and with 

other surrounding areas.  

The MU-N zone is designed to have the lowest in-

tensity of commercial and residential uses. Both at-

tached and detached single-family dwellings are 

permitted in the MU-N zone at a density of 10 units 

per acre. The MU-V and MU-U zones permit multi-

family projects with maximum base densities of 30 

units per acre and 40 units per acre, respectively. 

New development in the MU-V and MU-U zones re-

quires review and approval of a Site Plan Review 

Permit. 

The Riverside General Plan and Zoning Code con-

tain a variety of incentives to facilitate multiple-fam-

ily developments, particularly transit-oriented pro-

jects. Proposed projects within one-half mile of (1) a 

transit stop along Magnolia or University Avenues 

or (2) any transit station may obtain an increase in 

density of up to 40 units per acre in the MU-V zone 

with a maximum FAR of 2.5, and up to 60 units per 

acre in the MU-U zone with a maximum permissible 

FAR of 4.0. 

SPECIAL NEEDS HOUSING 

The City of Riverside also provides opportunities 

for the development of housing to meet the needs 

of specific segments of the community, including 

seniors, students, and persons living with disabili-

ties, as described below.  

Student Housing. The City of Riverside has an ex-

tensive system of universities, colleges, and educa-

tional institutions and one of the largest populations 

of students in southern California. To accommodate 

the need for student housing, the Zoning Code al-

lows student housing, fraternities and sororities, 

and dormitories with a conditional use permit in two 

residential zones (R-3 and R-4), two office and com-

mercial zones (CR and CG), and two mixed-use 

zones (MU-V and MU-U). Thousands of student 

units are available in Riverside and developers are 

proposing additional units. 

The Zoning Code specifies two types of student 

housing. A fraternity or sorority house is a building 

rented, occupied, or owned by a chapter of some 

regularly organized college fraternity or sorority or 

by or on its behalf by a building corporation or asso-

ciation composed of members or alumni, and occu-

pied by its members as a place of residence. A dor-

mitory is a building intended or used principally for 

sleeping accommodations where such a building is 

related to an educational, public, or religious institu-

tions. Student housing that is designed as regular 

apartment buildings is permitted as similar multi-

family housing in the same zones. 

RESIDENTIAL CARE FACILITIES.  

California law states that persons who require su-

pervised care are entitled to live in a traditional res-

idential setting. To that end, the Health and Safety 

Code (sections 1500 et seq.) requires that state-li-

censed residential care facilities serving six or fewer 

persons be (1) treated the same as a residential use, 

(2) allowed by right in all residential zones, and (3) 

treated the same with respect to regulations, fees, 

taxes, and permit processes as other residential 

uses of the same type in the same zone. Residential 

care facilities include but are not limited to residen-

tial facilities for the elderly, persons with develop-

mental disabilities, and other state-licensed facili-

ties.  

The Zoning Code permits the above uses primarily 

under the term “group homes”, which is defined as, 

“any living situation including motels and hotel 
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buildings that are not for temporary use, that ac-

commodates unrelated individuals, and may include 

but not be limited to the following types of facilities: 

(1) licensed alcohol and drug treatment facilities; (2) 

licensed board and care homes for the elderly in-

cluding convalescent or rest homes and nursing 

homes; (3) licensed homes for minor children; (4) li-

censed homes for mental patients; (5) licensed 

homes for the developmentally disabled; and (6) sin-

gle- room occupancy (SRO) projects. Group housing 

would typically involve a living arrangement where 

either support services are provided to the occu-

pants, where cooking, living or support sanitary fa-

cilities are shared in common between the occu-

pants or where there is a formal program establish-

ing rules of conduct and purpose of the facility.”  

As required by state law, group homes serving six or 

fewer persons are permitted in all residential zones 

and all mixed-use zones as a by-right use. Larger fa-

cilities serving seven or more individuals are condi-

tionally permitted in the RR, RE, and R-1 residential 

zones and the O, CR, CG, and CRC commercial 

zones. Besides general regulations, group homes 

serving seven or more persons are subject to a 300-

foot separation from another group home (includ-

ing an assisted living facility or shelter) and 1,000 

feet from a parolee/probationer home. A group 

home shall have no more than 40 beds nor shall 

serve more than 40 clients at the same time (RMC 

Section 19.315.040). 

The City’s policy of allowing residential care facili-

ties larger than seven or more persons pursuant to 

a conditional use permit is not considered a con-

straint. According to the State Community Care Li-

censing Division, there are a total of 182 licensed 

residential care facilities within the City of River-

side, with a total capacity for 2,513 individuals. This 

includes 83 facilities with a total of 1,910 beds that 

provide care for the elderly and 182 facilities with 

603 beds providing care for adults ages 18 to 59. 

Furthermore, 65 percent of beds are part of larger 

facilities, illustrating that the City’s conditional use 

permit requirement has not constrained this type of 

use.  

However, the definition of group home included in 

the Zoning Code may be problematic in that it is 
broader than the State’s definition of a residen-
tial care facility, which is a facility that provides 

“24-hour nonmedical care of persons in need of per-

sonal services, supervision, or assistance essential 

for sustaining the activities of daily living or for the 

protection of the individual” (Health and Safety 

Code Section 1502). Additionally, the Zoning Code 

provides definitions and lists separately on the table 

of permitted uses other group home types that 

would also fall within the Code’s current group 

home definition, including assisted living facilities, 

sober living homes, parolee/probationer homes, 

and single-room occupancy projects. In order to 

provide clarity on which types of uses are permitted 

as residential care facilities, adding a definition for 

residential care facility and/or updating the defini-

tion for group homes and the other similar uses 

listed above has been added as a Program for imple-

mentation in HE Section 2 (Housing Policies) of the 

Housing Element. 

Sober Living Facilities. The Zoning code defines 

“sober living homes” as the use of a residential 

dwelling structure or unit for a cooperative living ar-

rangement to provide an alcohol- and drug-free en-

vironment for persons recovering from alcoholism 

or alcohol and/or drug abuse, who seek a living en-

vironment in which to remain clean and sober; and 

which demonstrates identifying characteristics that 

distinguish such uses from similar land uses or com-

munity care facilities subject to state licensing re-

quirements and from all other uses of residential 

property. 

Federal and state fair housing statutes confirm that 

sober living homes are not subject to local zoning, 

business taxation, or licensing regulations. Like res-

idential care facilities, they cannot be treated in a 

different manner than other residential structures 

of the same type in the same zone. Thus, the Zoning 

Code permits sober living facilities by right in all res-

idential zones.  
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Single-Room Occupancy. Single-Room Occu-

pancy (SRO) units provide a source of affordable 

housing for lower income individuals, including sen-

iors, single workers, and persons that have recently 

experienced homelessness. The Zoning Code de-

fines an SRO development as “a multi-unit housing 

development for very low-income persons that typ-

ically consists of a single room and shared bath, also 

may include a shared common kitchen and common 

activity area”. SRO units typically do not require a 

move-in deposit and are leased monthly, further re-

moving barriers for very low-income individuals.  

Pursuant to SB 2 (2007), jurisdictions must include 

provisions for SRO development and are limited on 

the types of performance and development stand-

ards that they may impose on SROs. In 2018, as part 

of the implementation of the 2014-2021 5th Cycle 

Housing Element, the City adopted Ordinance No. 

7408 which included provisions for SRO develop-

ment. SRO projects are conditionally permitted in 

the MU-U zone. Chapter 19.401 of the Zoning 

Code contains site location, operation, and develop-

ment standards for SROs which are consistent with 

state law.  

Farmworker and Employee Housing. The Resi-

dential Agricultural Zone (RA-5) is established to 

provide areas where general agricultural uses can 

occur independently or in conjunction with a single-

family residence, that preserves the agricultural 

character of the area. Currently, only Caretaker’s 

Living Quarters (see discussions above) are identi-

fied as an accessory use conditionally permitted in 

the zone.  

As required by Employee Housing Act (Health and 

Safety Code Section 17021.5(b)), employee hous-

ing is deemed a single-family structure within a res-

idential land use designation. The Employee Hous-

ing Act also deems employee housing consisting of 

no more than 36 beds in a group quarters or 12 

units or spaces designed for use by a single family or 

household to be an agricultural land use and there-

fore similarly permitted in zones agricultural uses 

are permitted. HE Section 2 (Housing Policies) of 

the Housing Element includes a program to address 

the provision of employee and farmworker housing. 
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FACILITIES FOR PERSONS EXPERIENCING 

HOMELESSNESS 

Riverside has the largest and most integrated sys-

tem of addressing homelessness in the entire 

county. Riverside’s comprehensive continuum of 

care approach is predicated on the understanding 

that homelessness is caused by a complex range of 

underlying physical, economic, and social needs. 

Nonetheless, there is still the need for immediate 

housing for individuals and families experiencing 

homelessness or at-risk of becoming homeless.  

To that end, the City of Riverside currently provides 

the following continuum of care housing options:  

Emergency Shelters. Emergency shelters are typi-

cally the first step in the continuum of care and are 

short-term facilities that provide basic temporary 

overnight sleeping accommodations along with 

meals, showers, and supportive service linkages. En-

acted in 2007, SB 2 requires local governments to 

identify one or more zones where emergency shel-

ters can be permitted without approval of a discre-

tionary permit. Further, the identified zone must 

have sufficient capacity to accommodate local shel-

ter need and provide capacity for at least one year-

round shelter, at a minimum. The City may require a 

ministerial permit where limited conditions may be 

applied; however, the local standards for emer-

gency shelters must be objective and facilitate the 

development of this use.  

In response to State regulations, the City created 

the Emergency Shelter (ES) Overlay Zone in 2010 

where emergency shelters are permitted by-right. 

The ES Overlay Zone may be applied to the City’s 

commercial zones and all residential zones, except 

for the RC and RA-5 zones. The City also has devel-

opment standards which address lighting, parking, 

security, management, and number of beds; these 

standards remain flexible to allow proposals to be 

evaluated on a case-by-case basis. However, the ES 

Overlay requires the applicant to process a Zone 

Change to utilize the overlay provisions. In April 

2021, the City amended the Zoning Code to elimi-

nate the ES Overlay. Instead, emergency shelters 

are now a permitted use in the City’s Industrial 

Zone.  

According to the 2020 Point-in-Time Count, the 

City of Riverside has a population of 587 unshel-

tered individuals. The City’s Industrial zone encom-

passes approximately 805 parcels totaling 1,357 

acres. Existing industrial uses include many ware-

house and outdated light industrial uses that offer 

opportunities for the conversion to or development 

of emergency shelters. The City’s Industrial zones 

are located along major corridors and therefore of-

fer access to public transportation and services. 

In addition to the ES Overlay Zone, the RR, RE R-1, 

R-3 and R-4 residential zones permit emergency 

shelters for six or fewer individuals with a minor 

conditional use permit and shelters for seven or 

more individuals with a conditional use permit. The 

O, CR, CG, MU-N, MU-V, MU-U and BMP zones 

also permit shelters subject to the same discretion-

ary permit requirements based on size.  

Low Barrier Navigation Centers. Adopted in 2019, 

AB 101 requires jurisdictions to permit Low Barrier 

Navigation Centers in mixed-use zones and other 

nonresidential zones permitting multi-family hous-

ing, provided they meet certain requirements. AB 

101 defines a Low Barrier Navigation Center 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 home-

lessness to income, public benefits, health services, 

shelter, and housing.” Low Barrier shelters may in-

clude options such as allowing pets, permitting part-

ners to share living space, and providing storage for 

residents’ possessions. The City has not yet up-

dated the Zoning Code to provide for this type of 

housing; therefore, a program to amend the Zoning 

Code to include provisions for Low Barrier Naviga-

tion Centers has been added to HE Section 2 (Hous-

ing Policies) of the Housing Element.  

Transitional Housing. Transitional housing facilities 

are intended to provide a stay of six months and up 
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to two years during which residents are provided 

case management and other supportive services 

that prepare them to obtain and maintain housing 

and become self-sufficient. Transitional housing 

may be provided in a variety of forms, including in 

group homes, single-family residences, and multi-

family residences. Pursuant to State law, transi-

tional housing must be treated as a residential use 

and may only be subject to the restrictions that ap-

ply other residential dwellings of the same type in 

the same zone.  

The Zoning Code permits transitional housing by-

right, regardless of size, in all residential and mixed-

use zones. In the O, CR, and CG commercial zones, 

facilities serving six or fewer individuals require a 

minor conditional use permit and facilities serving 

more than six individuals require a conditional use 

permit. 

Permanent Supportive Housing. The California 

Health and Safety Code defines supportive housing 

as follows: “housing with no limit on length of stay, 

that is occupied by the target population (i.e., per-

sons with low incomes having one or more disabili-

ties, including mental illness, HIV or AIDS, sub-

stance abuse, or other chronic health conditions, or 

individuals eligible for services provided under the 

Lanterman Developmental Disabilities Services 

Act), and that is linked to onsite or offsite services 

that assist the supportive housing resident in re-

taining the housing, improving his or her health sta-

tus, and maximizing his or her ability to live and, 

when possible, work in the community.” 

Like transitional housing, supportive housing may 

be provided in a group home setting, or within a sin-

gle- or multi-family residential setting. The Zoning 

code allows supportive housing by-right in all resi-

dential and mixed-use zones and supportive hous-

ing facilities are only subject to the restrictions that 

apply to residential dwellings of the same type in the 

same zone. Small supportive housing facilities (six or 

fewer clients) are also permitted with a minor con-

ditional use permit in the O, CR, and CG commercial 

zones. Large facilities (more than six clients) require 

a conditional use permit in these commercial zones.  

The State Legislature adopted AB 2162 in 2018, 

which requires jurisdictions to permit supportive 

housing developments with 50 or fewer units by-

right in zones where multi-family and mixed-use de-

velopment is permitted, provided the development 

meets certain requirements. Further, cities may not 

impose parking requirements for supportive hous-

ing based on the number of units if they are located 

within one-half mile of a public transit stop. While 

the City’s current Code is complaint with the re-

quirement that larger facilities be permitted by-

right in certain zones as described above,  
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DEVELOPMENT 
STANDARDS 
Riverside regulates the type, location, density, and 

scale of residential development primarily through 

the Zoning Code. Zoning Code regulations are de-

signed to protect and promote the health, safety, 

and general welfare of residents and implement pol-

icies of the General Plan 2025. The Zoning Code 

also serves to preserve the character and integrity 

of existing neighborhoods.  

Table H-5: Generalized Residential Development 

Standards presents a summary of development 

standards for residential development in Riverside. 

Specific requirements and exceptions are in Article 

V of the Zoning Code.
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Development Standards 

Zone 
Max. Density 

(Units/Ac.) 
Min. Lot Area 
(sf, new lots) 

Max. Height: 
Ft./Stories 

Max. Lot 
Coverage 

Setbacks – 
Front/Side/ Rear (ft.) 

RC 0.5 Varies 20 ft./1 story N/A 30/25/25  

RA-5 0.2 5 acres 35 ft./ 

2 stories 

30% 40/20/25 

RR 2.1 20,000 sf 35 ft./ 

2 stories 

30% 30/20/100 

RE 1.0 43,560 sf 35 ft./ 

2 stories 

30% 30/25/30 

R-1-½ ac 2.0 21,780 sf 35 ft./ 

2 stories 

30% 30/20/35 

R-1-
13000 

3.4 13,000 sf 35 ft./ 

2 stories 

30% 25/15/30 

R-1-
10500 

4.1 10,500 sf 35 ft./ 

2 stories 

35% 25/10-15/25 

R-1-8500 5.1 8,500 sf 35 ft./ 

2 stories 

35% 25/7.5-12.5/25 

R-1-7000 6.2 7,000 sf 35 ft./ 

2 stories 

40% 20/7.5-10/25 

R-3-4000 10.9 30,000 sf 30 ft./ 2 stories1 — 25/10/20 

R-3-3000 14.5 30,000 sf 30 ft./ 2 stories1 — 

R-3-2500 17.4 30,000 sf 30 ft./ 2 stories1 — 

R-3-2000 21.8 30,000 sf 30 ft./ 2 stories1 — 15/7.5-10/15 

R-3-1500 29 30,000 sf 30 ft./ 2 stories1 — 

R-4 40 30,000 sf 50 ft./ 4 stories — 

MU-N 10 7,000 sf 35 ft. 1.0 FAR 15/0/15 

MU-V 302 20,000 sf 45 ft. 2.5 FAR 0/0/15 

MU-U 402 20,000 sf 60 ft. 4.0 FAR 0/0/15 

 
Source: Zoning code, 2020 
  
1. 60% of units may be in buildings that are up three stories and 40 feet in height subject to Community and Economic Development Director 

review and approval.  
2. Proposed projects within one-half mile of: 1) a transit stop along Magnolia or University Avenues or (2) any transit station may have a 

residential density of up to 40 units per acre in the MU-V Zone with a maximum FAR of 2.5, and up to 60 units per acre in the MU-U 
Zone with a maximum total permissible FAR of 4.0.  
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OPEN SPACE REQUIREMENTS 

In single-family neighborhoods, the Zoning Code 

regulates the amount of open space by maximum lot 

coverage. In these areas, the Zoning Code limits sin-

gle-family homes to a lot coverage not to exceed 30 

to 40% of the lot size, with the presumption that 

homes have a sizable front yard, setbacks, and a 

backyard. In this manner, each home has adequate 

open space, and the setting is conducive and con-

sistent with lower density residential settings. 

In recognition that multiple-family residences cre-

ate a need for recreational amenities, common open 

space that is available for use by all residents as well 

as private open space for use of individual unit occu-

pants is required for multi-family development in 

the multi-family zones. Table H-6 lays out the open 

space requirements for multi-family residential and 

mixed-use projects. The amount of common and pri-

vate open space required decreases as the allowa-

ble density increases. Common open space require-

ments range from 500 square feet per unit in the R-

3-4000 zone to 200 square feet in the R-4 zone. Re-

quirements for private open space range from 120 

square feet for ground floor units in the R-3-4000 

zone to 50 square feet for ground floor units in the 

R-4 zone. The private open space requirement for 

upper story units is 50 square feet in all zones ex-

cept the MU-U zone, where this amount of private 

open space is required for at least half the total 

units.  

The recreational amenities provided as part of the 

required common open space are based upon the 

size of the development. Smaller developments 

(less than 20 units) are required to provide a large 

open yard area. Larger developments are required 

to provide further amenities from a menu of options 

such as barbeque facilities, tot lots, pool and spa, 

and others. The number of amenities required to be 

provided is based on the number of units.  

Table H- 6: Open Space Requirements  

Source: Zoning code, 2020. 

Notes:  

1. Requirement for mixed-use developments. Standalone residential de-
velopments are subject to R-3-4000 open space requirements.  

2. Requirement for mixed-use developments. Standalone residential de-
velopments are subject to R-3-1500 open space requirements.  

3. Requirement for mixed-use developments. Standalone residential de-
velopments are subject to R-4 open space requirements.  

 

Open space is also a desired amenity in mixed-use 

developments, and thus mixed-use projects must 

meet specific open space requirements. However, 

reflecting the urbanized setting of such projects, 

mixed-use developments are subject to lesser open 

space requirements compared to stand-alone resi-

dential projects, as indicated in Table H- 6: Open 

Space Requirements. This provision helps to facili-

tate the feasibility and development of mixed-use 

projects within the community. Stand-alone resi-

dential projects in the mixed-use zones are subject 

to the open space requirements of the multi-family 

zones of similar density.  

Zone 
Common Usa-

ble Open Space 
(min. per unit) 

Private Usable Open 
Space (min. per unit, 
ground floor/upper 

story) 

R-3-4000 500 sf 120 sf/50 sf 

R-3-3000 500 sf 120 sf/50 sf 

R-3-2500 400 sf 120 sf/50 sf 

R-3-2000 400 sf 100 sf/50 sf 

R-3-1500 300 sf 100 sf/50 sf 

R-4 200 sf 50 sf/50 sf 

MU-N1 50 sf 50 sf/50 sf 

MU-V2 50 sf 50 sf/50 sf 

MU-U3 50 sf for at least 
50% of units 

>50 sf 
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Parking Requirements. Parking is an important de-

velopment regulation in communities. Adequate 

parking for residential projects contributes to the 

value of a project, the safety of residents, its appear-

ance, and livability. However, excessive parking 

standards can pose a significant constraint to the 

development of housing because it reduces the land 

and financing availability for project amenities or 

additional units.  

The Chapter 19.580 of the Zoning Code establishes 

residential parking requirements for different types 

of residential uses. These requirements are summa-

rized below in Table H-7 Parking Standards for Res-

idential Development.  

 

When compared to other cities in the region, River-

side’s parking requirements are comparable and, in 

some cases, more lenient. For example, Riverside 

requires two spaces per unit for multi-family units 

with two or more bedrooms, where some cities may 

require 2.5 or more spaces per unit with three or 

more bedrooms. Additionally, Riverside does not 

require any guest parking for multi-family develop-

ments, further removing a constraint on achieving 

the maximum density for a multi-family project. Fi-

nally, the City has removed parking requirements 

altogether for ADUs, which is above and beyond 

what is required by State law. Therefore, the City’s 

parking requirements do not create a constraint to 

the development of housing in the community. 
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Flexibility in Development Standards. Development 

standards affect the financial feasibility of a residen-

tial project, both from the revenue side (through 

achievable density) and through the costs of accom-

modating specific development standards. How-

ever, there is no specific threshold that determines 

whether a particular standard or combination con-

strains the affordability or supply of housing. Many 

factors determine project feasibility. The City offers 

several strategies to increase the financial feasibil-

ity and potential revenue generation from a resi-

dential project as discussed below. 

Density Bonus for Affordable Housing. The City in-

itially adopted density bonus provisions for afforda-

ble housing in accordance with Government Code 

§65915-65918 in 2007 and most recently updated 

the Density Bonus Ordinance in 2016. The City’s 

density bonus regulations are contained in Chapter 

19.545 of the Zoning Code. These provisions facili-

tate the development of affordable housing by 

allowing for a density bonus and other regulatory 

concessions in exchange for the development of af-

fordable housing units. Based on the number of 

units provided and the percentage designated for 

low-income, very-low income, or senior households, 

an applicant may request a density bonus and/or 

other concessions such as reductions in develop-

ment standards or reductions in fees.  

The State Legislature has enacted several changes 

to density bonus law in recent years to further en-

courage the development of affordable housing 

units. In 2019, AB 1763 was adopted, which in-

cluded the following changes for projects with 100 

percent affordable units: 

• The maximum achievable density bonus is 80 
percent.  

• Projects may include up to 20 percent of units 
affordable to moderate income households. 

• For projects within a half mile of a major transit 
stop, there is no limitation on density and the 

Residential Use Parking Standard 
Single-Family Residential o Two parking spaces/unit, within a private garage  

Accessory Dwelling Unit o None required 

Multiple-Family Residential o Studio: 1 space/unit 

o 1 Bedroom: 1.5 spaces/unit 

o 2 or more Bedrooms: 2 spaces/unit  

o Rooms that can be used as bedrooms count as bedrooms. At least 75% of the total spaces 
must be within an enclosed garage or carport. Tandem parking may be provided when as-
signed to units with two or more bedrooms. 

Group Housing  o 6 or fewer residents: 1 enclosed space/unit  

o More than 6 residents: Determined by the designated Approving or Appeal Authority in 
conjunction with required land use or development permits, based on the impacts of the 
proposal and similar uses. 

Assisted Living (7 or more clients) o 0.5 parking spaces per bed 

Transitional Housing / Supportive Hous-
ing/ Emergency Shelters 

o Based on demonstrated need, provided that the standards do not require more parking 
than that for other residential uses within the same zone. 

Mobile Home Park o 1 parking space per mobile home site plus 1 off-street guest parking space for every 5 mo-
bile home sites 

Single Room Occupancy o 1 parking space/unit 

Senior Housing o 1 parking spaces/unit, of which 50% must be covered either in a carport or a garage 

Student Housing o 1.1 parking spaces per bed provided on same or adjoining lot. 

Table H-7: Parking Standards for Residential Development  

Source: Zoning code, 2020 

Note: A reduction in parking may be permitted for mixed-use development and/or stand-alone uses in mixed-use zones subject to the preparation of a 
parking study and approval of a shared parking arrangement.  
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maximum height may be increased by three ad-
ditional stories or 33 feet.  

• Projects must be allowed four incentives or 
concessions.  

• Developers may request the elimination of 
parking requirements for projects providing 
supportive or special needs housing, as defined.  

 
Enacted in 2020, AB 2345 increased the maximum 

available density bonus for projects not comprised 

exclusively of affordable units from 35 percent to 

50 percent and allowed for further reduction or 

elimination of required on-site parking spaces for 

projects meeting certain affordability thresholds 

and within certain proximity to transit stops.  

Based on these changes, the density bonus provi-

sions contained in the Zoning Code are not up to 

date with current State law. The Planning Division 

currently utilizes Government Code §65915-

65918 5 when processing development applications 

that request a density bonus to ensure that review is 

compliant with current State law. This is an out-of-

date version of the state statute and so the Planning 

Division will need to refer to the updated statute. 

 

5 Government Code. Title 7. Planning and Land Use [65000-66499.59] Division 1. Planning and Zoning [65000-

6630] Chapter 4.3. Density Bonuses and Other Incentives [65915-65918].  

Transit-Oriented Projects. The City permits 

higher residential densities for transit-oriented pro-

jects in the MU-V and MU-U Zones. Proposed pro-

jects within one-half of a mile of: (1) a transit stop 

along Magnolia or University Avenues or (2) any 

transit station may have a residential density of up 

to 40 dwelling units per acre in the MU-V Zone with 

a maximum total permissible FAR of 2.5 and up to 

60 dwelling units per acre in the MU-U Zone with a 

maximum total permissible FAR of 4.0. This addi-

tional density is permitted, but not mandatory, and 

subject to discretion as part of the Site Plan Review 

process. 

Planned Residential Development Permit. The 

PRD permit allows for flexibility and creativity in de-

sign of single-family residential developments, and 

for the application of unique development stand-

ards that reflect special property conditions. Pro-

jects within the RR, RE and R-1 zones can secure a 

10% density bonus if the project exhibits exemplary 

design, based on criteria listed in RMC Section 

19.780.050(E). Additionally, a project with superior 

design can receive a 25% density bonus in the RC 

Zone with an approved PRD permit. The City has 

successfully used the PRD process to approve thou-

sands of smaller lot and affordable single-family 

projects in the City. 
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The City of Riverside has a 
total of twenty approved 
specific plans, many of which 
provide for a range of 
residential development, 
including low-density single-
family units, medium to high 
density multi-family units, 
and mixed-use developments. 
 

Specific Plans. Specific plans are a regulatory tool 

that provide vision for a unique planning area by 

customizing land use regulations to that area. The 

City of Riverside has a total of twenty approved spe-

cific plans, many of which provide for a range of res-

idential development, including low-density single-

family units, medium to high density multi-family 

units, and mixed-use developments. Below are brief 

descriptions of some of the City’s specific plans 

which provide significant residential development 

potential. 

The Downtown Specific Plan encompasses 640 

acres in Riverside’s historic downtown. The Specific 

Plan area is divided into nine land use districts which 

include traditional single-family residential neigh-

borhoods, as well as areas that allow for high-den-

sity residential development up to 60 units per acre 

by-right, with higher densities permitted with a 

Conditional Use Permit.  

The Magnolia Avenue Specific Plan area encom-

passes one of the City’s primary east/west corri-

dors. The plan includes nearly 200 acres that are 

designated for medium to very high-density resi-

dential uses, with maximum allowable densities 

ranging from 14.5 to 40 units per acre. The plan also 

includes mixed use districts which allow for medium 

and high-density residential development.  

Adopted in 2020, the Northside Specific Plan is 

the City’s most recently adopted specific plan. The 

Specific Plan area includes approximately 2,000 

acres within the City of Riverside, the City of Col-

ton, and adjacent unincorporated Riverside County. 

The plan anticipates a total of over 11,000 units 

within the portion of the Specific Plan area that is 

within Riverside at maximum build out, including 

medium- to high-density standalone residential de-

velopment as well as mixed use development.  
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DEVELOPMENT REVIEW 
PROCESS 
Development review is the primary way that local 

governments ensure the construction of projects 

that contribute in a positive manner to the commu-

nity and improve quality of life. Residential develop-

ment projects may undergo several types of approv-

als: ministerial, discretionary actions (either with or 

without a public hearing), and legislative actions. 

This section outlines the timeline for the develop-

ment review process for housing and describes the 

conditional use permit, design review, and site plan 

review processes.  

Timeframe for Review. Residential projects in Riv-

erside undergo several processes from the initial 

submittal of an application to project approval. Be-

low is a summary of the steps to review, condition, 

and approve proposals for residential development.  

Initial Application Check. When an application is 

initially submitted to the City, staff has 30 days to 

review the application for completeness and notify 

the developer in writing of any missing information 

or necessary modifications. The City provides 

online forms to help developers submit a complete 

application and works with applicants to remedy 

any deficiencies prior to moving forward in the re-

view process.  

Design Review. Certain projects require design re-

view to ensure the quality of the project and con-

sistency with Citywide Design and Sign Guidelines. 

This process is described later in this section. If the 

project requires another discretionary permit, such 

as a conditional use permit or site plan review, de-

sign review is completed concurrently with the re-

view process for the other permit rather than inde-

pendently.  

Site Plan Review. Mixed-use projects require site 

plan review to ensure conformance with the re-

quirements of the Zoning Code and consistency 

with applicable Design Guidelines for mix-use de-

velopment. This process requires a public hearing 

before the Planning Commission, which is the ap-

proval authority. This process is described in fur-

ther detail later in this section.  

Conditional Use Permit. Certain residential uses 

may require a conditional use permit or minor con-

ditional use permit to ensure that the type, location, 

and operation of the use is consistent with the pro-

visions of the Zoning code and General Plan 2025 

objectives. A more detailed review of the condi-

tional use permit and minor conditional use permit 

processes is provided.  

Tract Or Parcel Maps. Some projects require a 

parcel or tract map pursuant to the state Subdivi-

sion Map Act. In these cases, an additional step is re-

quired. Tentative parcel map review is required for 

projects involving the creation of four or fewer par-

cels. Tentative parcel maps can be reviewed and ap-

proved by the Community and Economic Develop-

ment Director. Tentative tract maps involving five 

or more parcels require a public hearing before the 

Planning Commission, which is the final approval 

authority. Tract and parcel maps are reviewed con-

currently with the other required permits for a pro-

ject and therefore generally do not add significant 

review time.  
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Legislative Actions. When an applicant proposes 

to build housing on a site that is not currently zoned 

to allow residential development, a general plan 

amendment, specific plan amendment and/or zone 

change is required for the project to be approved. In 

these cases, the time frame for approval can be con-

siderably longer. The City Council is the approval  

authority for all legislative actions, with the Plan-

ning Commission acting as a recommending body.  

Environmental Review. Many projects are cate-

gorically exempt from CEQA, therefore involving 

little to no delay in the approval process. Larger res-

idential projects may require adoption of a negative 

or mitigated negative declaration. The time involved 

is largely due to mandated periods for public review. 

Even then, the environmental review is concurrent 

with project review, thus adding minimal time to the 

overall project approval time.  

Plan Check. After projects have completed any re-

quired entitlement review process and the ten-day 

appeal period has expired, the applicant may submit 

plans for plan check review. The plan check review 

process typically takes six to eight weeks, but may 

be shorter or longer, depending on the complexity 

of the project and the number of submittals needed 

to address all corrections. 
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Table H-8: Planning Entitlement Review Time and 

Approval Authority indicates the estimated pro-

cessing time and approval authority for various dis-

cretionary permits. It is important to note that the 

City processes discretionary permits concurrently 

to ensure projects are reviewed in the most time ef-

ficient manner. Typical projects that are permitted 

uses and do not require any discretionary actions 

(i.e. single-family residences and stand-alone multi-

family residential projects), will take less time to re-

view than the timeframes listed below. Additionally, 

unusually complex projects may have longer time 

frames, particularly if an environmental impact re-

port is required. 

Table H- 8: Planning Entitlement Review Time and Approval Au-

thority 

Source: Zoning code, 2020 and Riverside Planning Division. 
 
CEDD = Community & Economic Development Director  
DRC = Development Review Committee 
PC = Planning Commission 
CC = City Council 
  

Application 
Type 

Timeframe Approval 
Authority 

Appeal 
Authority 

Design Review 

  Administrative 

  Public Hearing 

 

3-4 months 

4-6 months 

 

DRC 

PC 

 

PC 

CC 

Site Plan Review 4-6 months PC CC 

Minor Condi-
tional  

Use Permit 

3-4 months DRC CC 

Conditional Use  

Permit 

4-6 months PC CC 

Tentative Parcel 
Map 

3-4 months CEDD CC 

Tentative Tract 
Map 

4-6- months PC CC 

General Plan 
Amend-
ment/Zone 
Change 

8-10 months CC CC 

Specific Plan 10-12 months CC CC 
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DESIGN REVIEW 

The City’s Design Review process is intended to 

“protect and preserve the value of properties and to 

encourage high quality development thereof in ar-

eas where adverse effects will result from excessive 

uniformity, dissimilarity, poor exterior quality and 

appearance of buildings and structures, and from in-

adequate and poorly planned landscaping, and from 

failure to preserve where feasible natural landscape 

features and open spaces” (RMC 19.710.00(A)). To 

that end, the City established city-wide Design 

Guidelines in 2007 to assist developers in designing 

and building residential, commercial, mixed-use, 

and industrial projects that demonstrate excel-
lence in design; create quality living environ-
ments; and contribute in a positive manner to 
the appearance and quality of life in the City. 

The Guidelines address such topics as site planning, 

scale, and mass, building appearance, landscaping, 

and open space, fencing and walls, parking, and 

other related design topics. For ease of understand-

ing, the Guidelines provide sketches and illustrative 

photographs of preferred methods of building de-

sign. Other design review standards are included in 

the Zoning Code. 

The City’s Design Review procedures are outlined 

in Chapter 19.710 of the Zoning Code. Design re-

view is required for all new or altered structures in 

the RC, C, O, MU, Industrial, and DSP Zones. It is 

also required for any project that requires a condi-

tional use permit, site plan review permit, or 

planned residential development permit. The Plan-

ning Commission is the Design Review authority for 

projects that are subject to a separate discretionary 

review by the Planning Commission. All other pro-

jects subject to design review may be reviewed by 

the Development Review Committee or the Com-

munity & Economic Development Director; how-

ever, any project may be referred to the Planning 

commission subject to the Director or Committee’s 

discretion. For projects reviewed by the Director or 

Development Review Committee, the Planning 

Commission is the appeal authority. The City Coun-

cil hears appeals for projects that are subject to 

Planning Commission design review. To minimize 

the time required for review, design review is done 

concurrently with the processing of all other entitle-

ments required of the same project. 

Single-family residential infill projects are not sub-

ject to design review; however, plans submitted to 

the Planning Division through the Building & Safety 

Division plan check review process are reviewed for 

consistency with the Citywide Design Guidelines to 

ensure compatibility with existing neighborhoods. 

To facilitate the development of stand-alone multi-

family residential and senior housing projects in cer-

tain zones, design review is completed administra-

tively by the Community & Economic Development 

Director, provided that the development meets cer-

tain criteria listed in Chapter 19.710. 

CONDITIONAL USE PERMIT 

The City implements a conditional use permit pro-

cess for uses that require special review due to the 

nature, intensity, size, or location, to ensure its com-

patibility with surrounding uses. Development and 

operational conditions may be imposed upon a pro-

ject through the conditional use permit process to 

ensure that its development and continuing opera-

tion is compatible with surrounding properties.  

The City uses two conditional use permit processes 

to review, approve, and modify residential projects 

of different types, sizes, and complexity, and de-

pendent on the zoning designation of the underly-

ing property as shown previously in Table H-3: Al-

lowable Residential Uses in Nonresidential Zones 

and Table H-4: Allowable Residential Uses in Non-

residential Zones. 

The minor conditional use permit is considered an 

administrative discretionary action and typically 

does not require a public hearing, as the Develop-

ment Review Committee is responsible for review 

and approval of the application. In contrast, the con-

ditional use permit requires a public hearing before 

the Planning Commission, which is the approval au-

thority. 
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In either case, the Development Review Committee 

or Planning Commission must make certain findings 

to grant a conditional use permit:  

• The proposed use is substantially compatible 

with other existing and proposed uses in the 

area, including factors relating to the nature of 

its location, operation, building design, site de-

sign, traffic characteristics, and environmental 

impacts; 

• The proposed use will not be materially detri-

mental to the health, safety, and general wel-

fare of the public or otherwise injurious to the 

environment or to the property or improve-

ments within the area; and  

• The proposed use will be consistent with the 

purposes of the Zoning Code and the applica-

tion of any required development standards is 

in the furtherance of a compelling governmen-

tal interest and is the least restrictive means of 

furthering that compelling governmental inter-

est. 

SITE PLAN REVIEW 

The City of Riverside implements a site plan review 

permit to ensure high quality land planning is in-
corporated into development projects; to ensure 

that new projects are compatible with existing 

neighborhoods in terms of mass, scale, and func-

tionality; to ensure that development occurs with 

due regard to environmental factors; to provide 

public improvements necessitated by the develop-

ment; and to promote orderly, attractive, and har-

monious development and promote the general 

welfare by preventing uses or structures that are 

not properly related to or that would adversely im-

pact their sites, surroundings, traffic, or environ-

mental setting (RMC 19.770.010). 

The Zoning Code requires site plan review for pro-

jects within the mixed-use zones involving struc-

tures exceeding 10,000 square feet; however, 

standalone multi-family residential projects within 

the mixed-use zones are exempt from the Site Plan 

Review requirement. For projects that are subject 

to another discretionary permit (i.e., conditional use 

permit, minor conditional use permit, PRDs, or de-

sign review), site plan review is conducted as part of 

the overall development review process and no in-

dependent site plan review application is required. 

The site plan review permit requires a public hear-

ing and general noticing of the proposed project to 

property owners and occupants within 300 feet of 

the project site. The Planning Commission is the ap-

proval authority for site plan review permits, with 

appeals being heard by the City Council. 
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BUILDING CODES AND SITE 
IMPROVEMENTS 
The City implements and enforces various building 

codes and requires site improvements to ensure 

quality housing, maintain neighborhood quality and 

protect the health, safety, and welfare of residents 

and businesses.  

BUILDING CODES AND ENFORCEMENT 

As required of all communities by state law, the City 

must periodically adopt the California Building 

Code (CBC) by reference. The CBC is a set of uni-

form health and safety codes addressing building, 

electrical, mechanical, plumbing, fire safety, and 

other minimum standards for the construction of 

buildings. Riverside adopted the 2019 edition of the 

CBC, the California Residential Code, and the Cali-

fornia Green Building Standards Code (RMC Title 

16). 

As part of the adoption of the CBC, a city may adopt 

additional codes if it makes an express finding that 

such modification is reasonably necessary because 

of local climatic, geological, or topographical 

conditions (Health and Safety Code Section 

17958.7). The City Council has adopted local 

amendments to address these specific local condi-

tions, primarily related to fire suppression and pro-

tection; repair and reconstruction of damaged 

structures; seismic safety concerns; and noise insu-

lation standards.  

Once construction of a project is complete, the 

Code Enforcement Division of the Community & 

Economic Development Department enforces zon-

ing codes affecting the ongoing maintenance of the 

property. The Building & Safety Division enforces 

zoning codes affecting the structural integrity of 

buildings. The City works with the community to 

remedy code violations by referring property own-

ers to loans or other assistance programs when 

available and appropriate. If code violations are not 

remedied in a timely manner, the City can pursue le-

gal action to address violations. 
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SUBDIVISION IMPROVEMENTS 

The City’s Subdivision Code (Title 18) regulates the 

design and improvement of subdivisions and instal-

lation of improvements needed for new  

development pursuant to the requirements of the 

California Subdivision Map Act. The code is de-

signed to assist in the implementation of the Gen-

eral Plan; provide lots of sufficient size and appro-

priate design; provide adequate infrastructure nec-

essary to support development; ensure that the 

costs of providing improvements are borne by the 

subdividers; and ensure that land is subdivided in a 

logical and well-planned manner (RMC Section 

18.020.010).  

The Subdivision Code specifies requirements for 

on- and off-site improvements for new residential 

development. Table H-9: Required Street Right-of-

Way Improvements summarizes the required 

street improvements for subdivisions.  

Chapter 18.230 of the Zoning code allows for the 

modification of public improvement requirements 

of the Subdivision Code pursuant to the Approv-

ing/Appeal Authority making specific findings to en-

sure the health, safety, and public welfare and con-

sistency with the General Plan and other imple-

menting plans and specifications. 

The City enforces adherence with Zoning codes and 

requirements through various means. For new pro-

jects, developers will be unable to obtain final 
building permits or recover bonds or other fi-
nancial deposits if subdivision improvements 
are not made in a manner that fulfills the obliga-

tions set forth in the Subdivision Code, develop-

ment agreement, or discretionary permit associ-

ated with a specific project. Noncompliance may 

eventually lead to legal action or payment of addi-

tional fees to ensure that the improvements are 

constructed. 

 

Table H- 9: Required Street Right-of-Way Improvements 
 

Street Type 

Type of Improvement 

Right of 
Way (ft.) 

Median 
(ft.) 

Pavement 
Width (ft.) 

Curb & Gutter 
Parkway (ft.) 

Arterial 144 12 56 (two)1 Yes 10 

Arterial 120 12 44 (two)2 Yes 10 

Arterial 110 18 34 (two)3 Yes 12 

Arterial 100 21 34 (two)3 Yes 10 

Arterial 88 N/A 641 Yes 12 

Collector 80 N/A 40 Yes 20 

Collection street or local 
street, multi-family area 

66 N/A 40 Yes 13 

Local Street, single-fam-
ily area 

66 N/A 36 Yes 15 

Local cul-de-sac street 60 N/A 36 Yes 12 

Frontage road 42 N/A 32 Yes 10 

Alley 20 N/A 20 N/A N/A 

Half streets 43 N/A 28 Yes 15 

 
Source: Riverside Subdivision Code, 2020 
 
Notes:  

1. Provides four travel lanes in each direction (excluding turn lanes, parking lanes, and bike lanes).  
2. Provides three travel lanes in each direction (excluding turn lanes, parking lanes, and bike lanes).  
3. Provides two travel lanes in each direction (excluding turn lanes, parking lanes, and bike lanes).  
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HOUSING FOR DISABLED PERSONS 

The City has a long history of improving housing op-

portunities for persons with disabilities through ed-

ucation, representation, land use and zoning, devel-

opment practices, and reasonable accommodation. 

Pursuant to Section 65008 of the Government 

Code, this section analyzes potential and actual con-

straints on housing for persons with disabilities and 

demonstrates efforts to remove government con-

straints. Programs are included in the Housing Poli-

cies Section.  

A program has been added to 
the Housing Element to make 
minor changes to how 
residential care facilities and 
supportive housing are 
regulated to provide clarity 
and ensure compliance with 
state law. 

LAND USE AND ZONING 

Definition of Family. The definition of family 

within the Zoning code is, “any individual or group of 

individuals living together, in a dwelling unit as a sin-

gle housekeeping unit. Family does not include 

larger institutional group living situations, such as in 

a boarding house or hotel/motel/long-term stay.” 

The City’s definition does not include limitations re-

lated to blood relation or number of unrelated per-

sons and, therefore, does not limit the development 

of group housing for persons with disabilities.  

Housing types for persons with disabilities. Var-

ious housing types for persons with disabilities, in-

cluding residential care facilities and supportive 

housing, were discussed previously in this Appen-

dix; the following is a summary of that discussion.  

The City’s Zoning Code allows for small group 

homes of six or fewer residents as a permitted use 

in all residential zones as required by fair housing 

law. Larger facilities are conditionally permitted in 

several residential and commercial zones (RR, RE, 

R-1, O, CR, CG, and CRC). Of the total 2,513 beds 

in residential care facilities for adults or the elderly, 

65 percent of beds are within large facilities, indi-

cating that the conditional use permit process has 

not constrained the development of larger facilities.  

Supportive housing is also a permitted use in all res-

idential zones and the mixed-use zones as required 

by state law. Additionally, supportive housing is per-

mitted with a minor conditional use permit or condi-

tional use permit in some commercial zones, de-

pendent on size of the facility. 

As noted previously, a program has been added to 

the Housing Element to make minor changes to how 

residential care facilities and supportive housing are 

regulated to provide clarity and ensure compliance 

with state law.  

Development Standards. The City examined its 

development standards and permitting process to 

identify potential constraints on the construction or 

improvement of housing occupied by a disabled per-

son. Parking standards for group homes are equal to 

those required for any single- or multiple-family 

residence.  

To avoid overconcentration, the City requires 

group home facilities serving seven or more persons 

to be spaced a minimum of 300 feet from other 

group housing, assisted living or emergency shel-

ters and 1,000 feet from a probationer/parolee 

home. Other operational standards for larger group 

homes are in RMC Section 19.315.040. As dis-

cussed, previously, emergency shelters are permit-

ted by right in the Industrial zone, where group 

homes are not permitted. This distance require-

ment, therefore, does not directly conflict with SB 2.  

Reasonable Accommodation. Both federal and 

state fair housing laws require local governments to 

make reasonable accommodations in local zoning 

and land use regulations when such accommoda-

tions are necessary to afford disabled persons an 

equal opportunity to use and enjoy a dwelling. 



 

City of Riverside  2021-2029 Housing Element Technical Background Report 2 
84  

T
B

R
 2

 
 H

ou
si

ng
 C

on
st

ra
in

ts
 

Reasonable accommodations most commonly grant 

modifications or exceptions to development stand-

ards; for example, a setback modification to allow a 

wheelchair access ramp within the required front 

yard setback of a dwelling.  

The City first adopted Chapter 19.850, “Fair Hous-

ing and Reasonable Accommodation,” in 2003 and 

most recently updated its Request for Reasonable 

Accommodation procedures in 2016. Chapter 

19.850 provides procedures for the application and 

review of Requests for Accommodation. An applica-

tion for a Request for Reasonable Accommodation 

follows the same timeline as a Variance. Requests 

for Reasonable Accommodations are typically re-

viewed and approved by the Development Review 

Committee; however, the Committee may refer 

complex or controversial requests to the Planning 

Commission.  

To approve a Request for Reasonable Accommoda-

tion, the following findings must be made by the De-

velopment Review Committee in addition to the 

findings for a standard Variance: 

• The persons who will use the subject property 

are protected under Fair Housing Laws; 

• The requested exception to zoning law is neces-

sary to make specific housing available to a 

dwelling occupant; 

• The requested exception will not impose an un-

due financial or administrative burden on the 

City; and 

• The requested exception will comply with all 

applicable Building and Fire Codes and will not 

require a fundamental alteration of the zoning 

laws and procedures. 

 

Decisions of the Development Review Committee 

or Planning Commission on Request for Reasonable 

Accommodation applications may be appealed to 

the City Council.  

BUILDING CODES 

The City has adopted the 2019 California Building 

Code, which contains the latest techniques and 

accessibility requirements. The City adheres to fed-

eral laws that require at least 5% of publicly funded 

new units be accessible to persons with mobility im-

pairments and an additional 2% of the units be ac-

cessible to persons with hearing or visual impair-

ments. New multiple-family housing must also be 

built so that: 1) the public and common use portions 

of such units are readily accessible and usable by 

persons with disabilities; 2) doors allowing passage 

into and within such units can accommodate wheel-

chairs; and 3) all units contain adaptive design fea-

tures.  

The City has established a procedure for resolving 

the application of building codes and its impact 
on housing opportunities for people with disa-
bilities. The City is charged with the responsibility 

to convene an Accessibility Appeals Board com-

prised of four members of the Planning Commis-

sion, plus three additionally designated persons 

with disabilities, at least two of whom shall be mo-

bility impaired. This Board may conduct hearings on 

written appeals of decisions of the Building Official 

regarding accessibility issues and approve or disap-

prove interpretations and enforcement actions 

taken by the Building Official relating to access. 

COMMISSIONS AND ADVOCACY 

The City works with several agencies to further im-

prove housing opportunities for people with disabil-

ities. The City has established a Commission on Dis-

abilities to advise the City Council on all matters af-

fecting persons with disabilities in the community; 

review community policies, programs, and actions 

that affect persons with disabilities; create public 

awareness of the needs in areas such as housing, 

employment, and transportation; and promote the  

total integration of persons with disabilities into 
all aspects of community life. All Commission 

meeting agendas and minutes are posted on the 

City’s website, along with other resources for per-

sons with disabilities.  
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In 1999, former Mayor Loveridge created the 

Model Deaf Community Committee to raise the 

profile of Riverside’s deaf and hard-of-hearing com-

munity—many with ties to the California School for 

the Deaf-Riverside, one of two such schools in the 

state—and to encourage greater interaction and un-

derstanding with the wider community. The Com-

mittee’s mission is “helping to create an integrated 

community that promotes full participation in soci-

ety, education and employment, effective communi-

cation, and cultural awareness. 

ENVIRONMENTAL 
FACTORS 
This section discusses various environmental fac-

tors as they relate to the production, maintenance, 

and improvement of housing in Riverside. These in-

clude the availability of water supply and provision, 

adequacy of sewer systems and capacity, other crit-

ical dry utilities, and various opportunities for en-

ergy conservation. 

WATER INFRASTRUCTURE 
Water service is provided by Riverside Public Utili-

ties (RPU), Western Municipal Water District 

(WMWD), Eastern Municipal Water District, and 

Riverside Highland Water Company. The vast ma-

jority of the City of Riverside is served by RPU; 

therefore, the analysis below focuses on the de-

mand and capacity of the RPU service area. River-

side Highland serves most of the City’s northern 

Sphere of Influence (SOI), while the majority of the 

southern SOI is served by Western Municipal Wa-

ter District.  

RPU’s primary water source is local groundwater 

from the Bunker Hill, Riverside North, and River-

side South sub-basins. RPU’s service area encom-

passes approximately 75 square miles, of which ap-

proximately 70 square miles are within City limits 

and 5 square miles are outside. In 2015, there were 

an estimated 295,000 people living within RPU’s 

service area.  

RPU’s 2015 Urban Water Management Plan 

(UWMP) provides information on the service area’s 

current and projected demand, plans for system ex-

pansions, updates, and maintenance, and planned 

future supply. The UWMP utilizes SCAG population 

growth forecasts to make projections on future wa-

ter demand. Based on the SCAG data, the popula-

tion of RPU’s service area is projected to be 

334,700 in 2030 and 360,500 in 2040. The actual 

demand for water in the RPU service area was 

75,128 acre-feet in 2015 and is projected to be 

99,015 acre-feet in 2030 and 104,257 acre-feet in 

2040. Based on projected demand, the UWMP lays 

out future projects and programs that will serve to 

increase RUP’s supplies to meet future demand. 

Based on planned projects and improvements, the 

UWMP projects an available water supply of 

124,703 acre-feet by 2030. Therefore, water sup-

ply and treatment capacity needs do not constrain 

the development of housing needed to address the 

RHNA in Riverside.  

SEWER INFRASTRUCTURE 
The City of Riverside Public Works Department 

provides for the collection, treatment, and disposal 

of all wastewaters generated within the City of Riv-

erside—except for a small area of the community 

south of Van Buren Boulevard, which is served by 

WMWD. The total area served by the City’s sewer 

system is 87.4 square miles. Most of the northern 

SOI is also served by the City of Riverside with some 

John North Water Treatment Plant 
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areas of the Box Springs Mountain Regional Re-

serve outside of either service area. Primary, sec-

ondary, and tertiary treatment of wastewater from 

the Jurupa, Rubidoux and Edgemont Community 

Services Districts is also provided. The City also has 

an agreement with the County of Riverside 

whereby the City will operate and maintain the col-

lection system and provide sewer services to the 

northern SOI, also known as the Highgrove commu-

nity.  

The City’s wastewater collection system includes 

over 800 miles of gravity sewers, 414 miles of City-

owned sewer laterals and 20 wastewater pump sta-

tions. Wastewater is transported to the City’s Re-

gional Water Quality Control Plant (RWQCP) for 

treatment.  

The City’s 2019 Sewer Master Plan provides an 

analysis of current and future wastewater needs, 

along with planned improvements to meet ongoing 

wastewater collection and treatment needs into the 

future. Like the UWMP, the Master Plan utilizes 

SCAG population growth forecasts to project fu-

ture capacity needs. According to the Master Plan, 

the service area within City limits is projected to 

generate a total flow of approximately 29 million 

gallons per day by 2032. After that time, total flow 

is expected not to increase under the assumption 

that the City will be built-out in 2032. System-wide 

(including areas outside of city limits), in 2037, total 

flow is projected at 39 million gallons per day and 

treatment capacity is projected at 43.5 million gal-

lons per day. Wastewater capacity and treatment 

needs thus do not constrain the development of 

housing needed to address the RHNA in Riverside.  

DRY UTILITIES 
Riverside Public Utilities is the primary electricity 

provider, responsible for the generation, transmis-

sion, and distribution of electric power within the 

City. Southern California Edison (SCE) serves small 

portions of the City primarily located in the north-

east and southeast edges of the City.  

RPU’s 2018 Integrated Resource Plan (IRP) in-

cludes projections on the utility’s projected demand 

and anticipated supplies. According to the IRP, the 

expected annul load is anticipated to increase 1.4 

percent annually between 2018 and 2037, with an 

annual load of 2,970 GWh in 2037.These projec-

tions include factors such as population growth, as 

well as energy efficiency efforts. 

The City has proactively planned for future growth 

in energy use and demand. Approximately every 

two years, RPU assesses its current and future elec-

tricity demand and capacity. Additionally, in con-

junction with SCE, RPU is undertaking the Riverside 

Transmission Reliability Project (RTRP), which will 

provide additional transmission capacity to meet fu-

ture projected load growth, as well as provide a sec-

ond point of interconnection for system reliability 

and transmission capacity to import bulk electric 

power.  

  

RERC Electric Generation Units 
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RESOURCE CONSERVATION 
The protection of the natural and built environment 

to ensure sustainable communities and conserve 

natural resources is one of the foremost challenges 

facing communities across the country. Rising en-

ergy costs, dependence on fossil fuels, and the ad-

verse impacts of global climate change have pro-

voked the need in California and nationwide to im-

prove energy management and resource conserva-

tion strategies.  

The City has adopted the Green Action Plan, which 

establishes sustainability goals in the areas of en-

ergy, greenhouse gas emissions, waste, urban de-

sign, urban nature, transportation, water, and 

healthy communities. The Riverside Sustainability 

Coalition is tasked with monitoring the City’s pro-

gress toward the goals within the Green Action 

Plan.  

The City continues to take a leadership role in de-

veloping and implementing resource conservation 

programs addressing water resources, renewable 

energy sources, solid waste management, urban 

forestry programs, and other efforts toward be-

coming a green and sustainable city.  

 

BUILDING DESIGN 

California’s Title 24 and CalGreen regulations re-

quire new housing to meet minimum energy conser-

vation standards. In addition to California’s Title 24 

standards, all residential projects are subject to 

meeting the state building codes, which also include 

energy conservation standards. Riverside also of-

fers the following energy conservation programs. 

The Riverside Green Builder (RGB) program is a 

voluntary program based on the California Green 

Builder Program. An RGB-certified home must 

meet five criteria: energy efficiency (15% more effi-

cient than Title 24 requirements), water conserva-

tion (20,000 gallons per home), waste reduction 

(50% waste diversion), wood conservation, and in-

door air quality. The City offers priority field inspec-

tions, guaranteed timelines, overtime inspections, 

and priority electrical design incentives for develop-

ers wishing to utilize the program.  

The Community Energy Efficiency Program (CEEP) 

is a voluntary program that encourages the con-

struction of homes built to standards 15% above Ti-

tle 24 requirements. CEEP homes have mechani-

cally engineered HVAC systems, tight ducts, high 

performance windows, and improved installation of 

energy-efficient features. RPU offers financial in-

centives of up to $500 per home to help defray the 

costs of certification to builders and to promote 

building energy efficient homes.  

The City of Riverside also offers several programs 

to retrofit homes for energy-saving devices. These 

programs can be found online at http://www.river-

sideca.gov/utilities/ 

 

California Green Community Challenge 
The City of Riverside has achieved “Silver” status from 
the California Green Communities Challenge, a recog-
nition program designed to encourage cities to reduce 
their energy consumption and carbon emissions.  
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TECHNICAL BACKGROUND 
REPORT 3: HOUSING RESOURCES

This Technical Background Report addresses the 

resources available to the City in implementing the 

policies and programs contained in the Housing El-

ement, specifically regarding the potential for fu-

ture residential development. The analysis demon-

strates the City’s ability to satisfy its share of the re-

gion’s future housing need, identifies financial and 

administrative resources available to support hous-

ing activities and facilitate implementation of City 

housing policies and programs. Opportunities for 

energy conservation are also explored. 
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FUTURE HOUSING 
NEEDS 
State Housing Element law requires that a local ju-

risdiction accommodate its share of the region’s 

projected housing needs for the planning period. 

This share, called the Regional Housing Needs Allo-

cation (RHNA), is important because State law man-

dates that a jurisdiction provide sufficient land to 

accommodate a variety of housing opportunities for 

all economic segments of the community. Compli-

ance with this requirement is measured by the juris-

diction’s ability to provide adequate land with ade-

quate density and appropriate development stand-

ards to accommodate the RHNA.   
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REGIONAL HOUSING NEEDS 
ALLOCATION 
The Southern California Association of Govern-

ments (SCAG), as the regional planning agency for 

Los Angeles, Orange, Riverside, San Bernardino, 

Ventura, and Imperial Counties, is responsible for 

distributing the RHNA to individual jurisdictions 

within the six-county region. SCAG has allocated 

the City 18,458 units (4,861 very low units, 3,064 

low-income units, 3,139 moderate income units: 

and 7,394 above moderate-income units). 

To ensure the City meets this minimum, a buffer is 

recommended by the State Department of Housing 

and Community Development to account for 

the “No Net Loss” requirement as mandated by SB 

166. Pursuant to SB 166, if sites are not developed 

at the density or income level identified in the Hous-

ing Element, the City must ensure that there is 

enough land in reserve to fully accommodate the 

RHNA. 

The city has elected to provide a “No Net Loss” 

buffer of 30% effectively creating a self-prescribed 

target of 23,964 units for the 2021-2029 Cycle. 

  

RHNA Housing Needs for 2021 - 2029 
Income Category (% of County AMI) Number of Units 

Extremely Low (30% or less) *  2,431 

Very Low (31 to 50%)  2,430 

Low (51 to 80%)  3,064 

Moderate (81% to 120%)  3,139 

Above Moderate (Over 120%)  7,394 

Subtotal 18,458 

No Net Loss Buffer (30%) 5,506 

Total 23,964 
AMI = Area Median Income 

Note: * The City has a RHNA (Regional Housing Needs Assessment  obligation of 4.861 very low-income units (inclusive of extremely low-income 
units). Pursuant to State law (AB 2634), the City must project the number of extremely low-income housing needs based on Census income distribu-
tion or assume 50 percent of the very low-income units as extremely low. Assuming an even split, the City’s RHNA allocation of 4,861 very low-in-
come units may be divided into 2,430 very low and 2,431 extremely low-income units. However, for purposes of identifying adequate sites for the 
RHNA allocation, State law does not mandate the separate accounting for the extremely low- income category. 

Source: Final RHNA, SCAG (Southern California Associations of Governments), March 2021. 

Table HR-1: RHNA Housing Needs for 2021-2029 
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CREDITS TOWARDS THE 
RHNA 
The 6th Cycle RHNA covers a planning period of al-

most nine years, starting on June 30, 2021.   Juris-

dictions can count housing units built, under con-

struction, or approved from June 30, 2021, onward 

toward meeting their RHNA obligation.  Table HR-

2: Credits and Remaining Need summarizes River-

side’s RHNA credits and the remaining housing 

need through October 15, 2029. With the antici-

pated ADUs (Accessory Dwelling Units), entitled 

projects, and projects under review, the City has  ca-

pacity to accommodate its moderate and above-

moderate income RHNA.  The projected income dis-

tribution of ADUs is based on SCAG’s ADU Afford-

ability Analysis. The City must accommodate the re-

maining RHNA of 7,008 extremely/very low and 

low-income units with vacant and nonvacant sites 

that are appropriately zoned and have near-term 

development potential. 

ANTICIPATED ACCESSORY DWELLING 

UNITS (ADU) 

New State laws passed since 2017 relaxed the de-

velopment standards and procedures for the con-

struction of Accessory Dwelling Units (ADUs). As a 

result, the City has seen increases in ADU construc-

tion throughout the city from just a few units annu-

ally in 2017 & 2018 to 152 units over the 18-month 

period from June 1, 2019, to December 31, 2020. 

Based on this  trend, and anticipating a growth fac-

tor of 1.25, the City anticipates permitting at least 

1,014 accessory dwelling units during the 6th Cycle 

planning period. The growth factor is partially due 

to the  City’s ongoing efforts to streamline the ADU 

permitting process. By the end of 2022, the City will 

develop pre-approved prototypical architectural 

and site plans for ADUs.  

 

  

RHNA Credits and Remaining Need 

Income Category RHNA 
Potential 

ADU Entitled 
Under 

Review 
Remaining 

Needed 

Extremely Low/Very Low (<50% AMI) 4,861 230 0 0 4,631 

Low (51-80% AMI) 3,064 353 334 0 2,377 

Moderate (81%-120% AMI) 3,139 353 573 0 2,213 

Above Moderate (>120% AMI) 7,394 78 0 2,188 5,128 

Total 18,458 1,014 907 2,188 14,349 

Table HR-2: RHNA Credits and Remaining Need 



 

 

2021-2029 Housing Element Technical Background Report 3  City of Riverside 
  95 

T
B

R
 3

 
 H

ousing R
esources 

 

ENTITLED PROJECTS  

As of January 31, 2021, the City entitled a total of 

907 housing units, including condominiums, and 

single-family homes Active entitlement projects are 

separate from the Opportunity Sites Inventory and 

counted as credit units and not as potential sites. 

The income distribution of the active entitlements is 

based on market rate and developer proposals. . Of 

the active entitlements,  334 qualify as low income 

and 573 units qualify as moderate income. 

PROJECTS UNDER REVIEW 

As of January 31, 2021, a total of 2,188 units were 

at various stages of review and approval process. 

For RHNA credit purposes, the units were counted 

towards the  above-moderate income category . 
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REMAINING NEED 

After accounting for ADUs, the remaining RHNA 

need is 14,348 units. The City must demonstrate 

the availability of sites with appropriate zoning and 

development standards that can facilitate and en-

courage the development of such units by October 

15, 2029. To accomplish this, the Opportunity Sites 

Inventory was developed and is described in further 

detail. 

METHODOLOGY IN 
IDENTIFYING SITES 
 The City has completed an analysis to ensure that 

sites were identified throughout the City in each 

Ward. 

The process of developing the Opportunity Sites In-

ventory involved identifying and eliminating sites 

with constraints to development.  Properties that 

were impacted by various environmental con-

straints or hazards were excluded from the analysis.  

The Opportunity Sites Inventory analysis was ini-

tially conducted using a data-driven process to iden-

tify as many sites as possible. A weighted suitability 

model was used to evaluate multiple criteria influ-

encing the likelihood of development on a parcel-

by-parcel basis. Each property was assigned a total 

weighted score, where the higher the score the 

greater the likelihood of development. The follow-

ing factors were used in this process:  

Existing Land Use was used to identify properties 

with industrial, commercial, office, and mixed use 

uses active on the site as defined by Riverside 

County. These uses either currently allow for hous-

ing production or could support housing in the fu-

ture with zoning amendments. Single-family resi-

dential existing land use properties were generally 

excluded from further consideration, except for 

large sites located on arterial corridors with access 

to services and amenities. 

General Plan Land Use  identified what is allowed 

within the General Plan designation, which may al-

low for future housing on a site that currently does 

not support housing. Targeted land uses include 

multi-family residential, industrial, commercial, of-

fice, and mixed use. 

Year constructed of buildings on the property, as 

defined by Riverside County Assessor, was used to 

identify older properties more likely to redevelop. 

Improvement Ratio identified the ratio between 

the value of improvements (buildings, or other con-

struction) versus the value of the underlying land 

(improvement value/land value) which is consid-

ered a market factor influencing the likelihood of 

development. When the underlying land is worth 

more than the improvements on the land, the prop-

erty is more likely to redevelop. 

Lot Acreage was evaluated based on guidance from 

the California Department of Housing and Commu-

nity Development site inventory criteria for the 6th 

Cycle RHNA process. Lots with an area less than 

half an acre were eliminated as too small to allow 

enough housing to support affordability. Lots larger 

than 10 acres were considered too expensive for af-

fordable housing developers to purchase. There-

fore, the analysis looked for properties greater than 

half an acre and smaller than 10 acres, with excep-

tions for sites in strategic locations with unique de-

velopment potential. 

Lot Vacancy is a key driver for identifying potential 

opportunity sites because of the ease of developing 

housing on vacant lots. GIS data on  existing land use 

information was used and manually verified to en-

sure accuracy. 
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Underutilization Index assesses the amount of ac-

tual lot coverage, actual building height, and actual 

floor area developed on a property compared to 

what is allowed by zoning. The greater the differ-

ence between what is developed versus what is al-

lowed, the greater the property is underutilized and 

is a target for development. 

Airport Compatibility Zone constraints removed 

properties from consideration if the properties are 

in the most restrictive airport land use areas: A, B1, 

B2, C, C1, and C2 as set forth in the Riverside 

County Airport Land Use Compatibility Plan 

(RCALUCP) 

Current Zoning identifies the current zoning desig-

nation of the potential opportunity sites. 

City Opportunity Sites contains a list of target 

sites identified by the City for consideration. 

Pipeline Projects contains a list of active develop-

ment projects under consideration in the City. 

5th cycle RHNA Sites were included in the analysis 

if undeveloped. 

Manual Override flag was used to include or ex-

clude properties based on a detailed evaluation of 

each site for characteristics or conditions not cap-

tured by the methods described above. 
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OPPORTUNITY 
SITES INVENTORY 
The RHNA period extends from October 15, 2020, 

to October 15, 2029.  The City has considered po-

tential development on suitable vacant and/or non-

vacant sites and identified how zoning and develop-

ment standards on the sites will facilitate housing. 

Riverside has the land capacity to meet the 6th Cycle 

RHNA obligation for each of the  income groups. A 

summary of the detailed parcel data is included in 

Appendix A, Opportunity Sites Inventory. 

Sites are considered suitable for residential devel-

opment if zoned appropriately and available for res-

idential use during the planning period. To accom-

modate the RHNA , the City identified sites for re-

zoning and intends to process these zone changes 

concurrently with the adoption of the Housing Ele-

ment. Appendix A, Opportunity Sites Inventory, 

shows the sites that will be rezoned. There are 692 

individual parcels grouped in to 209 distinct group-

ings of contiguous parcels that represent the “Op-

portunity Sites. Of the 692 parcels identified 508 

are being rezoned to accommodate the City’s 

RHNA obligation. Of the 508 parcels that will be re-

zoned, 227 are currently zoned for residential uses 

and densities will be increased.  The 281 non-resi-

dentially zoned parcels will be rezoned to one of 

several zones that allow higher-density residential 

development. 

Residential uses proposed on sites counted toward 

meeting Riverside’s RHNA for very low, low, moder-

ate, and/or above moderate-income needs must be 

approved if developed in accordance with the appli-

cable development standards of Title 19 of the Riv-

erside Municipal Code. The Development Review 

process will ensure that projects on the inventory 

sites comply with development regulations and de-

sign requirements. In no case will a project be de-

nied for residential use based on the use itself. 

REALISTIC CAPACITY 
ASSUMPTIONS 
Most residential zones in Riverside establish a 

range of allowable density, expressed as dwelling 

units per acre (du/ac).  To calculate realistic capacity 

assumptions for each site, a typical density achiev-

ing 75% of maximum du/ac per site was assumed. 

For sites in zones where data on recently approved 

projects was available, a more precise du/ac factor 

was identified.   In certain zones, such as the Down-

town Specific Plan – Raincross District Zone (DSP-

RC), allowable density bonuses frequently exceed 

the established maximum du/ac for the zone. In 

these cases, data from recently approved develop-

ment was used to develop a more realistic develop-

ment capacity assumption.  

Riverside has the land 
capacity to meet the needs of 
all income groups.   
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AFFORDABILITY, 
SUITABILITY, AND 
AVAILABILITY ANALYSIS 
The assumptions applied to each parcel in Appendix 

A - Opportunity Sites Inventory allowed the City to 

determine affordability level and establish the suit-

ability and availability of inventory sites for develop-

ment within the planning period. When determining 

which sites are best suited to accommodate lower-

income RHNA, the City considered proximity to 

transit, access to amenities such as parks and ser-

vices, locational scoring criteria for Low-Income 

Housing Tax Credit (TCAC) Program funding, and 

“default” density assumptions (described below).  

Government Code Section 65583.2(c)(3)(B) allows 

local governments to use a “default” numerical den-

sity standard for establishing adequate zoning to 

accommodate lower income housing (i.e., house-

holds earning less than 80% of the Area Median In-

come [AMI]). The City’s R-3-1500 (Multi-family), R-

4 (Multi-Family), MU-V (Mixed Use – Village) and 

MU-U (Mixed Use – Urban) Zones,   as well as 

several subdistricts within the Downtown and 

Northside Specific Plans and the proposed Innova-

tion District overlay zone, allow for the develop-

ment of at least 30 dwelling units per acre and 

therefore are assumed to be available for the devel-

opment of an estimated 17,098 units affordable to 

lower income households.  

The housing market analysis in the Community Pro-

file of the Technical Background Report demon-

strates that moderate income households (those 

earning 80-120% of AMI) can afford a wide range of 

rental and, to a lesser degree, for-sale housing op-

tions available in Riverside. As such, this analysis  as-

sumes that moderate-density sites , such as those in 

the R-3-2500 (Multi-family) Zone and portions of 

the Northside Specific Plan can accommodate 

1,714 moderate income units. A small number of in-

ventory sites in the lower-density subdistricts of the 

Northside Specific Plan are assumed to accommo-

date 58 above moderate-income units. 
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SUITABILITY OF 
NONVACANT AND 
UNDERUTILIZED SITES 
Existing vacant sites in the City cannot accommo-

date the RHNA obligation and, as such, the Oppor-

tunity Sites Inventory includes underutilized prop-

erties to help the City to ensure sufficient capacity 

for housing development during the planning pe-

riod.  For purposes of this analysis, underutilized 

sites are defined as those with an improvement‐to‐
land value ratio of 1.0 or less (i.e., existing build-

ings/structures on site are worth less than the land) 

for properties currently improved with non‐resi-

dential uses. For properties improved with residen-

tial uses, an improvement‐to‐land value ratio of 0.5 

was used to identify underutilized properties. The 

underutilized inventory sites include those that 

have marginal uses and existing structures that 

were built before 2000.  55 percent of the underuti-

lized sites include structures over 30 years old, and 

21 percent include structures over 70 years old. 

(Note: 31 percent of the non-vacant inventory sites 

lack adequate data on building age).  For those sites 

developed with more recently built structures or 

structures that are in fair condition, most are lo-

cated on lots that are highly underutilized based on 

the allowable zoning or improvement ratio.  Details 

for each site selected for the RHNA are provided in 

Appendix A - Opportunity Sites Inventory. 

PUBLIC SERVICES AND 
INFRASTRUCTURE 
AVAILABILITY 
Sites that lack access to existing public services and 

infrastructure were screened out of inclusion in the 

Opportunity Sites Inventory and, therefore, there 

are no significant public service or infrastructure 

constraints identified for the inventory sites identi-

fied by the City.   Existing water service and 

wastewater collection infrastructure is available to 

all inventory sites,    and the City has adequate water 

and wastewater capacity to accommodate its over-

all goal of 23,964 units.  

All sites are accessible to existing public roadways 

and are serviceable by the City’s police and fire de-

partments, the consumer-owned Riverside Public 

Utilities which provides water and electric service 

throughout most of the City, as well as service pro-

viders for phone, cable, natural gas. 

ADEQUACY OF SITES TO 
MEET RHNA  
For the 6th Cycle RHNA, Riverside has been allo-

cated a minimum of 18,458 units.  Since RHNA uses 

June 30, 2020, as a baseline for growth projections 

for the 6th Cycle planning period, the City can count 

the number of new units for which building permits 

or certificates of occupancy were issued since June 

30, 2020 toward the RHNA.   
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Table HR-3: Adequacy of Sites to Accommodate 

RHNA summarizes Riverside’s applicable RHNA 

credit and the remaining RHNA need through Octo-

ber 15, 2029.    With the anticipated ADUs, entitled 

projects, and projects under review, the City has an 

unmet RHNA need of 14,348 units (4,631 very low-

income units, 2,377 low-income units, 2,213 mod-

erate income units, and 5,128 above moderate-in-

come units). 

To meet this need, the City has identified a minimum 

of 529 acres to be rezoned for housing, including re-

zoning approximately 226 acres to the R-3-1500, R-

4, MU-or MU-U Zones, all of which allow a density 

up to 30 units per acre. Inventory sites to be re-

zoned will permit owner-occupied and rental multi-

family residential uses by-right (without a condi-

tional use permit, planned unit development permit 

or other discretionary action) pursuant to Govern-

ment Code Section 65583.2(h).   

 

Table HR-3: Adequacy of Sites to Accommodate 

RHNA summarizes the City’s accommodation of 

the RHNA for all income groups during the planning 

period. After accounting for development credits  

and the realistic capacity of vacant and nonvacant 

inventory sites the city has identified adequate ca-

pacity for the RHNA. 

 

 

 

 
 

 

 

 

  

Adequacy of Sites to Accommodate RHNA 

Income Level RHNA Credits 

Remain-
ing 
RHNA 

Sites  
Inventory 
Capacity Surplus  

Extremely Low/Very Low (<50% AMI) 4,861 230 4,631 

16,336  15,184  Low (51-80% AMI) 3,064 687 2,377 

Moderate (81%-120% AMI) 3,139 926 2,213 7,529   -499 

Above Moderate (>120% AMI) 7,394 2,266 5,128 54  -5070 

Total 18,457 4,109 14,348 23,919   9,615 

Table HR-3: Adequacy of Sites to Accommodate RHNA  
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FINANCIAL 
RESOURCES FOR 
HOUSING 
Given today’s housing market conditions, develop-

ing affordable housing requires multiple layers of 

public subsidies from different funding sources.  Pri-

vate-public partnership is an important tool for de-

veloping and managing affordable housing. River-

side will continue to use its available resources as 

leverage to assist in affordable housing develop-

ment. These resources, in partnership with non-

profit developers, can help the City achieve its hous-

ing goals.  

FINANCIAL RESOURCES 

SB2 PLANNING AND PERMANENT LOCAL 

HOUSING ALLOCATION (PLHA) GRANTS 

In 2017, Governor Brown signed a 15-bill housing 

package aimed at addressing the State’s housing 

shortage and high housing costs.  Specifically, it in-

cluded the Building Homes and Jobs Act (SB 2, 

2017), which establishes a $75 recording fee on 

real estate documents to increase the supply of af-

fordable homes in California.  Because the number 

of real estate transactions recorded in each county 

will vary from year to year, the revenues collected 

will fluctuate. 

The first year of SB 2 funds are available as planning 

grants to local jurisdictions. The City of Riverside 

received $625,000 for planning efforts to facilitate 

housing production.  For the second year and on-

ward, 70 percent of the funding will be allocated to 

local governments for affordable housing purposes. 

A large portion of year two allocations will be dis-

tributed using the same formula used to allocate 

federal Community Development Block Grants 

(CDBG).  The City applied for and has been awarded 

$1,622,125 for the FY 2019 funding under this Per-

manent Local Housing Allocation (PLHA) compo-

nent of SB 2.  This funding is anticipated to be used 

for the following activities:  

• The predevelopment, development, acquisi-
tion, rehabilitation, and preservation of multi-
family, residential live-work, rental housing that 
is affordable to Extremely low-, Very low-, Low-
, or Moderate-income households, including 
necessary operating subsidies. 

• Assisting persons who are experiencing or At-
risk of homelessness, including, but not limited 
to, providing rapid re-housing, rental assis-
tance, supportive/case management services 
that allow people to obtain and retain housing, 
operating and capital costs for navigation cen-
ters and emergency shelters, and the new con-
struction, rehabilitation, and preservation of 
permanent housing. 

 

HOME INVESTMENT PARTNERSHIPS 

PROGRAM 

Riverside receives an annual federal entitlement 

under the HOME program to promote the con-

struction of affordable rental housing, first-time 

homebuyer assistance, moderate or substantial re-

habilitation, and tenant-based assistance. Federal 

regulations require the City provide a 25% match 

with nonfederal resources.  Annually, the City re-

ceives approximately $1.2 million in HOME funds, 

the majority of which is used to finance affordable 

housing development, with some funding allocated 

for housing rehabilitation. 
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COMMUNITY DEVELOPMENT BLOCK 

GRANT (CDBG) FUNDS 

Riverside is an entitlement jurisdiction to receive 

CDBG funds from HUD for housing and community 

development activities, including acquisition and/or 

disposition of real estate or property, public facili-

ties and improvements, relocation, the rehabilita-

tion and construction of housing, homeownership 

assistance, and demolition activities. Annually, the 

City receives approximately $3 million in CDBG 

funds, which are used primarily for public improve-

ments and supportive services.   

 

 

 

EMERGENCY SOLUTIONS GRANT (ESG) 

The City receives about $270,000 annually from 

HUD that can be used for emergency shelters and 

rapid rehousing.   

HOUSING OPPORTUNITIES FOR PERSONS 

WITH AIDS 

The HOPWA program provides housing assistance 

and supportive services for low-income people with 

HIV/AIDS and their families. Riverside is designated 

as the responsible jurisdiction for dispersing 

HOPWA funds throughout Riverside and San Ber-

nardino counties. The City’s project sponsors are 

the Riverside County Housing Authority and San 

Bernardino County Public Health Department. The 

City receives approximately $3.6 million annually.  
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ADMINISTRATIVE 
RESOURCES 
The City of Riverside relies on the active involve-

ment of public and nonprofit agencies in meeting 

local housing needs. Some of the more active or-

ganizations in the community are described below.  

• Neighborhood Partnership Housing Services. 
NPHS is a nonprofit community development 
organization dedicated to building equitable 
communities in the Inland Empire since 1991. 
Over the span of 30 years, NPHS has grown 
from a small grassroots organization into a mul-
tifaceted organization focused primarily on the 
Southern California region of Riverside, San 
Bernardino, and Eastern Los Angeles Counties.  
NPHS administers the City of Riverside’s Hous-
ing Rehabilitation programs. 

• Riverside Housing Development Corporation. 
RHDC is a nonprofit organization established 
to provide and improve affordable housing 
units. RHDC is a main provider of affordable 
rental housing in the community, having ac-
quired and rehabilitated various housing devel-
opments, including Autumn Ridge; Linden 
Square Apartments; Cypress Springs; Grey-
stone Apartments; Oaktree Apartments; and 
Riverbrook Apartments.  

• Habitat for Humanity. Habitat for Humanity is 
a nonprofit organization dedicated to building 
affordable housing and rehabilitating homes. 
Habitat homes are sold to very low-income 
families at no profit with affordable, no-interest 
loans. Volunteers, churches, and businesses 
provide most of the labor; public agencies or in-
dividuals donate land. In recent years, Habitat 
has also been involved in providing housing re-
habilitation assistance. 

• Wakeland Housing and Development Corpora-
tion. Wakeland Housing and Development Cor-
poration owns and manages more than 7,500 
residential units throughout California. In Riv-
erside, the 30-unit Home Front project at 
Camp Anza and the 72-unit Mission Heritage 
Plaza project are Wakeland projects. 

•  

• National CORE.  National CORE is one of the 
most active affordable housing developers in 
Southern California.  Within Riverside County, 
National CORE has developed eight affordable 
housing projects.  National CORE has also been 
actively pursuing opportunities to partner with 
local churches to develop affordable housing on 
church properties. 

• Neighborhood Housing Services of Inland Em-
pire. NHSIE is a nonprofit that is dedicated to 
creating homeownership opportunities, bridg-
ing the housing affordability gap, and building 
sustainable communities of choice.   

• Fair Housing Council of Riverside County. 
FHCRC provides fair housing services for the 
City and prepared the Analysis of Impediments 
to Fair Housing Choice. 

 

  



 

 

2021-2029 Housing Element Technical Background Report 3  City of Riverside 
  105 

T
B

R
 3

 
 H

ousing R
esources 

 

OPPORTUNITIES 
FOR ENERGY 
CONSERVATION 
Construction of energy-efficient buildings can add 

to the cost of ownership and rental housing. Over 

time, however, housing with energy conservation 

features typically reduces occupancy costs as the 

consumption of fuel and electricity is decreased. 

This results in monthly housing costs that are equal 

to or less than what they otherwise would have 

been had no energy conservation measures been in-

corporated into the construction of new residential 

buildings. 

CITY OF RIVERSIDE 
INITIATIVES  
In January 2016, the City adopted the Riverside Re-

storative Growthprint Economic Prosperity Action 

Plan and Climate Action Plan.   RRG.  The RRG em-

bodies the City’s commitment to be an engaged and 

responsible steward of its natural resources both 

locally and regionally and its dedication to address-

ing climate change by reducing greenhouse gas 

emissions.    

In the RRG, the City has established goals and poli-

cies that incorporate environmental responsibility 

into daily management of community and municipal 

operations.  The City will continue enforcement of 

local and state energy regulations for new residen-

tial construction and provide residents with infor-

mation on energy efficiency. 
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STATE PROGRAMS 
The California Department of Community Services 

and Development, in partnership with its network 

of local community services agencies, administers 

the Low-Income Home Energy Assistance Program 

(LIHEAP). LIHEAP provides financial assistance to 

lower income households to offset the costs of 

heating and/or cooling their residences. 

REGIONAL PROGRAMS 
The HERO Program established under the guidance 

of AB 811 (2008) and AB 474 (2009) is adminis-

tered by the Western Regional Council of Govern-

ments.  The HERO Program is a Property Assessed 

Clean Energy (PACE) program providing financing 

to residential and commercial property owners who 

install energy efficient, renewable energy, and wa-

ter conservation improvements on existing proper-

ties. Financing provided through the HERO Pro-

gram is repaid through an assessment on property 

tax bills over 5-, 10-, 15-, 20-, and 25-year terms, 

based on the useful life of the products, and upon 

sale of the property, the balance generally stays 

with the property. 

PRIVATE SECTOR 
PROGRAMS 
California Alternative Rates for Energy (CARE): 

Lower-income customers enrolled in the CARE pro-

gram receive a 20 percent discount on their electric 

and natural gas bills and are not billed in higher rate 

tiers that were created for Southern California Edi-

son and SoCalGas. CARE is funded through a rate 

surcharge paid by all other utility customers. Quali-

fying households have a portion of their electricity 

usage billed at a lower rate.   

Rebate Program: Riverside Public Utilities offers 

rebates for single-family and multifamily dwelling 

units for certain improvements that lead to greater 

energy efficiency.  These improvements include 

purchase and installation of insulation, energy effi-

cient appliances, and the replacement of old light 

bulbs with Energy Star light bulbs 

Residential Direct Install Program (RES DI) 

SoCalGas provides a no-cost energy assistance pro-

gram for SoCalGas customers, this program re-

places the Middle-Income Direct Install (MIDI) pro-

gram and has no income requirements.  The Pro-

gram provides no-cost energy improvements to eli-

gible customers to help make  their homes more 

comfortable and help conserve energy, which could 

lead to lower utility bills. And should the customer 

decide to further their energy savings efforts, the 

Program reduces the amount of money a customer 

needs to invest to participate in the single-family or 

multifamily home upgrade programs. 
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TECHNICAL BACKGROUND 
REPORT 4: REVIEW OF 
HOUSING ELEMENT PAST 
PERFORMANCE 
Government Code Section 65588(a) requires each 
jurisdiction to review its housing element as fre-
quently as appropriate to evaluate: 

• The appropriateness of the housing goals, ob-
jectives, and policies in contributing to the at-
tainment of the state housing goal. 

• The effectiveness of the housing element in at-
tainment of the community’s housing goals and 
objectives; and 

• The progress of the city, county or city and 
county in implementation of the housing ele-
ment. 

This Technical Background Report documents the 
City’s achievements under the 2013-2021 Hous-
ing Element related to the actions and objectives 
contained therein. This Appendix also contains rec-
ommendations for program retention, revision, de-
letion or addition to address current and projected 
needs and State requirements between 2021 and 
2029. 
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H-1 
Continue to provide rehabilitation assistance to sin-
gle family residential and mobile homeowners 
through the Housing Rehabilitation Programs 
which help extremely low- to low-income house-
holds rehabilitate their homes. Low interest loans 
and several grants are available to finance housing 
repairs for income eligible homeowners. Programs 
are listed below. 

Responsible Agencies Housing Authority, 
Riverside Public Utilities (PACE Program only) 

Progress/Implementation Details. The City 
continues to provide rehabilitation assistance 
using a variety of funding sources. These in-
cluded HOME, CDBG, and CalHome funds. 
Between 2018 and 2020, over 50 households 
were assisted with loans and grants for rehabil-
itation for both single-family and mobile 
homes. However, the funding transition and 
changeover of Program Administrator from 
Riverside Housing Development Corporation 
to Neighborhood Partnership Housing Ser-
vices, Inc. in 2020 created a delay in processing 
new loans and grants.  

The City applied to the California Department 
of Housing and Community Development for 
additional CalHome Program funds in October 
of 2020.  

Continued Appropriateness The City contin-
ues to have extensive housing rehabilitation 
needs and this program is included in the 
2021-2029 Housing Element. However, pro-
grams such as PACE that is not a direct city 
program, are removed from the Housing Ele-
ment. 

Rehabilitation Loans These loans provide up to 
$40,000 for rehabilitation. They are available at 3% 
simple interest and are repayable over 20 years. A 
Deed of Trust is used to secure the loan (as a lien on 
the property). (On Going) 

Related General Plan Objectives and Policies 
H-1, H 1.1  

Senior and Disability Grants These Grants up to 
$5,000 are available to seniors and persons with 
disabilities to make necessary housing repairs or 
modifications that allow disabled access. (On Go-
ing) 

Related General Plan Objectives and Policies 
H-1, H 1.1, H-4 

Mobile Home Grants These Grants up to $8,000 
for mobile homeowners to make necessary housing 
repairs.  
 (On Going) 

Property Assessed Clean Energy (PACE) Pro-
gram This Program makes conservation enhance-
ments more affordable by creating a property-
based financing tool that requires little or no up-
front cost. The improvement costs are placed on 
the property tax rolls and repaid through the prop-
erty tax bill for the term of the loan. (On Going) 

Related General Plan Objectives and Policies 
H-1, H 1.1 

 

 



 

 2021-2029 Housing Element Technical Background Report 4 City of Riverside  
 109
  

T
B

R
 4

 
 R

eview
 of P

ast P
erform

ance 

H-2 

Continue to perform analysis on at-risk housing 
units that are in need of rehabilitation as well as 
substandard multi-family housing units. Provide 
assistance to very low, low, and moderate-income 
multi-family residential homeowners as funding is 
available.  
(On Going) 

Related General Plan Objectives and Policies 
H-1, H 1.1  

 

 

Responsible Agency Housing Authority 

Progress/Implementation Details The City 
continues to monitor the affordability cove-
nants of affordable housing projects and pur-
sued extension opportunities:  

Mt Rubidoux Manor: Loan documents were 
amended in 2017 to extend the affordability 
periods by an additional 57 years, increase 
current loan interest rate to 2.75%, require 
an additional 11 affordable units in the pro-
ject and allow subordination to new con-
struction financing. 

• Total # of affordable units: 23 
• Affordability covenants expire: 2083 
• Cambridge Gardens: Receiving an-

nual renewals of HUD 202 funds 

Sierra Woods: Per the property owner, the 
following units will indefinitely remain afford-
able. 

• 68 one bedrooms  
• 74 two bedrooms  
• 48 three bedrooms  

Whispering Fountains: 55+ community con-
tinues to provide affordable units for 460 sq. 
ft. 1-bedroom units, and 670 sq. ft 2-bed-
room units.  

Tyler Springs: Due to bond financing, 28 sen-
ior units will remain affordable indefinitely. 
They consist of one-bedroom units at afford-
able rates. 

Cambridge Gardens: Receiving annual re-
newals of HUD 202 funds. 

Continued Appropriateness The at-risk sta-
tus of the City’s affordable housing inventory 
is updated in the 2021-2029 Housing Ele-
ment.  
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H-3  

Continue implementing the Multi-family Develop-
ment Program for new construction as funding is 
available. (On Going) 

Related General Plan Objectives and Policies 
H-1, H 1.1  

Continued Appropriateness This program is re-
structured to outline the City’s various incentives 
and efforts for facilitating affordable housing de-
velopment under one housing program in the 
2021-2029 Housing Element. 

Between 2018 and 2020, as part of the City’s 
Housing Rehabilitation Program, lead and mold 
testing is conducted, and any necessary abate-
ment is completed through this program. 

The City conducted a total of 14 lead inspections 
of which only 6 tested positive for lead-based 
paint. Two households underwent lead abate-
ment. 

Responsible Agency Housing Authority 

Progress/Implementation Details Between 
2018 and 2020 the City completed several 
affordable housing projects, partnership with 
developers. Most significantly, the City re-
ceived $32M in funding for the following: 

• Mission Heritage Project, a 72-unit af-
fordable housing project in the downtown 
neighborhood, with a 22-unit set-aside for 
veterans. This project is being built with 
$16.8 million in assistance from the Af-
fordable Housing and Sustainable Com-
munities Program, including more than 
$10 million for the housing project and $6 
million for nearby integrated transit im-
provements. The City’s financial commit-
ment is $3 million. 

• Oasis Senior Villas, which received $8.2 
million in support from the state’s No 
Place Like Home Program (NPLH), will 
consist of 108 units in the Eastside neigh-
borhood benefitting low-income seniors, 
including people who are previously home-
less and living with mental illness. 

• St. Michaels Project, which will receive 
$4.3 Million in NPLH Program funding to 
construct 49 units of housing for ex-
tremely low-income residents in the Ar-
lington neighborhood.  The City partici-
pated with project assistance of $2 million.  

• Cedar Glen II, which includes 49 units of 
affordable housing in the La Sierra neigh-
borhood, received $3.3 million of NPLH 
Program assistance. The City provided 
project assistance of $650,000. 

Other affordable housing projects included: 

• Entrada Project (65-Units)  
• Habitat for Humanity 3753 Myers Street pro-

ject (4-units) 
• Mulberry Village Project (10 permanent sup-

portive units)  
• 3337 Fourth Street and 4307 Park (RAM 

House) projects (3-units in two projects) 
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H-4  

Continue to perform lead & mold abatement on 
homes. Through a grant provided by the U.S. De-
partment of Housing and Urban Development 
(HUD), the County of Riverside, Department of 
Public Health has developed a program to help 
fight lead paint poisoning in the County. This pro-
gram offers free, or low cost, lead-based paint ser-
vice to qualified families.  
 (On Going) 

Related General Plan Objectives and Policies 
H-1, H 1.1 

Responsible Agencies RHDC, Riverside 
County Department of Public Health 

Continued Appropriateness This is a minor 
component of the City efforts in improving 
housing conditions. This program is incorpo-
rated into the overall housing rehabilitation 
program. 
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CODE ENFORCEMENT 

H-5  

Continue implementation of Code Enforcement 
services including the following programs listed . 

Related General Plan Objectives and Policies  
H-1, H 1.2  

Neighborhood Livability Program (NLP) In con-
junction with other City departments, Code En-
forcement coordinates and investigates neighbor-
hood livability concerns related to illegal group 
homes, parolee boarding houses, unlicensed mas-
sage parlors, non-permitted homeless encamp-
ments, and other severe public nuisance viola-
tions in the community. (On Going) 

Related General Plan Objectives and Policies  
 H-1, H 1.2  

Foreclosed or Vacant Properties Program 
Code Enforcement addresses all complaints of va-
cant and foreclosed homes where the property is 
not being maintained to the neighborhood stand-
ards. (On Going) 

Related General Plan Objectives and Policies  
H-1, H 1.2  

Neglected Property Team Code Enforcement 
actively addresses vacant, neglected and fore-
closed homes through a comprehensive enforce-
ment program aimed at eliminating the blight as-
sociated with these properties and working with 
property owners to have properties rehabilitated 
and re-occupied. (On Going) 

Related General Plan Objectives and Policies  
H-1, H 1.2 

Warrants, Abatements, Receiverships, and 
Demolitions (WARD) Team Code Enforcement 
Officers on the WARD Team specialize in obtain-
ing warrants, conducting abatements, coordinat-
ing receivership actions, and demolishing hazard-
ous structures. (On Going) 

Related General Plan Objectives and Policies  

H-1, H 1.2 

Responsible Agencies Code Enforcement 
Division, City Attorney’s Office, Police De-
partment (Neighborhood Livability Program 
Only), Planning Division (Neighborhood Liva-
bility Program Only). 

Progress/Implementation Details The City 
continues to offer a variety of code enforce-
ment services throughout the City. 

Continued Appropriateness Code enforce-
ment is a routine city service and is not in-
cluded in the 2021-2029 Housing Element as 
a specific Housing Element program. 
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HISTORIC PRESERVATION 

H-6  

Continue to implement the Historic Preservation 
Program and future amendments to Title 20. (On 
Going) 

Related General Plan Objectives and Policies 
H-1, H 1.3, Historic Preservation Element 

Responsible Agency Planning Division 

Progress/Implementation Details The City 
continues to implement Title 20. 

Continued Appropriateness Implementa-
tion of the Municipal Code is not a specific 
Housing Element program and is removed 
from the 2021-2029 Housing Element. 

 

PARKS AND RECREATION 

H-7   

See Tools OS-1, OS-4, OS-5, OS-6, OS-9, OS-10, 
OS-11, OS-13, OS-14, OS-15, and OS-19 of the 
Open Space and Conservation Element portion 
of the General Plan 2025 Implementation Plan 
for tools implementing Policy H-1.4. (On Going) 

Related General Plan Objectives and Policies 
H-1, H-1.4, OS-1, OS-3, OS-5, OS-6, LU-5, LU-6, 
AQ-1.9 

Responsible Agencies City Manager’s Of-
fice, Parks, Recreation and Community Ser-
vices Department, Planning Division, Public 
Works Department, Riverside Public Utilities 

 

Progress/Implementation Details The City 
continues to implement the Open Space and 
Conservation Element.  

Continued Appropriateness Implementa-
tion of the City’s General Plan is not a Hous-
ing Element program and is removed from the 
2021-2029 Housing Element. 
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H-8   

Continue to implement the Crime Free Multi-
Housing Program. Participation in the program is 
a condition of approval of entitlement of new 
multiple-family residential development. This 
program is designed to reduce crime, drugs, and 
gangs on apartment properties. (On Going) 

Related General Plan Objectives and Policies 
H-1, H-1.5 

Responsible Agencies Police Department, 
Planning Division 

Progress/Implementation Details The City 
continues to implement the Crime Free Multi-
Housing Program.  

Continued Appropriateness Participation in 
the Crime Free Multi-Housing Program is a 
condition of approval of entitlement of new 
multiple-family residential development. This 
is not a specific Housing Element program and 
is removed from the 2021-2029 Housing Ele-
ment. 

 

H-9  

Continue to implement the Neighborhood 
Watch Program and Academy. Neighborhood 
Watch is the added eyes, ears, and awareness on 
the city streets. It is critically important to reduc-
ing crime and improving the quality of life in each 
of the neighborhoods.  
 (On Going) 

Related General Plan Objectives and Policies 
H-1, H-1.5 

Responsible Agency Police Department 

Progress/Implementation Details The City 
continues to implement the Neighborhood 
Watch Program and Academy.  

Continued Appropriateness Neighborhood 
Watch is supportive service for reducing 
crime. It is not a direct housing program that 
foster housing production and preservation. It 
is not included in the 2021-2029 Housing Ele-
ment. 
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H-10 

Require all new projects with a Homeowner’s As-
sociation (HOA) to participate in the Crime Free 
Multi-Housing Program. (On Going) 

Related General Plan Objectives and Policies 
H-1, H-1.5 

Responsible Agencies Police Department, 
Planning Division 

Progress/Implementation Details The City 
continues to implement the Crime Free Multi-
Housing Program.  

Continued appropriateness Participation in 
the Crime Free Multi-Housing Program is a 
condition of approval of entitlement of new 
multiple-family residential development. This 
is not a specific Housing Element program and 
is removed from the 2021-2029 Housing Ele-
ment. 

 

H-11  

Riverside’s neighborhoods are the fundamental 
building blocks of the overall community. Updat-
ing the neighborhood plans with the involve-
ment of the community will ensure that a more 
detailed design and policy direction is available 
for each neighborhood for which new develop-
ment projects can be measured. (See Overarch-
ing Tool 17) (On Going) 

Related General Plan Objectives and Policies 
H-1, H-1.6, LU-30.1, LU-30.7 

Responsible Agencies Planning Division, 
Neighborhood Engagement Division. 

Progress/Implementation Details The City 
continues to utilize neighborhood plans as a 
tool to enhance the neighborhood design and 
character and provide guidance to new devel-
opment. 

Continued appropriateness Neighborhood 
planning is incorporated into the 2021-2029 
Housing Element as a component of a place-
based strategy for neighborhood improve-
ment. 
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H-12 

Consider reopening the Neighborhood Im-
provement Program in the Chicago/Linden 
Neighborhood and if successful rolling the pro-
gram out to other neighborhoods. 

Related General Plan Objectives and Policies  
H-1, H-1.7 

Responsible Agencies Housing Authority, Po-
lice Department, Planning Division 

Progress/Implementation Details The Hous-
ing Authority applied for a Transformative Cli-
mate Communities Program – Planning Grant 
in collaboration with Riverside County to facili-
tate pathways that maximum neighborhood-
level environmental, public health, workforce, 
and economic benefits over the planning area 
which includes the Chicago/Linden and Down-
town Neighborhoods. Although now awarded, 
the plan is to re-apply for funds in 2019 with a 
greater emphasis on the Chicago – Linden 
neighborhood as the center of Grant activities. 

Continued Appropriateness This is incorpo-
rated into the 2021-2029 Housing Element as 
a component of a place-based strategy for 
neighborhood improvement.  
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H-13  

Continue the City’s efforts with neighborhood 
organizing, including such programs as: 

Riverside Neighborhood Partnership The 
Riverside Neighborhood Partnership (RNP) is a 
community group whose mission is to encour-
age and facilitate the formation of neighbor-
hood associations city-wide and to act as a 
clearinghouse for neighborhood concerns. It is 
the Partnership's belief that by being organized, 
neighborhoods are better equipped to tackle 
problems that periodically arise.  
 (On Going) 

Related General Plan Objectives and Poli-
cies 
H-1, H-1.7 

Responsible Agencies Historic Preservation 
(All Initiatives except Riverside Neighborhood 
Partnership), , Neighborhoods Division (All Ini-
tiatives) 

Progress/Implementation Details The City 
continues to offer a range neighborhood or-
ganizing activities. 

Continued appropriateness As appropriate, 
these activities are incorporated into the 2021-
2029 Housing Element as components of a 
place-based strategy for neighborhood im-
provement.   

 

Neighborhood Leadership Academy Critical 
to the success of any neighborhood improve-
ment effort is the effective leadership of key 
residents who can guide their neighbors in com-
munity-wide decision-making. Selected appli-
cants develop the skills and networks essential 
to neighborhood improvement at this free acad-
emy. (On Going) 

Related General Plan Objectives and Poli-
cies 
H-1, H-1.7 

Our Riverside, Our Neighborhood The Our 
Riverside, Our Neighborhoods Initiative is a citi-
zen-led visioning and action-oriented planning 
process where Riverside residents will create 
unique neighborhood strategies for each of Riv-
erside’s 26 neighborhoods in a 26-month time 
frame. (Last Quarter 2017) 

Related General Plan Objectives and Poli-
cies 
H-1, H-1.7 
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Neighbor Fest! Created from the Our River-
side, Our Neighborhood effort, this neighbor-
hood event provides the opportunity for people 
to learn about how to use Asset-Based Commu-
nity Development to affect positive change in 
their neighborhoods. Out of this event, leaders 
who wish to take the next step and begin a 
“Neighborhood Hospitality Team” will go home 
and gather with neighbors to share their hopes 
and dreams for their neighborhood and come 
up with creative ways that they can work to-
gether to make a difference in their communi-
ties. 

Related General Plan Objectives and Poli-
cies 
H-1, H-1.7 

Neighborhood Spirit Awards Seven neighbor-
hood groups, one for each ward in the city, are 
recognized for their extraordinary commitment, 
accomplishments, creativity, and resourceful-
ness as organized neighborhood groups. (On 
Going) 

Related General Plan Objectives and Poli-
cies 
H-1, H-1.7 

Jack B. Clarke Award This award was estab-
lished in 1996 to commemorate the late Council-
man Jack B. Clarke, Sr.’s vision of building neigh-
borhood relationships and bringing neighbor-
hoods together for the betterment of the City of 
Riverside. (On Going) 

Related General Plan Objectives and Policies 
H-1, H-1.7 

Healthy Neighborhood Assessment On April 
17, 2007 the City Council approved the Healthy 
Neighborhood Assessment report which pro-
vides a framework for developing a diagnostic 
model to assess the effective quality life in each 
neighborhood. The Council has requested that 
the Development Department evaluate the 
Healthy Neighborhood Assessment report and 
report to the Community Services and Youth 
Committee with a plan to proceed with drafting 
a neighborhood diagnostic analysis. (On Going) 

Related General Plan Objectives and Poli-
cies 
H-1, H-1.7 
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H-14 

Continue to support Keep Riverside Clean and 
Beautiful (KRCB). This organization strives to 
instill a sense of community pride and leader-
ship within Riverside by creating partnerships 
that work toward the beautification of the city. 
(On Going) 

Related General Plan Objectives and Poli-
cies 
H-1, H-1.7 

Responsible Agency Keep Riverside Clean & 
Beautiful 

 

Continued appropriateness This is not a 
housing program of the City and is not included 
in the 2021-2029 Housing Element.   

SMART GROWTH 

H-15  

Continue to seek new partnerships with non-
profit developers and continue on with exist-
ing partnerships to assist in the development 
of affordable housing projects for extremely 
low- to low-income households. The City will 
annually invite non-profit developers to dis-
cuss the City’s plans, resources, and develop-
ment opportunities. Based on funding re-
sources, the City will select a non-profit devel-
oper to pursue developments, including lever-
aging the local housing trust fund, assisting in 
the application for State and Federal financial 
resources, and offering a number of incen-
tives such as fee deferrals, priority processing, 
and relaxed development standards. (On Go-
ing)  

Related General Plan Objectives and Poli-
cies 
H-2, H-2.2 

Responsible Agencies Housing Authority, Plan-
ning Division 

Progress/Implementation Details The City and 
Housing Authority continue to partner with af-
fordable housing developers such as Riverside 
Housing Development Corporation, Habitat for 
Humanity Riverside, Wakeland Housing and De-
velopment Corporation, National CORE, and 
Meta Housing to facilitate the development of af-
fordable housing and the acquisition and rehabili-
tation of substandard housing units that have 
been long neglected and are crime ridden as a re-
sult of poor property management.  

Continued Appropriateness This program is re-
structured to outline the City’s various incentives 
and efforts for facilitating affordable housing de-
velopment under one program in the 2021-2029 
Housing Element. 
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H-16  

Continue to provide the voluntary Riverside 
Green Builder (RGB) program. This program 
is primarily for production builders. RGB is 
based on the California Green Builder Pro-
gram that is recognized by the California Pub-
lic Utilities Commission, the California Energy 
Commission, and California League of Cities, 
and is the largest residential green builder 
program in California. (On Going)  

Related General Plan Objectives and Poli-
cies 
H-2, H-2.3, OS-8, OS-8.2, OS-8.6 

Responsible Agency Building & Safety Division 

Progress/Implementation Details The City 
continues to implement the Riverside Green 
Builder (RGB) program. 

Continued Appropriateness Implementation of 
building codes is not included in the 2021-2029 
Housing Element as a housing program. The RGB 
program is discussed in the Housing Element as 
opportunity or resource for energy conservation. 

 

H-17 

Continue to offer “Energy Saving,” “Green 
Power” and “Water” Rebates to residential cus-
tomers and their contractors (both for rehabili-
tation and new construction) for energy conser-
vation found at https://www.river-
sideca.gov/utilities/residents/rebates.asp. (On 
Going)  

Related General Plan Objectives and Poli-
cies 
OS-8, OS-8.8 

Responsible Agency Riverside Public Utilities 

Continued Appropriateness These programs 
are discussed in the Housing Element as oppor-
tunity or resource for energy conservation. 

 

H-18 

Continue to offer Energy Efficiency Loans 
which provide improvement financing for en-
ergy efficiency projects. (On Going)  

Related General Plan Objectives and Poli-
cies 
H-2, H-2.3, OS-8, OS-8.8 

Responsible Agency Riverside Public Utilities 

Continued Appropriateness These programs 
are discussed in the Housing Element as oppor-
tunity or resource for energy conservation. 

  

https://www.riversideca.gov/utilities/residents/rebates.asp
https://www.riversideca.gov/utilities/residents/rebates.asp
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H-19 

Continue to offer the Residential Photovoltaic 
System Rebate Program. (On Going)  

Related General Plan Objectives and Poli-
cies 
H-2, H-2.3, OS-8, OS-8.4, OS-8.8, OS-8.9 

Responsible Agency Riverside Public Utilities 

Continued Appropriateness These programs 
are discussed in the Housing Element as oppor-
tunity or resource for energy conservation. 

 

H-20 

Continue to offer SHARE This is a Riverside 
Public Utilities (RPU) program that assists quali-
fied, low-income residential customers with 
their electric utility bills and deposits.  

Administered by Riverside County’s Commu-
nity Action Partnership, this program is sup-
ported by voluntary customer contributions, 
and state-mandated Public Benefits Charge. 
(On Going) 

Related General Plan Objectives and Poli-
cies 
H-2, H-2.3, OS-8, OS-8.8 

Responsible Agency Riverside Public Utilities 

Progress/Implementation Details The 
SHARE program continues to be implemented 
by Riverside Public Utilities. The SHARE pro-
gram was enhanced in 2017 to provide 
monthly bill credits to income qualified custom-
ers as well as expanded through changing the 
eligibility criteria from 150% Federal Poverty 
Level (FPL) to 200% FPL. Additional funding 
from the Public Benefits Charge has been dedi-
cated to the program. RPU has also opened an 
assistance location at the Casa Blanca Cus-
tomer Resource Center that complements the 
County of Riverside Community Action Part-
nership location and allows customer to now 
apply for SHARE assistance at both locations. 

Continued Appropriateness This program is 
discussed in the Housing Element as oppor-
tunity or resource for energy conservation. 
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H-21  

Rezoning Program To accommodate the hous-
ing need for the remaining 4,767 units afforda-
ble to lower-income households, the City will re-
zone a minimum of 191 acres at achieving at 
least an average density allowing a minimum of 
24 units per acre. Further, the program will pro-
vide for a minimum of 16 units per site. Candi-
date sites for rezoning include sites identified in 
Appendix D of the Technical Report of the 
Housing Element and will permit owner-occu-
pied and rental multi-family residential uses by-
right (without a conditional use permit, planned 
unit development permit or other discretionary 
action) pursuant to Government Code Section 
65583.2(h). In addition, at least 50 percent of 
the remaining units (2,384 units) will be accom-
modated on sites zoned for exclusively residen-
tial uses. (By December 2017)  

Related General Plan Objectives and Poli-
cies 
H-2, H-2.2 

Responsible Agency Planning Division 

Progress/Implementation Details The Re-
zoning Program of the 2014-2021 Housing El-
ement was adopted in October 2017. In De-
cember 2017 the City Council approved a Zon-
ing Code amendment to implement the Hous-
ing Element program, which rezoned sites to 
multi-family residential or mixed-use.  

• Between 2018-2020 the City rezoned 57 
sites (308 acres) to either the Mixed Use or 
Multiple-Family zones.  

• Sites Zoned for Residential Development in 
Rezoning Program: 6,598 

• At the end of 2020 the City had a RHNA 
buffer of approximately 569 units. 

The City was awarded a SB2 Planning Grant 
that will allow the City to create a RHNA track-
ing dashboard, which will be linked to the City’s 
new building permit software. 

Continued Appropriateness A new rezone 
program for adequate sites for the City’s 6th 
cycle RHNA is included in the 2021-2029 
Housing Element. Accompanying the new re-
zone program are monitoring for no net loss 
(SB 166) and by-right approval of rezoned sites 
where the projects include 20 percent of the 
units affordable to lower income households 
(AB 1397). 

 

H-22 

Coordinate outreach to the public, develop-
ment community, and stakeholders regarding 
land use, design, and development standards. 
(On Going) 

Related General Plan Objectives and Poli-
cies 
H-2.3, H-2.4, H-2.5 

Responsible Agency Planning Division 

Progress/Implementation Details This is a rou-
tine and mandatory function of the Planning divi-
sion. 

Continued Appropriateness This is not included 
in the 2021-2029 Housing Element as a specific 
housing program. 
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H-24 

Streamline Riverside Streamline Riverside 
is a program developed by a collaboration of 
multiple City departments and key stakehold-
ers such as design professionals, developers 
and business owners on a strategy to reduced 
entitlement and building permit review times, 
as well as costs for customers. (On Going) 

 

Related General Plan Objectives and Poli-
cies.  

 

Responsible Agencies Planning Division, Public 
Works, Building & Safety Division, Fire Depart-
ment, Riverside Public Utilities 

Progress/Implementation Details The City 
brought together, on one floor, all City depart-
ments that are part of the development process. 
The One Stop Shop (OSS) established customer 
centric environment that allows permits and ap-
provals to be obtained faster than ever. 

The OSS served it’s 100,000th customer and 
maintained a customer satisfaction rating in 2019 
of 96%. 

Over 2,500 permits have been processed in the 
new permit tracking software, which significantly 
improved the field inspection and information 
sharing process among City staff and develop-
ment customers. 

The City continues to make incremental updates 
to the Zoning Code to provide greater clarity, re-
duce barriers to development, and comply with 
state law. The City Council approved streamlined 
changes to Title 19 - Zoning for ADUs, Family 
Day Care Homes, and tiny homes. 

Continued Appropriateness The City’s permit 
processing procedure is discussed in the Govern-
mental Constraints TBR of the Housing Element. 
It is not included as a specific housing program. 

 

  

H-23 

See Tools OS-30, OS-31, OS-35, and OS-38 of 
the Open Space and Conservation Element 
portion of the General Plan 2025 Implemen-
tation Plan for tools implementing Policy H-
2.3.  
 (On Going) 

Related General Plan Objectives and Poli-
cies 
H-2, H-2.3, OS-8, OS-9, OS-10 

Responsible Agencies Riverside Public Utilities, 
Public Works, Building & Safety Division, Planning 
Division 

Continued Appropriateness Implementation of 
the General Plan is not considered a specific Hous-
ing Element program and is not included in the 
2021-2029 Housing Element. 
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HOUSING INCENTIVES 

H-25 

Continue to provide financial incentives to fa-
cilitate the production of a variety of housing 
types including the following programs (On 
Going) 

Related General Plan Objectives and Poli-
cies.  
H-2, H-2.7 

Residential Infill Incentive Program Infill is 
defined as the development, redevelopment 
or reuse of less than five undeveloped or un-
derutilized developed R-1 or RR zoned par-
cels of 21,780 square feet or less, sur-
rounded by residential uses (80% of land uses 
within a half mile radius) where the proposed 
project is consistent with General Plan desig-
nations and applicable Zoning. For such, infill 
projects fees are adjusted, avoided, and/or 
waived as an incentive. To keep this program 
current, an update of the lot inventory on the 
City’s website should be completed. (On Go-
ing)  

Related General Plan Objectives and Poli-
cies 
H-2, H-2.7 

Age-Restricted Senior Housing Program 
(On August 23, 2005, the City Council au-
thorized a 60% reduction in all City Permit, 
Plan Check, and City Impact Mitigation Fees 
for age-restricted senior housing projects in 
order to promote such development. (On Go-
ing)  

Related General Plan Objectives and Poli-
cies 
H-2, H-2.7, H-4 

Responsible Agency Planning Division 

Implementation Details The City applied for 
and was awarded $625,000 in SB 2 Planning 
Grant Program (PGP) funds to facilitate housing. 
The grant application included nine (9) planning 
programs, including an effort to develop a com-
prehensive ADU policy that includes public bro-
chures and zoning code update, over-the-counter 
standard ADU plans; a small lot and infill ordi-
nance; and update of Density Bonus regulations. 

Continued Appropriateness This program is up-
dated to include current planning efforts with SB 
2 grants 
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H-26 

Consider the feasibility of the certain Zoning 
Code incentives that would promote diver-
sity in housing types, sustainability and af-
fordability such as:  

Related General Plan Objectives and Poli-
cies 
H-2, H-2.7 

Encourage Lot Consolidation The City will 
play an active role in facilitating the consoli-
dation of smaller, multiple-family parcels as 
follows:  

• The City will publicize the undeveloped 
and underutilized developed sites land 
inventory on the City’s website.  

• Provide technical assistance to property 
owners and developers in support of lot 
consolidation, including assessor parcel 
data and information on density and de-
sign incentives.  

• To encourage development of quality 
housing at prices lower income house-
holds can afford on smaller multiple-fam-
ily parcels, the City will meet with devel-
opers, including non-profit sponsors, to 
promote strategies and incentives within 
one year of adoption of the Housing Ele-
ment.  

Eastside Infill Program Consider creating an 
infill program for undeveloped lots in the 
Eastside neighborhood.  This program would 
include an inventory of properties with an op-
portunity for infill development, continued 
implementation and promotion of the River-
side Infill Development Incentives Program 
encouraging owners of undeveloped proper-
ties to build compatible residential develop-
ment.  In addition, a component of the pro-
gram could include standardized house plans 
pre-approved for use on infill lots to alleviate 
the cost associated with architecture and 
plan check fees. (CONSIDER FEASIBILITY 
OF AN INFILL PROGRAM BY FIRST 
QUARTER 2018) 

 

Responsible Agency Planning Division 

Implementation Details The City Council ap-
proved a Zoning Code Amendment to implement 
State mandated Accessory Dwelling Unit (ADU) 
provisions. 

City was awarded a grant under the SB 2 Planning 
Grant Program, which will promote diversity in 
housing types, sustainability and affordability.  

Projects under the PGP: a comprehensive ADU 
policy, public brochures and zoning code update, 
over-the-counter standard ADU plans, a small lot 
and infill ordinance and update of Density Bonus 
regulations 

City Council approved a Zoning Code Amend-
ment to implement State mandated Accessory 
Dwelling Unit (ADU) provisions and implement 
tiny home provisions to provide greater flexibility 
in housing types. 

The City began coordinating with on-call consult-
ants to begin working on the SB2 projects. Work 
will continue into 2021. 

Continued Appropriateness This program is up-
dated to include current planning efforts with SB 
2 grants.  



 

City of Riverside  2021-2029 Housing Element Technical Background Report 4 
 126  

T
B

R
  4

 
 R

ev
ie

w
 o

f P
as

t 
P

er
fo

rm
an

ce
 

 

Related General Plan Objectives and Poli-
cies 
H-2, H-2.7 

Universal Design/Visitability Investigate 
the feasibility of a universal design/visitability 
program to expand the range of housing 
available for the needs of seniors. (See Tool 
H-47 – Recommendation #10) (FIRST 
QUARTER 2018)  

Related General Plan Objectives and Poli-
cies 
H-2, H-2.7, H-4 

Second Units Consider an amendment to the 
Second Unit ordinance that would permit 
second units for creative projects that take 
advantage of corner lots, housing above gar-
age units, units on alleyways, or are designed 
into the project with the unit already consid-
ered in terms of parking and open space re-
quirements. (See discussions on Accessory 
Dwelling Units.)  (FIRST QUARTER 2018)  

Related General Plan Objectives and Poli-
cies 
H-2, H-2.7 

 

Further, the City will undertake a series of 
strategies to support the use of State and 
Federal affordable housing funds on consoli-
dated parcels.  
 (LAST QUARTER 2019, AND AS 
PROJECTS ARE PROCESSED THROUGH 
THE PLANNING DIVISION) 

Related General Plan Objectives and Poli-
ciesH-2, H-2.4, H-2.5, H-2.6, H-2.7 

Responsible Agency Planning Division 

Implementation Details As part of the City’s SB 
grant-funded efforts, the City is developing an in-
fill development ordinance. 

Continued Appropriateness The program is up-
dated and included in the 2021-2029 Housing El-
ement. 

Responsible Agency Planning Division (Lead), 
Housing Authority 

Implementation Details The City provides a 
waiver of lot merger/lot consolidation fees for 
Housing Element rezone sites. The waiver is in-
tended to facilitate site consolidation to combine 
small residential parcels into larger, developable 
parcels to provide for affordable housing oppor-
tunities.  

Eligible parcels must be contiguous with other 
parcels that create the opportunity for develop-
ment of at least 16 units, and the small parcels 
must have the same owner as one or more of the 
parcels it is aggregated with.  

Combined together, the parcels must create the 
opportunity for 16 units.  

The Housing Authority initiated the 11502 Ana-
capa project to demonstrate the ability to build 
quality housing on smaller infill lots. Further, the 
Housing Authority hired a design consultant to 
produce the first functional renderings for “tiny 
homes” developments on smaller infill lots as a 
way to use design and a new housing type balance 
of lot size constraints and costs of single-family 
development. 

Continued Appropriateness The program is up-
dated and included in the 2021-2029 Housing El-
ement. 
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H-27 

Provide down payment assistance to first 
time home buyers. When funding has been 
exhausted, seek additional funds to continue 
the program. (PROGRAM ENDED) 

Related General Plan Objectives and Poli-
cies.  
H-3, H-3.1, H-4 

Responsible Agency. Planning Division 

Implementation Details The City of Riverside 
no longer has mortgage assistance funding for 
first-time homebuyers. 

Continued Appropriateness The program is re-
moved from the 2021-2029 Housing Element. 

 

H-28 

Continue to promote the County of Riverside 
Economic Development Agency Mortgage 
Credit Certificate Program on the City’s 
Housing & Neighborhoods Development’s 
webpage. 

Related General Plan Objectives and Poli-
cies  
H-3, H-3.1, H-4 

Mortgage Credit Certificate (MCC) This 
program entitles qualified homebuyers to re-
duce the amount of their federal income tax 
liability by an amount equal to a portion of the 
interest paid during the year on a home mort-
gage. This tax credit allows the buyer to qual-
ify more easily for a loan by increasing the ef-
fective income of the buyer. The Riverside 
County MCC Program provides for a fifteen 
percent (15%) rate that can be applied to the 
interest paid on the mortgage loan. (On Go-
ing) 

Responsible Agencies Housing Authority, 
County of Riverside, Economic Development 
Agency (For Mortgage Credit Certificate) 

Implementation Details The City continues to 
promote the MCC program on the Housing Au-
thority's website along with the City's Down Pay-
ment Assistance Program. 

Continued Appropriateness The program is re-
structured as a homebuyer resources program in 
the 2021-2029 Housing Element. 
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HOMEOWNERSHIP PRESERVATION 

H-29 

Continue to market homebuyer preservation 
tools, including foreclosure prevention & fi-
nancial management programs, on the Hous-
ing Authority’s website including the follow-
ing programs (On Going): 

Fair Housing Council of Riverside County, 
Inc. is a non-profit agency that offers confi-
dential counseling to help those with financial 
problems. FHCRC will review individuals’ fi-
nancial situation and develop a financial plan 
to meet their financial needs. (On Going)  

Related General Plan Objectives and Poli-
cies.  
H-3, H-3.2, H-1, H-4 

HOPE NOW is staffed with HUD-approved 
credit counselors to assist with foreclosure 
prevention. Counselors are trained to set up 
a plan of action designed just for the situa-
tion. Counselors provide in-depth debt man-
agement, credit counseling, and overall fore-
closure counseling. (On Going)  

Related General Plan Objectives and Poli-
cies.  
H-3, H-3.2, H-1, H-4 

Springboard Nonprofit Consumer Credit 
Management is a non-profit community ser-
vice agency that offers personal financial edu-
cation and assistance with money, credit, and 
debt management through confidential coun-
seling. Springboard provides homeownership 
preservation and foreclosure prevention 
counseling. Springboard also provides pre-
bankruptcy counseling and debtor education. 
(On Going)  

Related General Plan Objectives and Poli-
cies.  
H-3, H-3.2, H-1, H-4 

Responsible Agency Housing Authority, Fair 
Housing Council of Riverside County, Inc. (Fair 
Housing Council of Riverside County, Inc. only), 
HOPE NOW (HOPE NOW only), Springboard 
Nonprofit Consumer Credit Management 
(Springboard Nonprofit Consumer Credit Man-
agement only)  

Implementation Details The City continues to 
market homebuyer preservation tools and finan-
cial management programs offered by Fair Hous-
ing Council of Riverside County, Inc., HOPE 
NOW, and Springboard Nonprofit Consumer 
Credit Management on the City's housing web 
page at https://www.riversideca.gov/cedd/hous-
ing-authority/foreclosure-prevention. Between 
2018-2020 the City: 

• Participates in Fair Housing’s home-
buyer’s workshops and program presen-
tations at community groups related to 
the down payment assistance program or 
housing rehabilitation program.  

• Assisted FHCRC in marketing their 
Town Hall Meeting that provided 
renters, landlords and homeowners with 
information related to foreclosure, bank-
ruptcy and sales on the City’s webpage. 
Topics included: Fair Housing, Mortgage 
Lending, Identifying Scam and Predatory 
Lending and Legal Rights Services. 

• Participates in Fair Housing’s home-
buyer’s workshops and program presen-
tations at community groups. 

Continued Appropriateness The program is re-
structured as a homebuyer/homeowner re-
sources program in the 2021-2029 Housing Ele-
ment. 

  

https://www.riversideca.gov/cedd/housing-authority/foreclosure-prevention
https://www.riversideca.gov/cedd/housing-authority/foreclosure-prevention
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H-30 

Periodically provide and/or market Foreclo-
sure Prevention Seminars. (On Going) 

Related General Plan Objectives and Poli-
cies.  
H-3, H-3.2, H-1, H-4 

Responsible Agency Housing Authority 

Implementation Details Between 2018 and 
2020 the City continues to market homebuyer 
preservation tools and financial management pro-
grams offered by Fair Housing Council of River-
side County, Inc., HOPE NOW, and Springboard 
Nonprofit Consumer Credit Management on the 
City's housing web page at https://www.river-
sideca.gov/cedd/housing-authority/foreclosure-
prevention.   

The City participates in Fair Housing’s home-
buyer’s workshops and program presentations at 
community groups. 

The City assisted Fair Housing Council of River-
side County in marketing their Town Hall Meet-
ing that provided renters, landlords and home-
owners with information related to foreclosure, 
bankruptcy and sales on the City’s webpage  

Topics included: Fair Housing, Mortgage Lending, 
Identifying Scam and Predatory Lending and Le-
gal Rights Services. 

Continued Appropriateness The program is re-
structured as a homebuyer/homeowner re-
sources program in the 2021-2029 Housing Ele-
ment. 

  

https://www.riversideca.gov/cedd/housing-authority/foreclosure-prevention
https://www.riversideca.gov/cedd/housing-authority/foreclosure-prevention
https://www.riversideca.gov/cedd/housing-authority/foreclosure-prevention
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H-31 

The City of Riverside maintains more than a 
significant stock of rental housing affordable 
to seniors, families, and individuals earning 
lower incomes. The City is committed to pre-
serving its stock of affordable housing, some 
which is at risk of conversion and/or needs 
significant renovation and improvement. 

As the City remains committed to preserving 
its affordable housing, the City will monitor 
the status of publicly subsidized affordable 
projects, provide technical and financial assis-
tance where feasible, and consider appropri-
ate actions should these projects become at 
imminent risk of conversion. (On Going) 

Related General Plan Objectives and Poli-
cies  
H-3, H-3.2 

Responsible Agency Housing Authority 

Implementation Details. Between 2018 and 
2020 the City Housing Authority actively moni-
tors units that are under affordable obligations 
because of a City contribution to the Project.  

• When applicable, the City to actively ne-
gotiate to extend affordable obligations, 
pursuant to negotiations and the availa-
bility of housing resources.  

• The City of Riverside has over 1,550 af-
fordable rental units made available to 
low-income seniors, families and individ-
uals. 

Continued Appropriateness The City’s afforda-
ble housing inventory is updated, and this pro-
gram is included in the 2021-2029 Housing Ele-
ment. 
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RENTAL ASSISTANCE 

H-32 

Continue to implement the City’s mobile 
home park rent stabilization policy (Chapter 
5.75 of the Municipal Code) to preserve the 
City’s mobile home parks. The policy is up-
dated on an annual basis. The rents may be in-
creased in accordance with the Los Angeles-
Riverside-Orange County Consumer Price 
Index for the twelve-month period ending 
August 31st of the prior year. A public hear-
ing is held in September to announce the al-
lowed rental increase, if any. (On Going 
ANNUAL PUBLIC HEARINGS) 

Related General Plan Objectives and Poli-
cies  
H-3, H-3.3 

Responsible Agency Housing Authority (Lead), 
City Attorney’s Office 

Implementation Details Between 2018-2020 
the City holds a public hearing in September to 
announce the rent increase in mobile home parks 
where tenants have annual leases. Notifications 
are also sent to mobile home park owners, manag-
ers, and mobile home tenant advocacy groups. 
The rental increases go into effect in January fol-
lowing the public hearing. 

In 2020, the City began using the Riverside-San 
Bernardino-Ontario Consumer Price Index for 
the twelve-month period ending July 31st of the 
prior year to calculate the allowable increased 
rents beginning January of the following year. 

Continued Appropriateness This program is in-
cluded in the 2021-2029 Housing Element. 
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H-33 

Continue to participate and promote the Hous-
ing Authority of the County of Riverside rental 
assistance programs on the City’s Housing Au-
thority Community Development’s webpage. 
They offer programs to extremely low- to low-
income renters, including the following: (On Go-
ing) 

Related General Plan Objectives and Policies  
H-3, H-3.3 

Housing Choice Voucher Program (On Going) 
The Section 8 rental voucher program provides 
rental assistance to help extremely low- to low-
income families afford decent, safe, and sanitary 
rental housing. (On Going) 

Related General Plan Objectives and Policies  
H-3, H-3.3, H-4 

Section 8 Project Based Moderate Rehabili-
tation Housing Assistance Programs (On Go-
ing) These Programs were developed to in-
crease the number of affordable housing units to 
low-income families. Housing assistance is of-
fered to eligible families who wish to live in pri-
vately owned multi-family developments that 
were upgraded or rehabilitated.  

Related General Plan Objectives and Poli-
cies.  
H-3, H-3.3, H-4 

Bond Financed Rental Housing The Riverside 
County Housing Authority owns several bonds 
financed multi-family rental housing develop-
ments in the City of Riverside. (On Going) 

Related General Plan Objectives and Poli-
cies.  
H-3, H-3.3, H-4 

The Family Self-Sufficiency (FSS) Program 
This is a program that assists families receiving 
federal rental assistance move to economic in-
dependence, so they are free of any governmen-
tal assistance. (On Going) 

Related General Plan Objectives and Policies  
H-3, H-3.3, H-4 

Responsible Agencies Housing Authority, Housing 
Authority of the County of Riverside 

Implementation Details Between 2018 and 2020 
the City allocated an additional $200,000 of HOME 
Investment Partnerships Program funds towards the 
Tenant Based Rental Assistance program to help 
homeless individuals and families exit life from the 
streets. Program participants receive ongoing case 
management to address barriers preventing clients 
from becoming self-sufficient. 

The Riverside County Housing Authority begin pri-
oritizing seniors and the homeless for Section 8 
vouchers. Referrals are being made from the Project 
Roomkey Program and the Riverside County Contin-
uum of Care Coordinated Entry System.  

The Section 8 project-based vouchers request for 
funding has been released alongside the No Place 
Like Home Funding. The City had five projects in the 
City that have been awarded these resources. 

Continued Appropriateness This program is in-
cluded in the 2021-2029 Housing Element focusing 
on Housing Choice Vouchers, the primary resource 
for rental assistance. 
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H-34 

Encourage rental property owners to register 
their units for participation in the Housing 
Authority of the County of Riverside rental 
assistance programs and the City’s Rapid Re-
housing Program. (FIRST QUARTER 2015) 

Related General Plan Objectives and Poli-
cies  
H-3, H-3.3, H-4 

Responsible Agency Housing Authority 

Implementation Details Between 2018 and 
2020 the Housing Authority assigned one staff 
person to fill the role of a housing locator to iden-
tify vacant residential units for rental assistance 
program participants. The housing locator was 
able to identify over 99 residential units for the 
rental assistance program and Section 8 program 
participants. In addition, the City has integrated a 
housing locator into staffing and management 
plans for the rehabilitation and expansion of the 
City’s Homeless Access Center. 

Continued Appropriateness This program is in-
corporated into the Housing Authority rental as-
sistance program referenced above. 

 

H-35 

Continue to maintain the list of affordable 
rental units on the Housing Authority’s 
webpage. (On Going) 

Related General Plan Objectives and Poli-
cies  
H-3, H-3.3, H-4 

Responsible Agency Housing Authority 

Implementation Details. The City continues to 
maintain a list of affordable rental units on the 
Housing Authority's webpage at http://river-
sideca.gov/housing/rental.asp. 

Continued Appropriateness This program is in-
corporated into the Housing Authority rental as-
sistance program referenced above. 
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H-36 

Provide rental assistance to 120 extremely 
low-income families. (WINTER QUARTER 
2021) 

Related General Plan Objectives and Poli-
cies  
H-3, H-3.3 

 

Responsible Agency. Housing Authority 

Implementation Details. Between 2018 and 
2020 the Housing Authority was able to assist ap-
proximately 283 households with housing 
through the family reunification program and 
rental assistance program. 

Continued Appropriateness This program is in-
corporated into the Housing Authority rental as-
sistance program referenced above. 

 

H-37 

Continue to support the Mayor’s Commission 
on Aging whose mission is to “. . . enhance the 
quality of life for seniors in our community. 
We study local senior issues to learn about 
current programs, define future needs, and 
reference Best Practices. We then make rec-
ommendations to the Mayor and City Council 
on ways we think the City of Riverside can 
maintain and improve its status as a Senior-
Friendly Community.”  
(On Going) 

Related General Plan Objectives and Poli-
cies  
H-4, H-4.1 

Responsible Agency Mayor’s Office 

Implementation Details The Mayor’s Commis-
sion on Aging continues to meet on a regular basis 
and make recommendations to the Mayor and 
City Council.  

Continued Appropriateness This is not a hous-
ing program and is removed from the 2021-2029 
Housing Element. 
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H-38 

Continue to pursue the 10 recommendations of 
the “Seniors’ Housing Task Force Report” ap-
proved by City Council on October 26, 2004 
that are on-going including: (On Going) 

Recommendation #1 – Make Seniors Housing a 
priority in the Housing Element (HE) of the Gen-
eral Plan. 

Recommendation #2 – Create a Seniors’ Hous-
ing category in the Zoning Code. The Zoning 
Code shall include standards for senior housing. 

Recommendation #5 – Generate Creative 
Sources of Financing. Although there are several 
funding sources available like tax credits there 
are two additional sources that have not been 
addressed. These sources are the inclusionary 
housing ordinance noted in Recommendation #4 
and the funds available from HUD to faith-based 
organizations (FBO’s) for the development of 
senior housing. Most FBO’s do not have the ca-
pacity to apply for the funding and to construct 
senior projects. The Housing Authority shall 
work with FBO’s to build capacity to successfully 
apply for the funding. 

Recommendation #6 – Exploit Economic Oppor-
tunities. Many of the funding sources for Seniors 
Housing construction understand that seniors 
buy in their own neighborhoods. This is the rea-
son the funding sources require developments to 
be within a very small radius of amenities (i.e., 
shopping, medical, etc.). Housing Authority will 
not only try to encourage more senior housing 
opportunities, but to encourage these develop-
ments within each neighborhood and for every 
demographic and the needs of the senior popula-
tion. 

Recommendation #7 – Take a competitive ap-
proach. This is a general statement encouraging 
timely action on completing the recommenda-
tions of the Seniors’ Housing Task Force Report. 

Recommendation #10 – Recommend Universal 
standards in new construction. (See Tool H-30) 

Related General Plan Objective and Policies 
H-4, H-4.1 

Responsible Agency Housing Authority 

Implementation Details Between 2018-2020 the 
Housing Authority teamed with the Grove Commu-
nity Church to create a development template for the 
production of 4-unit tiny home villages that could be 
replicated on other church sites throughout the City.  

• The Housing Authority also readied several 
projects for new homeless service funding 
and non-traditional housing finance sources 
such as the Transformative Climate Commu-
nities Program (application for Mission Her-
itage Program) and the Affordable Housing 
and Sustainable Communities Program (ap-
plication for Mission Heritage and prepara-
tion of Entrada Project for an application). 

• Two faith-based organizations have identi-
fied land that they are willing to develop with 
affordable housing with a portion set-aside 
for Housing First 

The Housing Authority of the City of Riverside’s deed 
restricted units from senior housing projects consist 
of about 60% of its inventory. 

Continued Appropriateness Many of these recom-
mendations are implemented through other housing 
programs. The recommendations are not included in 
the 2021-2029 Housing Element as a separate hous-
ing program. 
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H-39 

Actively seek additional partnerships with 
service organizations to provide supportive 
services for residents. (First Quarter 2018) 

Related General Plan Objectives and Poli-
cies  
H-4, H-4.2 

Responsible Agency Housing Authority 

Implementation Details. As part of the City’s 
Housing First Plan the City executed a partner-
ship agreement with the Riverside County De-
partment of Public Social Services, County Hous-
ing Authority, Step Up on Second, Riverside 
County Workforce Development Board, and Path 
of Life Ministries increase the amount of services 
being provided to the homeless population. 

Continued Appropriateness This is not a hous-
ing program and is not included in the 2021-2029 
Housing Element. The program outlining the 
City’s homeless strategy includes essential ser-
vices. 

 

H-40 

Continue to implement the Density Bonus 
provisions of the Zoning Code for projects 
providing affordable housing units. (On Go-
ing) 

Related General Plan Objectives and Poli-
cies.  
H-4, H-4.2 

Responsible Agency. Planning Division 

Continued Appropriateness: This program is in-
corporated into a program that outlines the vari-
ous incentives and efforts for facilitating afforda-
ble housing development in the 2021-2029 
Housing Element. 

 

H-41 

Continue to permit second units in compli-
ance with the Zoning Code as a means of 
providing affordable units throughout the 
City. (On Going) 

Related General Plan Objectives and Poli-
cies  
H-4, H-4.2 

Responsible Agency Planning Division 

Implementation Details The City continues to 
implement the second unit provisions of the Zon-
ing Code. 

Continued Appropriateness: This program is 
updated in the 2021-2029 Housing Element to 
include incentives for facilitating ADU develop-
ment. 
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H-42 

Continue providing fair housing services and 
publicize these efforts. Prepare an update to 
the Analysis of Impediments (AI) to Fair 
Housing in time for the submission of the 
Consolidated Plan. (On Going) 

Related General Plan Objectives and Poli-
cies  
H-4, H-4.2 

The Fair Housing Council of Riverside 
County has provided a comprehensive fair 
housing program to further equal housing op-
portunity for all residents and households in 
the City of Riverside. The mission of the Fair 
Housing Council is to provide comprehensive 
services which affirmatively address and pro-
mote fair housing (anti-discrimination) rights 
and further other housing opportunities for 
all persons without regard to race, color, na-
tional origin, religion, sex, familial status, pres-
ence of children, disability, ancestry, marital 
status, or other arbitrary factors. (On Going) 

Responsible Agency Housing Authority 

Continued Appropriateness This program is in-
corporated into a program that outlines the vari-
ous incentives and efforts for facilitating afforda-
ble housing development in the 2021-2029 
Housing Element. 
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EDUCATIONAL HOUSING 

H-43 

Facilitate and encourage the development of 
student housing oriented to the local univer-
sities and college campuses. (On Going) 

Related General Plan Objectives and Poli-
cies  
H-4, H-4.3 

The Fair Housing Council of Riverside 
County has provided a comprehensive fair 
housing program to further equal housing op-
portunity for all residents and households in 
the City of Riverside. The mission of the Fair 
Housing Council is to provide comprehensive 
services which affirmatively address and pro-
mote fair housing (anti-discrimination) rights 
and further other housing opportunities for 
all persons without regard to race, color, na-
tional origin, religion, sex, familial status, pres-
ence of children, disability, ancestry, marital 
status, or other arbitrary factors. (On Going) 

Responsible Agencies Planning Division, Hous-
ing Authority 

Implementation Details The City contracts an-
nually with Fair Housing Council of Riverside, Inc. 
to provide fair housing services.  

The City participated in planning workshops with 
University of California, Riverside (UCR). UCR 
processed and received State approval of their 
North District Development Plan, which is ex-
pected to house 6,500 students. 

California Baptist University (CBU) adopted a 
specific plan update that expands their campus 
enrollment to 12,000 students by 2025. CBU 
also received building permits to develop prop-
erty with 93 housing units. 

Continued Appropriateness As part of the ade-
quate site analysis, the City has already explored 
near-term housing development potential associ-
ated with the college campuses. This program is 
removed from the 2021-2029 Housing Element. 
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HOUSING FOR HOMELESS PEOPLE 
(EXTREMELY LOW-INCOME 
POPULATION)  

H-44 

Continue to carry out the Homeless Reduc-
tion and Prevention Strategy Five-Year Plan 
(Homeless Plan). (On Going) 

Related General Plan Objectives and Poli-
cies  
H-4, H-4.4 

 

Responsible Agency Housing Authority 

Implementation Details Pursuant to the new 
Housing First Plan, the City placed more than 50 
individuals into permanent housing during this re-
porting period. In addition, the City began an ef-
fort to increase public outreach for homeless ser-
vices with a weekly set of social media posts and a 
new City webpage designed to inform the public 
about homelessness and introduce Riverside resi-
dents who had successfully received services.  

The City finalized a full program of rehabilitation 
for the Hulen Homeless Service campus with the 
goal of grant applications for State funds to im-
prove the campus.  

The City Housing Authority and Human Re-
sources Department formed a new partnership to 
expand the Riverside at Work (RAW) program 
with the goals of serving more clients and 
strengthening the employee base for employee 
job training and placement. 

Continued Appropriateness A new program re-
flecting the City’s various components of the 
City’s homeless strategy is included in the 2021-
2029 Housing Element. 
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H-45 

Aggressively work to address homelessness 
in the community in partnership with a wide-
range of non-profit organizations, social ser-
vice agencies, faith-based institutions and 
others working together to end homeless-
ness in the community through such pro-
grams as: (On Going) 

Related General Plan Objectives and Poli-
cies  
H-4, H-4.4 

City of Riverside Rapid Re-Housing Pro-
gram (RP) (2014 AND On Going) 

Related General Plan Objectives and Poli-
cies  
H-4, H-4.4 

Homeless Street Outreach Program (On 
Going ANNUALLY) 

Related General Plan Objectives and Poli-
cies  
H-4, H-4.4 

Housing First Initiative/Tenant-Based 
Rental Assistance Program (TBRA) The 
Housing Authority of County of Riverside will 
continue to implement the TBRA program. 
This provides eligible homeless individuals 
and families as well as those at-risk to home-
lessness in Riverside with short-term rental 
subsidies coupled with home-based case 
management. (On Going ANNUALLY) 

Related General Plan Objectives and Poli-
cies  
H-4, H-4.4 

Permanent Supportive Housing Program 
Continue the operation of the fifteen perma-
nent supportive housing units the City ac-
quired through the HUD Continuum of Care 
Supportive Housing Program (SHP) which 
supported the acquisition, development, and 
operations of the housing projects. (On Go-
ing) 

Responsible Agency Housing Authority (All ex-
cept annual funding for Social Service Providers), 
Housing Authority of Riverside County (For 
Housing First Initiative/Tenant-Based Rental As-
sistance Program (TBRA), City Council (For An-
nual Funding for Social Service Providers, CDBG 
(For Path of Life Ministries). 

Implementation Details Between 2018-2020 
the City was able to house 80 formerly homeless 
individuals: 

In 2018, the City of Riverside adopted the Hous-
ing First concept and directed staff to identify po-
tential Housing First sites for development. In the 
Plan, the City will pursue the creation of nearly 
400 units of housing to meet the needs of the cur-
rent unsheltered count of 389 persons high-
lighted in the 2017 Point-in-Time Count.  

Housing First is a best practice approach to ad-
dress homelessness, and specifically to using the 
supportive housing intervention that are charac-
terized as deeply affordable housing paired with 
wrap-around supportive services targeted at 
hard-to-serve homeless households with a disa-
bility.  

Supportive housing has proven effective in ensur-
ing housing stability of formerly homeless house-
holds and limiting returns to homelessness. Addi-
tionally, many studies have demonstrated the 
cost effectiveness of providing housing and ser-
vices that lead to decreased utilization of high-
cost public systems, including emergency ser-
vices, health care, and criminal justice. 

The Homeless Reduction and Prevention Strat-
egy Five-Year Plan (Plan) was sunset in 2018. The 
Plan was superseded on March 13, 2018 by the 
Housing First Plan.  

At the end of 2019, the City had 584 affordable 
housing units in the pipeline for development Per-
manent Supportive Housing Program – Continue 
the operation of the fifteen permanent supportive 
housing units the City acquired through the HUD 
Continuum of Care Supportive Housing Program 
(SHP) which supported the acquisition, develop-
ment, and operations of the housing projects., 



 

 2021-2029 Housing Element Technical Background Report 4 City of Riverside  
 141
  

T
B

R
 4

 
 R

eview
 of P

ast P
erform

ance 

Related General Plan Objectives and Poli-
cies  
H-4, H-4.4 

Riverside Homeless Care Network - Con-
tinue the monthly meetings of the City-spon-
sored Riverside Homeless Care Network to 
facilitate effective communication, coordina-
tion, and collaboration of over 50 organiza-
tions, including nonprofit service providers, 
municipal service agencies, law enforcement, 
and faith-based institutions. (On Going) 

Related General Plan Objectives and Poli-
cies  
H-4, H-4.4 

Annual Funding for Social Service Provid-
ers The City Council will continue to annually 
allocate funding to local agencies providing a 
range of services to homeless and those at-
risk of becoming homeless. (SPRING 
QUARTER EACH YEAR; On Going) 

Related General Plan Objectives and Poli-
cies  
H-4, H-4.4 

Community Foundation Fund to Support 
the City’s Homeless Strategy Staff will con-
tinue to work on avenues to look beyond gov-
ernment resources and strategically tap into 
support from the private sector and the com-
munity at-large through a Donor Advised 
Fund with The Community Foundation to 
help support the city’s homeless strategy. The 
Fund Advisory Committee is in the process of 
updating a non-profit status in anticipation of 
applying for corporate grants. (On Going) 

Related General Plan Objectives and Poli-
cies  
H-4, H-4.4 

Riverside Access Center Continue to oper-
ate and expand Riverside Access Center, the 
centralized environment of housing and sup-
portive services designed to assist homeless 
individuals and families to address their is-
sues and achieve housing stability. (On Go-
ing)  

273 of which are permanent supportive housing 
units. 

The City placed more than 39 individuals into 
permanent housing in 2019.Through City Net, a 
non-profit organization, the City increased out-
reach services in 2019 to link homeless individu-
als and families to shelter beds and programs to 
help them exit life from the streets. 

The City continued to proceed with the Hulen 
Place Homeless Service Campus improvements 
project. The City applied for a State Homeless 
Emergency Aid Program (HEAP) grant from the 
Riverside County Continuum of Care in late 
2018. The City requested $1.3 million and was 
only awarded $606,575 to rehabilitate 2881 Hu-
len Place for 45 bridge housing units. The City is 
funding the rehabilitation of 2801 Hulen Place for 
40 mental health bridge housing units and the 
medical clinic space at 2880 Hulen Place. The 
City, in partnership with the County, will be reha-
bilitating 2800 Hulen Place to increase the num-
ber of PSH units. 

The City of Riverside was able to house 37 for-
merly homeless individuals in 2020 through the 
City’s HOME Tenant-Based Rental Assistance 
Program, Coronavirus Aid, Relief, and Economic 
Security Act Rental Assistance Program, and 
Emergency Solutions Rental Assistance Program 
coupled with case management to achieve hous-
ing stability and self-sufficiency. Seventy-nine 
(79) homeless individuals were preapproved for a 
housing voucher during the reporting period. 

The City continues to operate 16 permanent sup-
portive housing units, of which 3 units are located 
at 1833 7th Street, 5 units are located at 1740 
Loma Vista Street and 3552 Lou Ella Lane, and 
the remaining 8 units are located at the Autumn 
Ridge Apartments located on Indiana Avenue.  

The City has 229 permanent supportive housing 
units in the pipeline. Most of these developments 
will receive an award of No Place Like Home Pro-
gram funding. 

POLM continues to operate the Year-Round 
Emergency Shelter Program, which provides 85 
beds on a year-round basis connected with 
c661se management services for homeless men 
and women for up to 30 continuous days. In FY 
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Related General Plan Objectives and Poli-
cies  
H-4, H-4.4 

Path of Life Ministries (POLM) – Continue 
to support Emergency and Family Shelter 
services provided by Path of Life Ministries in 
the City of Riverside. (On Going)  

Related General Plan Objectives and Poli-
cies  
H-4, H-4.4 

 

2019/20 a total of 4 unduplicated homeless indi-
viduals received assistance through the shelter. 

The City continues to operate sixteen permanent 
supportive housing units, of which 3 units are lo-
cated at 1833 7th Street, 5 units are located at 
1740 Loma Vista Street and 3552 Lou Ella Lane, 
and the remaining 8 units are located at the Au-
tumn Ridge Apartments located on Indiana Ave-
nue.  

The Riverside County Continuum of Care (CoC) 
meets monthly and has been successful in stream-
lining data collection, policy development, and ac-
cess to state and federal funds. 

The City of Riverside created a community donor 
fund called the Riverside Ending Homelessness 
Fund (REHF) where the community can donate to 
homeless services offered in the City of Riverside. 
The REHF has a ten-person Board to oversee the 
Fund and ensure that expenditures are in line 
with the City's Homeless Plan. REHF has recently 
obtained their nonprofit status so the Board can 
now begin applying for corporate and private 
grants. 

POLM continues to operate the Year-Round 
Emergency Shelter Program, which provides 64 
beds on a year-round basis connected with case 
management services for homeless men and 
women for up to 30 continuous days. In FY 
2018/19 a total of 1174 unduplicated homeless 
individuals received assistance through the shel-
ter. 

The Riverside Community Access Center serves 
as the entry point and service hub of the City’s 
homeless continuum of care. At the Access Cen-
ter there are a range of services under-one-roof 
including street outreach, rental assistance, client 
stabilization resources, employment develop-
ment, health care, veterans’ services, life skills 
training, legal services, computer resources and 
phones, housing placement, and homeless pre-
vention resources. Referrals are available such as: 
mental health services, benefits enrollment, sub-
stance abuse recovery, education services, and fi-
nancial counseling. Transportation is available on 
a case by case basis. All services are coordinated 
through a centralized data management system 
and collaborative team case management. The 
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following courses are also offered at the Access 
Center: 

Presentations 

• Parenting, Nutrition Classes, Stroke Pre-
vention, Smoking Cessation, Proper Care 
for Asthma, Veterans Housing Support, 
Legal Aid Assistance.  

• Topics including, but not limited to: Main-
stream benefits, Veterans benefits, Fam-
ily Services, Tenant/Landlord issues. 

• Other Services Provided: HIV 101 and 
testing (Health in Motion), One-on-One 
financial counseling, Internet job search 
and readiness, Veterans Administration. 

Continued Appropriateness: A new program re-
flecting the City’s various components of the 
City’s homeless strategy is included in the 2021-
2029 Housing Element. Routine staff duties are 
removed from the 2021-2029 Housing Element 
as a housing program. 

 

H-46 

Continue to support the Building Industry As-
sociation’s (BIA) program HomeAid Inland 
Empire. HomeAid is a leading national non-
profit provider of housing for the homeless. 
The organization builds and renovates multi-
unit shelters for the temporarily homeless 
families and individuals, many of whom are 
children, while they rebuild their lives. (On 
Going)  

Related General Plan Objectives and Poli-
cies  
H-4, H-4.4 

Responsible Agencies Building Industry Associ-
ation of the Inland Empire 

Continued Appropriateness This is not a hous-
ing program and is removed from the 2021-2029 
Housing Element. 
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H-47 

Process an amendment to the Zoning Code 
(Title 19) to permit supportive and transi-
tional housing in all zones where residential 
uses are permitted pursuant to the require-
ments of SB 2 (CONCURRENTLY WITH 
THE REZONE PROGRAM, DECEMBER 
2017)  

Related General Plan Objectives and Poli-
cies  
H-4, H-4.4 

Responsible Agencies. Planning Division 

Continued Appropriateness The 2021-2029 
Housing Element includes a program that outlines 
all zoning code amendments necessary to comply 
with State law. 

 

 

HOUSING FOR PEOPLE WITH 
DISABILITIES 

H-48 

Continue to support the Mayor’s Model Deaf 
Community Committee which promotes 
unity between Riverside’s deaf and hearing 
community, promoting access, advocacy, edu-
cation, and inclusion. (On Going)  

Related General Plan Objectives and Poli-
cies.  
H-4, H-4.5 

Responsible Agencies Mayor’s Office 

Continued Appropriateness This is not a hous-
ing program and is removed from the 2021-2029 
Housing Element. 

 

 

  



 

 2021-2029 Housing Element Technical Background Report 4 City of Riverside  
 145
  

T
B

R
 4

 
 R

eview
 of P

ast P
erform

ance 

 

H-49 

Continue to support the Commission on Dis-
abilities whose members advise the Mayor 
and City Council on all matters affecting per-
sons with disabilities in the community. The 
Commission reviews community policies, pro-
grams, and actions that affect persons with 
disabilities and make appropriate recommen-
dations to the City Council. (On Going)  

Related General Plan Objectives and Poli-
cies  
H-4, H-4.5 

Responsible Agencies General Services Depart-
ment, City Attorney’s Office 

Continued Appropriateness This is not a hous-
ing program and is removed from the 2021-2029 
Housing Element. 

 

 

H-50 

Continue to provide expert analysis of the 
disabled access requirements of the Building 
Code during the plan review process so that 
developers will have clear directions on how 
to construct their projects. Such expert analy-
sis, provided early in the development pro-
cess will limit conflicts in the field during con-
struction, saving the developer time, money, 
and resources by avoiding unnecessary 
changes. (On Going)  

Related General Plan Objectives and Poli-
cies.  
H-4, H-4.5 

Responsible Agencies Building & Safety Divi-
sion, Planning Division 

Continued Appropriateness This is routine staff 
duties and not a housing program and is removed 
from the 2021-2029 Housing Element. 
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H-51 

Support the ability of persons with develop-
mental disabilities to live in integrated com-
munity settings. The City will work with the 
Inland Regional Center and other appropriate 
non-profit organizations and service agencies 
to identify the housing needs of Riverside 
residents with developmental disabilities, 
promote opportunities for supportive living 
services and support efforts to eliminate bar-
riers to housing for persons with develop-
mental disabilities. (On Going)  

Related General Plan Objectives and Poli-
cies  
H-4, H-4.5, H-4.6 

Responsible Agencies. Housing Authority, Plan-
ning Division, Building & Safety Division 

Continued Appropriateness This is routine staff 
duties and not a housing program and is removed 
from the 2021-2029 Housing Element. 

 

 

 

H-52 

In an effort to create additional opportunities 
for affordable housing, the City will facilitate 
lot consolidation to combine small residential 
lots into larger developable lots. The City will 
allow lot consolidation without discretionary 
review on the eligible sites and will waive fees 
for lot consolidation. (CONCURRENT WITH 
REZONING (IMPLEMENTATION TOOL H-
21)/December 2017)  

Related General Plan Objectives and Poli-
cies.  
H-2 

Responsible Agency Planning Division 

Continued Appropriateness See lot consolida-
tion program above. 
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H-53 

Process an amendment to the Zoning Code 
(Title 19) and/or any applicable specific plans, 
to define single-room occupancy (SRO) units 
and permit them with a conditional use per-
mit in an appropriate zone or zones near 
transit stations, and along high-quality transit 
corridors in compliance with AB 2634. 
(FIRST QUARTER 2018)  

Related General Plan Objectives and Poli-
cies  
H-4, H-4.4 

Responsible Agencies Planning Division 

Continued Appropriateness The 2021-2029 
Housing Element includes a program that outlines 
all zoning code amendments necessary to comply 
with State law. 
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TECHNICAL BACKGROUND 
REPORT 5: PUBLIC OUTREACH 

Section 65583 of the Government Code states that, 

"The local government shall make diligent effort to 

achieve public participation of all economic seg-

ments of the community in the development of the 

housing element, and the program shall describe 

this effort." 

COVID-19  
California Governor Gavin Newsome declared a 

state of emergency in the state of California on 

March 4, 2020 due to COVID-19’s public health 

threat.   The city of Riverside proclaimed a Local 

Emergency on March 13, 2020 and ratified by the 

City Council on March 17, 2020, as defined by Gov-

ernment Code §8558(c), in the city of River-

side(City) due to the COVID-19 pandemic.   These 

actions directly impacted the city’s approach to 

public engagement and may also influence housing 

policy in the future.  While the impacts of COVID-

19 on the existing and future housing needs within 

Riverside are not known at this time it may influence 

short-term and long-term housing policy and pro-

grams.   The city acknowledges the substantial im-

pact this pandemic has had and may have on the 

housing needs of the community.  
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California Government Code Section 65583 states 

that, “ The local government shall make diligent ef-

fort to achieve public participation of all economic 

segments of the community in the development of 

the housing element, and the program shall de-

scribe this effort.”  As part of the 6th Cycle Housing 

Element Update process, the City of Riverside con-

ducted extensive public outreach activities begin-

ning in 2020.  

The City engaged over 900 stakeholders represent-

ing public agencies, business advocacy groups, non-

profit and faith-based organizations, community or-

ganizations, neighborhood groups and individual 

citizens through a variety of outreach efforts. The 

outreach efforts included: 

• Updates and presentations to the City Council 

and Planning Commission  

• Informational Discussion Sessions with the 

City Council and Planning Commission 

• Individual Councilmember Project Briefing 

Meetings (via phone or zoom) 

• A series of virtual public workshops in January, 

February, May, and June 2021; 

• Virtual focus group meetings as requested;  

• One-on-one consultations with residents and 

stakeholders;  

• A dedicated project website; 

• Two on-line surveys;  

• Map.Social – online map-based commenting ap-

plication; 

• Interactive Opportunity Sites web map; 

• Noticed public hearings; 

• Recorded public meetings posted online;  

• Letters to individual property owners and occu-

pants of Opportunity Sites Inventory proper-

ties; 

• Flyer distribution at emergency food distribu-

tion events with City partners; 

• Electronic billboard announcements;  

• Social media outreach through official City 

channels;  

• Meeting flyer & widgets shared by City and 

Councilmembers; and 

• Regular email blasts to over 50,000 recipients. 

Public participation for the 2021-2029 Housing El-

ement included a series of virtual community work-

shops online via Zoom. At all meetings Spanish 

translation was provided and ASL translation ser-

vices were provide by request. Members of the 

community were invited to address concerns and 

give input on the contents of the Housing Element. 

Notices were also posted on City website and social 

media platforms and ads were printed for two 

weeks in the local newspaper inviting the commu-

nity to the workshops.  At all community meetings 

an interactive live poll was taken to receive real-

time feedback and all meetings provided the oppor-

tunity for participants to ask questions and/or sub-

mit comments via chat, email and in open discussion 

forums. All workshops were also broadcast live on 

the City’s official channels including RiversideTV 

and YouTube.  

SCHEDULE OF PUBLIC 
MEETINGS, WORKSHOPS 
AND HEARINGS 
• Virtual Public Workshop #1 – January 7, 2021 

• Virtual Public Workshop #2 – January 27, 2021 

• Virtual Public Workshop #3 – February 25, 

2021 

• City Planning Commission Workshop – March 

18, 2021 

• Virtual Environmental Impact Report (EIR) 

Scoping Meeting – Thursday, April 22, 2021 

• City Council Housing and Homelessness Com-

mittee – Monday, May 3, 2021 

• Mayor’s Housing Action Team – February, May, 

June, and August 2021 

• Virtual Public Workshop on Policies and Ac-

tions – May 2021 

• Virtual Public Workshop on Policies and Ac-

tions – June 2021 

• City Planning Commission Public Hearing – Au-

gust 2021 

• City Planning Council Public Hearing – Septem-

ber 2021 
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ONE-ON-ONE 
CONSULTATIONS 
The City conducted a series of one-on-one meet-

ings with stakeholders representing many interests.  

A list of one-on-one meetings conducted as of April 

2021 includes: 

• Greater Riverside Chambers of Commerce  

• Building Industry Association 

• Inland Equity Partnership 

• AARP  

• Riverside Unified School District  

• Raincross Group 

• Riverside Neighborhood Partnership 

• Downtown Area Neighborhood Alliance 

• Anti-Racist Riverside 

• Inland Empire Labor Council 

• Riverside University Health System 

• University of California, Riverside 

• Riverside County Health Coalition 

• Riverside County Coalition for Tobacco-Free 

Communities 

PROJECT WEBSITE 
A project website was created to provide the com-

munity with the latest project information, upcom-

ing meetings, project schedule, online interactive 

maps of the Opportunity Sites Inventory, and an in-

teractive StoryMap that outlines the RHNA and 

Housing Element update process and the approach 

to identifying the RHNA housing sites. Recordings 

of all meetings are posted to the project website. 

The project website also includes an extensive Fre-

quently Asked Questions section to assist the public 

in understanding the need for the Housing Element, 

RHNA and the update process. 

Additional opportunities for comments and feed-

back were provide via Map.Social, an online map-

based commenting platform that allowed the com-

munity to provide feedback on the Opportunity 

Sites Inventory, and to provide comments and rec-

ommendations for additional sites to review.    

As required by Government Code Section 

65585(b)(2), all written comments regarding the 

Housing Element made by the public have previ-

ously been provided to each member of the City 

Council.  

Appendix B  contains a summary of all public comments 
regarding the Housing Element received by the City 
during the update process. 

[Note: This section to be updated prior to Final City Council adoption 
of the Housing Element and Certification of the EIR to include addi-
tional public meetings, hearings and outreach occurring throughout 
the Public Review and Hearing process.] 
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TECHNICAL BACKGROUND 
REPORT 6: 
AFFIRMATIVELY FURTHER 
FAIR HOUSING ASSESSMENT 
INTRODUCTION 
AND OVERVIEW OF 
AB 686 
In January 2017, Assembly Bill 686 (AB 686) intro-

duced an obligation to affirmatively further fair 

housing (AFFH) into California state law. AB 686 

defined “affirmatively further fair housing” to mean 

“taking meaningful actions, in addition to combating 

discrimination, that overcome patterns of segrega-

tion and foster inclusive communities free from bar-

riers that restrict access to opportunity” for persons 

of color, persons with disabilities, and other pro-

tected classes. The Bill added an assessment of fair 

housing to the Housing Element which includes the 

following components: a summary of fair housing is-

sues and assessment of the City’s fair housing en-

forcement and outreach capacity; an analysis of seg-

regation patterns and disparities in access to oppor-

tunities, an assessment of contributing factors, and 

an identification of fair housing goals and actions. 

For purposes of this report, the regional analysis is 

of the Inland Empire which is defined by the Census 

Bureau as the Riverside-San Bernardino-Ontario 

metropolitan area. 

ASSESSMENT OF 
FAIR HOUSING 
ISSUES 
FAIR HOUSING 
ENFORCEMENT AND 
OUTREACH 
The Fair Housing Council of Riverside County 

(FHCRC) is a non-profit organization that has the 

capacity to provide fair housing information, out-

reach, and enforcement to 24 cities and communi-

ties located in Riverside County, including the City 

of Riverside. The organization is approved by HUD 

and works with government offices to ensure Fair 

Housing laws are upheld. The mission of the Fair 

Housing Council is to provide comprehensive ser-

vices which affirmatively address and promote fair 

housing (anti-discrimination) rights and further 

other housing opportunities for all persons without 

regard to race, color, national origin, religion, sex, fa-

milial status, presence of children, disability, ances-

try, marital status, or other arbitrary factors.  

The FHCRC has been awarded a Fair Housing Initi-

atives Program (FHIP) grant that allows them to un-

dertake various activities that affirmatively further 

fair housing. Activities include conducting fair hous-

ing tests on rentals, sales and design and construc-

tion; hosting the Annual Housing Conference dur-

ing National Fair Housing Month; creating partner-

ships with local agencies, universities and colleges; 

conducting town hall meetings to connect the public 

with housing professionals and industry leaders; 

and systemic investigations to help remove barriers 

to fair housing. 



 

152 2021-2029 Housing Element Technical Background Report City of Riverside 

Se
ct

io
n

 6
 

A
F

F
H

 A
na

ly
si

s 

The FHCRC also provides a full range of services 

that include anti-discrimination training, land-

lord/tenant counseling, first time homebuyer semi-

nars, foreclosure prevention, loan modification, and 

other fair housing trainings. 

From FY 2014 through FY 2019, 518 housing dis-

crimination complaints were processed by the 

FHCRC. Among these complaints, 61 percent in-

volved disability and 14 percent involved race is-

sues. The FHCRC also conducted routine audit 

tests for the City. The audit tests conducted be-

tween 2014 and 2019 involved the groups pro-

tected on the basis of race, disability, national origin, 

and familial status. The audits found discrimination 

in all sectors tested – rental, lending, and sales. The 

most frequent instances of discrimination were 

found in the rental sector. 

During this time, 32,000 landlord/tenant calls were 

received. The City of Riverside’s 2020 Analysis of 

Impediments to Fair Housing (AI) found that en-

forcement and outreach services offered by the 

FHCRC were not an impediment to affirmatively 

furthering fair housing. The FHCRC and the City of 

Riverside will continue to work together to provide 

Fair Housing Services. 

 

INTEGRATION AND 
SEGREGATION 

RACE AND ETHNICITY 

The ethnic and racial composition of a region is use-

ful in analyzing housing demand and any related fair 

housing concerns as it tends to demonstrate a rela-

tionship with other characteristics such as house-

hold size, locational preferences, and mobility.  

To assist in this analysis of integration and segrega-

tion, the Department of Housing and Community 

Development (HCD) and the California Tax Credit 

Allocation Committee (CTCAC) convened the Cali-

fornia Fair Housing Task force to “provide research, 

evidence-based policy recommendations, and other 

strategic recommendations to HCD and other re-

lated state agencies/departments to further the fair 

housing goals (as defined by HCD).” The Task force 

has created Opportunity Maps to identify re-

sources levels across the state “to accompany new 

policies aimed at increasing access to high oppor-

tunity areas for families with children in housing fi-

nanced with 9 percent Low Income Housing Tax 

Credits (LIHTCs)”.  

These opportunity maps are made from composite 

scores of three different domains made up of a set 

of indicators. Table 1 shows the full list of indicators. 

The opportunity maps include a measure or “filter” 

to identify areas with poverty and racial segrega-

tion. To identify these areas, census tracts were first 

filtered by poverty and then by a measure of racial 

segregation. The criteria for these filters were: 

Poverty: Tracts with at least 30 percent of popula-

tion under federal poverty line. 

Racial Segregation: Tracts with location quotient 

higher than 1.25 for Blacks, Hispanics, Asians, or all 

people of color in comparison to the County. 

 

Table 1 - Domains and List of Indicators for Opportunity Maps

Domains and List of Indicators for Opportunity Maps 

Domain Indicator 

Economic 

Poverty 
Adult Education 
Employment 
Job Proximity 
Median Home Value 

Environmental CalEnviroScreen 4.0 pollution Indicators and values 

Education 

Math proficiency 
Reading proficiency 
High School graduation rates 
Student poverty rates 

Source: California Fair Housing Task Force,  Methodology for the 2020 TCAC/HCD Opportunity Maps, December 2020 
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According to the California Fair Housing Task 

Force’s 2021 opportunity maps, there are five cen-

sus tracts or areas of high racial segregation and 

poverty in Riverside. Regionally, areas with high 

segregation and poverty are sporadically located 

throughout the Inland Empire with the majority of 

these tracts located in and near San Bernardino. 

Figure 1 shows that there are areas within Riverside 

that have high percentages of non-white popula-

tions, particularly north-west of the 91 freeway and 

surrounding the 91-60-215 freeway interchanges 

near the University of California, Riverside. The 

southeast portion of the City has the highest popu-

lation of white residents. Hispanic population 

increased from 49 percent to 52.7 percentfrom 

2010 to 2018. 

As shown in Figure 2, in the Inland Empire, areas 

with higher percentages of non-white populations 

are prevalent north of Riverside in Fontana and San 

Bernardino and to the west in Ontario. 51 percent 

of the population identifies as being Hispanic or 

Latino, which is comparable to the City of Riverside 

(52.7 percent). 

Figure 3 shows that the areas of high non-white 

populations are also the areas where the population 

is predominately Hispanic. According the the City of 

Riverside’s 2020 AI, Hispanics make up 52.7 

percent of the City’s population. Between 2010 and 

2017 the Hispanic popultion in the City grew by 

20,782 persons.  

Riverside’s highest concentrations of Hispanic or 

Latino-identified population are primarily situated 

in the western part of the City,  including the 

Arlanza and La Sierra Acres neighborhoods; in the 

central portion of the City south of the 91  Freeway 

in and near the Casa Blanca neighborhood;  and  in  

the Eastside neighborhood immediately to the east 

of  Downtown. Each of these areas are recognized 

as having long histories of Hispanic and Latino 

settlement  strongly associated with the  early 

growth of the City’s  citrus and railroad industries at 

the turn of the 20th Century (in the cases of the 

Eastside and Casa Blanca) and, in the case of 

Arlanza and La Sierra Acres, military operations and 

related industrial activities during and after World 

War II. 

The Eastside and Casa Blanca areas share similar 

lineages as early locations developed to house low-

wage migrant workers of the City’s citrus 

packinghouses, railroads and related industries. 

Minority communities developed and later 

flourished in these areas due in part to the de facto 

and de jure segregation that prohibited many from 

workers form finding residences in areas of 

“Riverside proper” to the north and west in the 

City’s original Mile Square district (now Downtown 

Riverside) and its first streetcar suburbs that grew 

up around the former Pacific Electric streetcar 

routes that once traversed Magnolia Avenue.  

In the western portion of the city, the largely 

agrarian unincorporated area that would become 

Arlanza and La Sierra Acres was transformed first 

by the establishment of Camp Anza, a base of 

military operations that saw the arrival and 

embarkation of over 600,000 servicepersons 

during World War II. Following the war, a series of 

annexations that doubled the City’s size and tripled 

its population were concurrent with a postwar 

boom in the construction of suburban housing 

tracts on the decommissioned Camp Anza. To this 

day, former military barracks and operations 

buildings persist in this area, having been converted 

to homes, apartments and businesses. 
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Figure 1 – Areas of Non-White Populations in Riverside - 2018 
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 Figure 2 – Hispanic Majority – City of Riverside  
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Figure 3 - Racial Demographics in the Region – 2018  
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PERSONS WITH DISABILITIES 

According to the 2020 AI, of the civilian noninstitu-

tionalized population in Riverside, an estimated 

33,014 persons have a disability (10 percent). In the 

City, 24.7 percent of households have one or more 

persons with a disability. Census tracts with higher 

percentages of persons with disabilities (10-20 per-

cent) are scattered throughout the City and not 

concentrated in one area  4). In the Inland Empire, 

there are more census tracts with a lower percent-

age of persons with disabilities (less than 10 per-

cent), however the areas with lower percentages 

are also in areas further from city centers and ac-

cess to resources.  

In the Inland Empire, there are a few areas where 

the percentage of persons with disabilities is higher 

and one specifically is a census tract in the north-

east in Highland. This is the location of the Patton 

Department of State Hospital, a forensic psychiatric 

hospital that provides treatment to forensically and 

civilly committed patients within a secure treatment 

area. The patients in this hospital are counted as 

residents of this hospital under the Census. 
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Figure 4 - Persons with Disabilities   
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Figure 5: Percent of Population with Disabilities in the Inland 

Empire 
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Figure 6: Adults Living Alone in Riverside   



  

City of Riverside  2021-2029 Housing Element Technical Background Report 6 161

  

Sectio
n

 6
 

A
F

F
H

 A
nalysis 

Figure 7: Adults Living With Their Spouse   
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FAMILIAL STATUS 

Familial status refers to the presence of children un-

der the age of 18, whether the child is biologically 

related to the head of household, and the martial 

status of the head of the household. According to 

the HCD AB686/AFFH Data Viewer maps (Figure 

5), there is only one area of concentration of house-

holds with adults living alone. This census tract is in 

Downtown Riverside and includes City Hall and Riv-

erside City College. The location of the college can 

add to the number of single adult students, which 

would explain why there is a higher percentage of 

adults living alone within that census tract. Addi-

tionally, Downtown Riverside and the surrounding 

areas include several large independent and as-

sisted senior housing developments including Mt. 

Rubidoux Manor (3993 Tenth Street), Plymouth 

Towers (3401 Lemon Street), and Silvercrest Sen-

ior Residences (3003 Orange Street) which also 

contribute to this area’s share of single adult house-

holds. 

Adults living with their spouse are spread out in the 

City with a most of the tracts being either 20-40 

percent or 40-60 percent of adults living with their 

spouse). There are two tracts in the southeastern 

portion of the City with a higher percentage of 60-

80 percent of the adult population living with a 

spouse located in the Canyon Crest and Or-

angecrest neighborhoods, respectively. Canyon 

Crest was developed largely in the 1970s and 

1980s as a resort-style community in the vicinity of 

the Canyon Crest Country Club and consists of a 

proportionally higher number of condominiums and 

common interest developments relative to the rest 

of the City. Orangecrest is a master-planned neigh-

borhood of suburban tract housing developed in the 

late 1990s and early 2000s with relatively few ur-

ban amenities, services and employment areas. 

Families with children may face housing discrimina-

tion by landlords who fear that children will cause 

property damage. Differential treatment such as 

limiting the number of children in a complex or con-

fining child to a specific location are also fair housing 

concerns. Single parent households are also pro-

tected by fair housing law. According to the 2020 AI, 

34.7 percent of the City’s households have children 

under the age of 18. Households with children are 

made up of married couples (69.5 percent), single 

female headed households (21.9 percent) and sin-

gle male headed households (8.6 percent). Figure 7 

shows that there are high percentages of children in 

married couple households throughout the City 

with some areas, especially along Alessandro Boule-

vard to Central Avenue, with more than 80 percent 

of households with children and a married couple. 

These areas are comprised mainly of the Victoria, 

Canyon Crest, Alessandro Heights, Mission Grove 

and Orangecrest neighborhoods, the majority of 

which were developed after 1980 and consist al-

most exclusively of suburban tract housing. 

Figure 8 shows that there are some areas with chil-

dren in single female headed households in differ-

ent parts of the City. Female headed households 

with children require special consideration and as-

sistance because of their greater need for afforda-

ble housing and accessible day care, health care and 

other supportive services. 
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Figure 8– Percent of Children in Married-Couple households   
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Figure 9 – Children in Single-Female Headed Households   
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INCOME LEVEL 

Identifying areas of different incomes can help illus-

trate how individuals in those areas are influenced 

by their surroundings and what can used to over-

come patterns of segregation that may be present. 

With the HCD AB686/AFFH Data Viewer map, the 

median income in the state is compared to the me-

dian incomes of each Census block group. Figure 9 

shows block groups and how the median income in 

those groups compare to the median state income 

of $87,100. Areas of the City that have a higher me-

dian income than the state are primarily concen-

trated at the northwestern and southeastern edges 

of the City, which coincide largely with areas of 

more recent development and fewer urban services 

and amenities. By contrast, areas of the City with 

lower median income block groups are primarily 

concentrated along the City’s major east-west 

transportation corridors (i.e., Magnolia and Arling-

ton Avenues) in the western portion of the City, as 

well as the northern portion of the City in the vicin-

ity of the 60-91-215 interchange. These areas coin-

cide with the older and more urbanized parts of the 

City. However, there are pockets of higher-than-

state median income scattered throughout these 

areas as well, reflecting the significant variations in 

patterns of development in a city as large and di-

verse as Riverside. 

In the Inland Empire, there are areas on the outer 

edges of cities that have higher median income 

block groups (Figure 10). In North Rancho 

Cucamonga there are higher median income block 

groups that line the mountains and hills and sur-

round Chaffey College and the North Etiwanda Pre-

serve. This is also seen to the east in Highland and 

Redlands in the communities that reside along the 

Santa Ana riverbed, including Eastvale, Norco, Co-

rona and Chino Hills. 
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Figure 10 –Median Income in Riverside   
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Figure 11 – Median Income in Riverside County  
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RACIALLY AND 
ETHNICALLY 
CONCENTRATED AREAS  

RACIALLY/ETHNICALLY CONCENTRATED 

AREAS OF POVERTY  

The TCAC/HCD approach to calculating ra-

cially/ethnically concentrated areas of poverty 

(R/ECAPs) uses a location quotient for segregation 

and a poverty threshold of 30 percent of the popu-

lation living below the poverty line. This approach 

helps to measure concentration of race in a small 

area for a more precise result. In Riverside, there 

are six areas in the City identified as racially/ethni-

cally concentrated areas of poverty (Figure 11).  

A cluster of four of these areas is in the northern 

part of the City surrounding Downtown and in-

cludes parts of the Eastside neighborhood. Others 

coincide with higher concentrations of industrial 

land uses in the Airport and Arlanza neighborhoods. 

In the Inland Empire, a majority of the R/ECAPs are 

concentrated in San Bernardino area (Figure 12). 

RACIALLY CONCENTRATED AREAS OF 

AFFLUENCE  

While racially concentrated areas of poverty and 

segregation (RECAPs) have long been the focus of 

fair housing policies, racially concentrated areas of 

affluence (RCAAs) must also be analyzed to ensure 

housing is integrated, a key to fair housing choice. 

RCAAs are defined as census tracts where 1) 80 

percent or more of the population is white, and 2) 

the median household income is $125,000 or 

greater. There are four areas that have a non-white 

population of 20-40 percent and have a median in-

come higher than $125,000 in the City. These four 

areas are in the southeast near Alessandro Boule-

vard (Figure 13) and are considered to be areas of 

affluence within the community.  
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Figure 12 - Areas of High Segregation and Poverty – Riverside  
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Figure 13 – Areas of High Segregation and Poverty - Region    
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Figure 14 – Median Income and Racial Demographics   
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Figure 15: Income and Race in the Inland Empire   
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ACCESS TO OPPORTUNITIES 

TCAC/HCD OPPORTUNITY MAPS 

In collaboration, the California Tax Credit Alloca-

tion Committee (TCAC) and HCD developed the 

TCAC/HCD Opportunity Maps, a mapping tool that 

identifies areas of higher and lower resources to 

evaluate access to opportunity. The tool maps areas 

of highest resource, high resource, moderate re-

source, moderate resource (rapidly changing), low 

resource and high segregation and poverty.  

• High and Highest Resource: four indicators 

of the census tract had an above-average 

score compared to other tracts in the Re-

gion. 
• Moderate Resource: two indicators of the 

census tract have scores above the 40th 

percentile in the Region. 

• Moderate Resource (rapidly changing): 

have the qualifications for moderate 

resource, plus at least two of the indicators 

had significant statistical increases above 

the 75th percentile of change for tracts in 

the Region between 2000 and 2018. 

• Low resource: indicators for the census 

tract scored the lowest of the Region. 

• High Segregation and Poverty: the tract 

has the some of the highest segregation 

and poverty in the Region. 

The mapping tool identified seven highest resource 

and 11 high resource census tracts in Riverside (Ta-

ble 2 and Figure 14). 

 

 

 

 

 

 

Table 2 – High Resource Census Tracts 

Census Tract Neighborhood 
Economic 

Domain 
Score 

Environmental 
Domain Score 

Education 
Domain 

Score 

Composite 
Index 
Score 

Final Category 

6065030601 Alessandro Heights 0.99 0.4 0.74 0.70 Highest Resource 

6065042004 Orangecrest 0.9 0.59 0.88 0.76 Highest Resource 
6065042005 Orangecrest 0.92 0.47 0.93 0.82 Highest Resource 
6065042012 Mission Grove 0.82 0.25 0.89 0.56 Highest Resource 
6065042207 Canyon Crest 0.96 0.46 0.72 0.59 Highest Resource 
6065042208 Canyon Crest 0.95 0.39 0.72 0.54 Highest Resource  
6065042217 Mission Grove 0.9 0.43 0.83 0.63 Highest Resource 
6065030200 Downtown 0.89 0.07 0.62 0.10 High Resource 
6065030602 Hawarden Hills 0.83 0.36 0.69 0.32 High Resource 
6065030603 Victoria 0.94 0.31 0.61 0.34 High Resource 
6065031001 Magnolia Center 0.76 0.31 0.59 0.12 High Resource 
6065031200 Victoria 0.69 0.24 0.67 0.13 High Resource 
6065040901 La Sierra 0.77 0.47 0.39 0.07 High Resource 
6065041403 La Sierra South 0.78 0.3 0.52 0.09 High Resource 
6065042206 Canyon Crest 0.84 0.24 0.79 0.41 High Resource 
6065042213 University 0.73 0.33 0.65 0.16 High Resource 
6065042214 University 0.81 0.37 0.37 0.06 High Resource 
6065030501 University 0.27 0.28 0.6 -0.22 Moderate Resource 

6065030700 
Wood Streets 
Downtown 

0.75 0.15 0.59 0.02 Moderate Resource 

6065030800 Grand 0.65 0.23 0.56 -0.01 Moderate Resource 
6065030900 Airport 0.56 0.13 0.43 -0.20 Moderate Resource 

6065031100 
Magnolia Center 
Wood Streets 

0.61 0.13 0.56 -0.10 Moderate Resource 

6065031401 Magnolia Center 0.42 0.17 0.45 -0.26 Moderate Resource 
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Census Tract Neighborhood 
Economic 

Domain 
Score 

Environmental 
Domain Score 

Education 
Domain 

Score 

Composite 
Index 
Score 

Final Category 

6065031402 Magnolia Center 0.55 0.27 0.45 -0.12 Moderate Resource 
6065031701 Arlington Heights 0.41 0.18 0.64 -0.12 Moderate Resource 

6065031702 
Arlington Heights 
Arlington South 

0.65 0.32 0.57 0.03 Moderate Resource 

6065031703 Arlington South 0.58 0.21 0.59 -0.05 Moderate Resource 

6065031704 
Arlington South 
Presidential Park 

0.67 0.15 0.44 -0.11 Moderate Resource 

6065040902 
La Sierra, La Sierra 
Hills 

0.65 0.19 0.47 -0.08 Moderate Resource 

6065040903 
La Sierra 
La Sierra Hills 

0.49 0.48 0.37 -0.12 Moderate Resource 

6065040904 
La Sierra 
La Sierra Hills 

0.66 0.5 0.34 -0.02 Moderate Resource 

6065041003 La Sierra Acres 0.74 0.48 0.36 0.03 Moderate Resource 
6065041301 La Sierra Acres 0.41 0.5 0.28 -0.23 Moderate Resource 
6065041302 La Sierra Acres 0.51 0.44 0.24 -0.21 Moderate Resource 
6065041406 La Sierra 0.71 0.23 0.48 -0.02 Moderate Resource 
6065041407 La Sierra 0.5 0.31 0.45 -0.14 Moderate Resource 
6065041408 La Sierra 0.46 0.12 0.51 -0.23 Moderate Resource 
6065042210 University 0.52 0.22 0.45 -0.15 Moderate Resource 
6065050900 Canyon Springs 0.87 0.17 0.36 0.03 Moderate Resource  

6065031501 Ramona 0.72 0.22 0.41 -0.05 
Moderate Resource 
(Rapidly Changing) 

6065041102 La Sierra Acres 0.47 0.46 0.39 -0.13 
Moderate Resource 
(Rapidly Changing) 

6065041201 
Arlington 
Arlanza 

0.55 0.36 0.27 -0.19 
Moderate Resource 
(Rapidly Changing) 

6065030400 Eastside 0.49 0.03 0.53 -0.33 Low Resource 

6065031300 
Casa Blanca 
Presidential Park 

0.36 0.04 0.61 -0.35 Low Resource 

6065031502 Ramona 0.45 0.19 0.34 -0.28 Low Resource 

6065040201 
Hunter Industrial 
Park 

0.62 0.11 0.17 -0.36 Low Resource 

6065041001 Arlanza 0.44 0.2 0.32 -0.28 Low Resource 
6065041202 Arlanza 0.34 0.43 0.28 -0.30 Low Resource 
6065041203 Arlanza 0.37 0.25 0.31 -0.33 Low Resource 

6065042209 
University 
Hunter Industrial 
Park 

0.35 0.05 0.46 -0.43 Low Resource 

6065046500 University 0.14 0.18 0.65 -0.34 Low Resource  

6065030103 Downtown 0.35 0.02 0.59 0.00 
High Segregation & 
Poverty 

6065030300 Downtown 0.48 0.05 0.53 0.00 
High Segregation & 
Poverty 

6065030502 
Eastside, Univer-
sity 

0.28 0.03 0.39 0.00 
High Segregation & 
Poverty 

6065030503 
Eastside, Univer-
sity 

0.25 0.09 0.56 0.00 
High Segregation & 
Poverty 

6065031002 
Magnolia Center 
Airport 

0.29 0.33 0.55 0.00 
High Segregation & 
Poverty 

6065041101 Arlanza 0.29 0.23 0.31 0.00 
High Segregation & 
Poverty 
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Figure 16 – High Resource Census Tracts 
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OPPORTUNITY INDICATORS 

The 2020 AI identifies opportunity indices and the 

factors that could possibly contribute to fair hous-

ing issues. The 2020 AI used opportunity indicators 

developed by HUD to help inform communities 

about disparities in access to opportunity. These in-

dices are only available to Entitlement Jurisdictions 

(i.e., those with population over 50,000 and receiv-

ing Community Development Block grant (CDBG) 

funds from HUD), including Riverside.  

EDUCATION 

The “school proficiency index” developed by HUD 

uses school-level data on the performance of 4th 

grade students on state exams to describe which 

neighborhoods have high-performing elementary 

schools nearby and which are near lower perform-

ing elementary schools. The school proficiency in-

dex is a function of the percent of 4th grade stu-

dents proficient in reading and math on state test 

scores for up to three schools within 3 miles of a 

block-group’s most central point.  

The index values are percentile ranked at the state 

level and range from 0 to 100. The higher the score, 

the higher the school system quality is in a neighbor-

hood. According to the 2020 AI, for Riverside (the 

aggregate of all neighborhoods), the school profi-

ciency index scores were:  

• White, Non-Hispanic: 44.84 

• Black, Non-Hispanic: 43.36 

• Asian or Pacific Islander, Non-Hispanic: 

44.30 

• Native American, Non-Hispanic: 39.46 

• Hispanic: 36.36 

These index scores indicate that Hispanic and Na-

tive American, non-Hispanic students had the low-

est access to schools with high proficiency scores. 

These index scores indicate that Hispanic and Na-

tive American, non-Hispanic students had the low-

est access to schools with high proficiency scores. 

According to the 2020 AI, with the exception of 

Hispanics, all other students are enrolled in schools 

that score above average in their proficiency at a 

higher proportion than the demographic proportion 

of the entire population enrolled.  

The TCAC/HCD Opportunity Maps can help to 

identify areas within the community that provide 

good access to opportunity for residents or, con-

versely, provide poor access to opportunity. In Riv-

erside, there are clusters of areas that provide dif-

ferent ranges of access to better educational out-

comes (Figure 15). In the western portion of the 

City there a number of Census tracts that have 

some of the least positive educational outcomes. In 

this area there is also one tract with the lowest 

score compared to its neighboring tracts. In other 

parts of the City, such as the southeast, there are 

tracts with higher educational outcomes which co-

incide with the higher median income areas. By con-

trast, the lower-scoring census tracts also have 

some of the lowest median incomes. It should be 

noted that the low score tract on the east side of the 

City is the Sycamore Canyon Wilderness Park that 

has no housing or population. 

Kidsdata.org reported that in 2019, 67.2 percent of 

students in Riverside County are considered to be 

high-need (i.e. those who are eligible for free or re-

duced price school meals, are English Learners, or 

are foster youth—as reported in the Unduplicated 

Pupil Count).  In the Riverside Unified School Dis-

trict (RUSD), 66 percent of students are considered 

high-need while in Alvord Unified School District, 

which serves the western half of the City, 81 per-

cent of the students are considered to be high-need.  

Alvord Unified serves the areas of the city with some 

of the lowest scoring tracts. 
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Figure 17 – TCAC Education Scores   
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EMPLOYMENT 

In the 2020 AI, it was reported that he City of Riv-

erside has a pronounced specialization in educa-

tional services, warehousing and storage, and spe-

cialty trade contractors in terms of major employ-

ment sectors. This specialization is due to the pres-

ence of UC Riverside and other major public and 

private educational institutions in the City, and the 

Inland Empire’s proximity to the ports of Los Ange-

les and Long Beach, which has, in concert with the 

ascendancy of online retailing, precipitated sub-

stantial increases in the amount of industrial con-

struction for the logistics and goods movement in-

dustries throughout the region, particularly over 

the past two decades. Together, these three sectors 

account for over 20 percent of the city’s private em-

ployment. 

While these sectors pay around the average or 

above average wages compared to the city average 

wage, by the standards of the rest of the state, they 

pay quite modest wages. None of these three sec-

tors pay wages higher than the State average. For 

wages to grow in the City of Riverside, its industrial 

base would need to transition into higher paying 

sectors.   

There are two primary ways that economic indica-

tors can improve in any location. The first is through 

educational attainment: better educated and skilled 

residents earn higher wages. The primary way in 

which a city can attract higher skilled workers is 

through improving local amenities and services, 

such as improving schools. The second is by nurtur-

ing the city’s better-paying industries and attracting 

more of such industries, consistent with the city’s 

job base. Better-paying industries can provide em-

ployment opportunities for local workers and en-

hance their ability to earn higher incomes. If the City 

of Riverside seeks to improve economic indicators 

in the community, it should focus its attention in 

these areas. 

The San Bernardino County Workforce Develop-

ment Board operates programs that are funded by 

the Department of Labor’s Workforce Innovation 

and Opportunity Act.  One of the programs is the 

America’s Job Centers of California (AJCCs) that 

has three locations that serve portions of the Inland 

Empire.  Strategies to meet the needs of local busi-

nesses and the workforce allows for employment 

opportunities for the region’s residents. 

The Riverside County Economic Development 

Agency (EDA) also works to help provide business 

expansion or help business relocate to Riverside 

County easier.  The EDA has programs that help de-

velop hiring criteria, advertise employee recruit-

ment, screen and test applicants, and provide train-

ing programs for businesses in the community. 
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Figure 18 – Economic Score   
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TRANSPORTATION  

All Transit, an online resource for transit connectiv-

ity, access and frequency data, explores metrics that 

reveal the social and economic impact of transit, 

specifically looking at connectivity, access to jobs, 

and frequency of service. According to All Transit, 

the City of Riverside has a score of 5.2 out of 10, 

with a score of 10 being high connectivity, access to 

jobs and frequency of service. This is comparable to 

other Cities in the region who average a score of 

4.8.  This shows that the City’s residents have diffi-

culties accessing consistent and reliable transporta-

tion that is also affordable to them. The further 

away from the 91 freeway, the lower the overall 

transit score. In the northernmost portion of the 

City, where there is a high number of minority pop-

ulations, the majority of the transit scores average 

at 2. Overall, the average household in the City has 

five transit routes within ½ mile of their home and 

83,122 jobs accessible in a 30-minute trip.  

Riverside County has an overall score of 3.3 which 

illustrates the low number of trips per week and the 

low number of jobs accessible to residents via 

transit.  San Bernardino County has a score of 4.4.  

Both counties have about one percent of commut-

ers use public transit according to the data pre-

sented in All Transit. 

The pattern of low percentage of commuter utiliz-

ing public transit is consistent with the postwar sub-

urban development that is characteristic of the In-

land Empire.  However, Riverside does have better 

transit access relative to a majority of the region, 

with perhaps the exception of the San Bernardino 

County communities along the Metrolink San Ber-

nardino Line.  Riverside contains High-Quality 

Transit Areas (HQTA) as defined by SCAG (transit 

areas within one half mile of a well-services transit 

stop or a transit corridor with 15 minute or less ser-

vice frequency during peak commute hours), re-

lated primarily to RTA service on the Magnolia Ave-

nue/Market Street/University Avenue corridor.  

This service as well as the City’s three Metrolink 

stations add to the accessibility of transit. 

ENVIRONMENTAL  

The California Office of Environmental Health Haz-

ard Assessment (OEHHA) developed a screening 

methodology to help identify California communi-

ties disproportionately burdened by multiple 

sources of pollution called the California Communi-

ties Environmental Health Screening Tool (CalEnvi-

roScreen). High scoring census tracts tend to be 

more burdened by pollution from multiple sources 

and are most vulnerable to its effects, considering 

their socioeconomic characteristics and underlying 

health status.  

In Riverside, most of the City is impacted by pollu-

tion and has high scoring census tracts (Figure 17). 

The lowest scoring census tract is the open space of 

Sycamore Canyon Wilderness Park in the eastern 

portion of the City, which has no population or 

housing units. Immediately surrounding Sycamore 

Canyon Wilderness Park are areas less affected by 

pollution, but this score is higher throughout the 

City. The areas with high scores do affect minority 

populations and areas of high percentage of non-

white residents. 

In the Inland Empire, a majority of the census tracts 

score very high on the CalEnviroScreen.  In San Ber-

nardino alone, most of the census tracts score 

within the 91-95 percentile or 96-100 percentile. 

According to the American Lung Association (ALA) 

State of the Air Report, both San Bernardino and 

Riverside Counties score an F in the Ozone Grade. 

An F grade means that the county had nine more 

days than average of high air pollution levels. The 

ALA also calculates the county population at risk 

from these pollutants based on the population of 

the entire county where the monitor is located. The 

ALA then calculates the metropolitan population at 

risk based upon the largest metropolitan area that 

contains that county. Overall, the Inland Empire has 

an Ozone Grade of F because of the number of un-

healthy air quality days and the risk populations 

take from the pollutants present.  Because this is a 

reginal tool, it can be assumed the issues affecting 

residents in the Inland Empire as a whole also affect 

Riverside residents.   
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Figure 19 – CalEnviroScreen - Riverside   
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Figure D-20: CalEnviroScreen in the Inland Empire  
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DISPROPORTIONATE 
HOUSING NEEDS 
The AFFH Rule Guidebook defines “disproportion-

ate housing needs” as a condition in which there are 

“significant disparities in the proportion of mem-

bers of a protected class experiencing a category of 

housing needs when compared to the proportion of 

a member of any other relevant groups or the total 

population experiencing the category of housing 

need in the applicable geographic area.” The analy-

sis is completed by assessing cost burden, severe 

cost burden, overcrowding, and substandard hous-

ing. 

The Comprehensive Housing Affordability Strategy 

(CHAS) developed by the Census for HUD provides 

detailed information on housing needs by income 

level for different types of households in Riverside. 

Housing problems considered by CHAS include:  

• Housing cost burden, including utilities, ex-
ceeding 30 percent of gross income; 

• Severe housing cost burden, including util-
ities, exceeding 50 percent of gross in-
come; 

• Overcrowded conditions (housing units 
with more than one person per room); 
and/or 

• Units with physical defects (lacking com-
plete kitchen or bathroom). 

 

As shown in Table 3, a higher percent of Black (55.1 

percent), White (54.5 percent), Pacific Islander 

(53.4 percent) and Hispanic (53.9 percent), and 

other non-white (55.3 percent) households experi-

ence housing problems compared to American In-

dian (51.9 percent), Asian (44.8 percent), and all 

City households (52.1 percent). While renter-

households, independent of race, experience hous-

ing problems at higher rates than owner-occupied 

households, Black, American Indian, Hispanic, and 

other non-white renter-households experience 

housing problems at higher rates than White and 

Asian households. 

Riverside households experience housing problems 

(52.1 percent) at slightly higher rates than the 

County overall (50.6 percent). Riverside non-white 

minority households also experience housing prob-

lems at higher rates than non-white County house-

holds. For example, approximately 55.3 percent of 

other non-white households in Riverside have hous-

ing problems, compared to 45.6 percent of County 

other non-white households. 

  

Table 3 – Housing Problem by Tenure and Race

Any Housing Problem by Tenure and Race 

With Housing Prob-
lem 

White Black Asian 
American In-
dian 

Pacific 
Islander 

Hispanic Other All 

Riverside 

Owner-Occupied 24.5% 37.1% 36.5% 11.9% 45.3% 39.8% 49.0% 35.0% 

Renter-Occupied 53.7% 64.6% 55.1% 60.2% 55.9% 67.2% 60.2% 68.5% 

All Households  54.5% 55.1% 44.8% 51.9% 53.4% 53.9% 55.3% 52.1% 

Riverside County 

Owner-Occupied 30.8% 38.2% 38.5% 32.5% 36.0% 44.4% 37.5% 33.8% 

Renter-Occupied 53.5% 65.7% 53.8% 66.4% 66.7% 65.6% 56.6% 75.2% 

All Households  37.0% 52.6% 42.7% 50.1% 52.4% 53.5% 45.6% 50.6% 

Source: HUD CHAS 2013-2017 
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Elderly and large households may also be subject 

to disproportionate housing problems, whether it 

is affordability or adequate physical needs (number 

of rooms, complete facilities). Table 4 shows that 

renter elderly and large households experience 

housing problems at greater rates than all house-

holds in the City. Renters in both the City and the 

County experience housing problems at a greater 

rate than owners. However, a larger proportion of 

renter households in the City experience housing 

problems than all the County renter households, 

and vice versa for owner households.  

COST BURDEN 

A household is considered cost burdened if it 

spends more than 30 percent of its income in hous-

ing costs, including utilities. Similar to Any Housing 

Problem trends shown in Table 3, Black, American 

Indian, Hispanic, and non-white Other households 

experience cost burdens at higher rates than White 

households (Table 5). These racial minorities expe-

rience cost burdens at slightly higher rates in both  

the City and the County as compared to White 

households. Also, renters, regardless of race, expe-

rience cost burdens at higher rates than owners in 

both the City and County. 

Riverside elderly and large households as a whole 

also experience cost burdens at slightly lower rates 

than the County, but renters of these groups expe-

rience cost burden at the highest rates. A majority 

of elderly renters in the City and County experience 

a cost burden (Table 6). 

Affordability could be a barrier to housing for per-

sons with disabilities or special needs populations 

who rely on Supplemental Security Income as their 

primary source of income, which ranges from $954 

to $1,776 monthly, depending on their qualifica-

tions. These households may experience cost bur-

den when SSI incomes are not adequate to pay for 

rent and do not increase at rates comparable to rent 

increases. 

The highest concentration of renter- and owner-

households experiencing cost burdens are located 

in the northeastern and north census tracts within 

the City, with the most significant cost burden con-

ditions occurring in the Arlington Heights neighbor-

hood in the southern portion of the City (Figure 18 

and Figure 19). Between 60 and 80 percent of 

renter households in most tracts in these areas ex-

perience housing cost burdens. These census tracts 

also have high minority concentrations (especially 

Hispanic) and low- and moderate-income house-

holds. 

 

 

Table 4 – Housing Issues  - Renters 

   

With 
Housing 
Problem 

Elderly 
Large 
HH 

All Renter Elderly Large HH All Owners All HH 

Riverside 67.1% 79.0% 61.5% 31.0% 44.5% 32.1% 45.5% 

Riverside 
County 

62.9% 74.5% 60.3% 35.2% 45.1% 36.1% 44.6% 

Source: HUD CHAS 2013-2017 
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Table 5 – Cost Burden by Race

 

Table 6 – Cost Burden for Elderly, Large Households 

With Housing 
Problem 

Elderly Large HH 
All 
Renter 

Elderly Large HH 
All 
Own-
ers 

All HH 

Riverside 92.2% 79.2% 83.2% 45.7% 34.0% 38.4% 58.9% 

Riverside County 96.9% 79.2% 83.1% 52.6% 37.8% 47.0% 59.6% 

Source: HUD CHAS 2013-2017 

OVERCROWDING 

Overcrowding is defined as housing units with more 

than one person per room (including dining and liv-

ing rooms but excluding bathrooms and kitchen). 

According to the 2019 five-year ACS estimates, a 

higher percentage of households in Riverside (9.4 

percent) are living in overcrowded conditions than 

the County (6.9 percent). In Riverside, census tracts 

with overcrowded households are concentrated in 

the north and north west of the City that are also ar-

eas of higher concentrations of racial/ethnic minor-

ities, families with children, female-headed house-

holds with children, and LMI households In the In-

land Empire, overcrowded census tracts are con-

centrated north of Riverside, especially in San Ber-

nardino. 

 

 

 

 

 

 

 

 

 

 

 

 

  

Cost Burden 
>30% 

White Black Asian Am Ind 
Pacific 

Islander 
Hispanic Other All 

Riverside 

Owner-Occupied 12.5% 17.5% 22.3% 6.2% 0.0% 16.2% 33.3% 14.9% 

Renter-Occupied 54.6% 102.6% 95.5% 86.3% 72.2% 72.0% 91.7% 70.7% 

All Households 23.4% 63.0% 46.0% 65.9% 50.0% 38.0% 62.9% 33.8% 

Riverside County 

Owner-Occupied 20.6% 27.6% 28.4% 27.1% 16.8% 26.9% 26.0% 23.3% 

Renter-Occupied 60.4% 88.3% 65.0% 100.0% 89.0% 74.0% 64.9% 69.4% 

All Households 28.6% 53.5% 36.4% 56.0% 49.2% 42.7% 39.7% 35.5% 

Source: HUD CHAS 2013-2017 
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Figure 21 – Overpayment by Renters   
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Figure 22: Overpayment by Owners  
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Figure D-23: Overcrowded Households in Riverside   
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Figure 24 – Overcrowded Housing Conditions– Region   
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DISPLACEMENT RISK 

HCD defines sensitive communities as “communi-

ties [that] currently have populations vulnerable to 

displacement in the event of increased develop-

ment or drastic shifts in housing cost.” The following 

characteristics define a vulnerable community: 

• The share of very low-income residents is 

above 20%; and 

o The tract meets two of the following 

criteria: 

o Share of renters is above 40%; 

o Share of people of color is above 50%; 

o Share of very low-income households 

(50% AMI or below) that are severely 

rent burdened households is above the 

county median; 

o The community or areas in close prox-

imity have been experiencing displace-

ment pressures (percent change in 

rent above County median for rent in-

creases); or 

o Difference between Census tract me-

dian rent and median rent for sur-

rounding Census tracts above median 

for all tracts in the County (rent gap). 

In Riverside, there are a number of census tracts 

identified as vulnerable communities. These com-

munities are generally located along and north of 

the 91 freeway corridor, and are the areas that 

meet some or most of the criteria above, especially 

the percentage of people of color. This is generally 

consistent with the historical development patterns 

of the city, which begin with its establishment in the 

Mile Square (now Downtown) area and outlying vil-

lages, including Casa Blanca and Arlington. These 

were originally isolated communities developed 

around citrus packinghouses and railroad depots 

established concurrently with the growth of the 

City’s citriculture industry at the turn of the 20th 

Century.  

Over the following decades, as postwar suburban 

development—facilitated in part by the construc-

tion of what is now known as the 91 freeway—sub-

sumed much of the City’s citrus industry, the City 

simultaneously grew its borders and its population. 

Communities closest to the major rail and roadway 

transportation corridors (i.e., Magnolia and Arling-

ton Avenues) grew rapidly. Federal policies that pri-

oritized and subsidized racially homogeneous sub-

urban development, at the direct expense of more 

diverse, established urban neighborhoods, were a 

contributing factor to this pattern.  

In the latter parts of the 20th Century, regional pop-

ulation growth pressure and the predominant con-

vention of suburban expansion facilitated the devel-

opment of outlying tract housing developments in 

the western and southeastern edges of the City. 

These areas absorbed a substantial amount of 

white, middle-class homeowners from coastal cities 

who found themselves priced out of single-family 

homeownership in suburban Los Angeles and Or-

ange Counties. This helped to establish the latter-

20th and early-21st century characterization of Riv-

erside and surrounding Inland Empire cities as “bed-

room” communities for a labor force largely tied to 

the coast, despite their long histories as independ-

ent economic centers of the Inland region. 

These historical patterns are generally consistent 

with the distribution of displacement risk in the 

City, particularly as rapidly escalating housing costs 

across the Southern California send higher-earning 

households—and the concomitant speculation in ur-

ban real estate—in search of more affordable offer-

ings further Inland, thereby increasing displace-

ment risk to the established lower-income commu-

nities in Riverside. 
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Figure 25 – Urban Displacement  
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SUMMARY OF FAIR 
HOUSING ISSUES  

FINDINGS FROM THE CITY OF RIVERSIDE’S 

2020 ANALYSIS OF IMPEDIMENTS 

The City of Riverside’s 2020 Analysis of Impedi-

ments to Fair Housing Choice concluded that the is-

sues in Table 7 were impediments to Fair Housing 

Choice in the City, and recommended actions to fix 

these impediments. These recommendations have 

informed some of the Policies, Programs and Ac-

tions contained in Section HE-2 (Housing Policies & 

Programs) and AP-1 (Action Plan) of this Housing 

Element. 

 

Table 7 – Summary of Impediments to Fair Housing Choice – Riverside (2020) 

Fair Housing Issue Actions Needed by the City 

Location of Affordable 
Family Rental Housing 
Developments 

• Identify vacant and non-vacant sites located in the highest and high resource 
neighborhoods 

• Re-zone the most appropriate and suitable sites located in the highest and 
high resource neighborhoods to accommodate multifamily housing develop-
ments. 

• Pursue place-based betterment strategies in the moderate and low resource 
neighborhoods 

Demographics of Pub-
licly Supported Housing 

• In FY 2020-2021, the FHCRC will work with the on-site property managers 
of LIHTC rental housing developments to develop and adopt affirmative mar-
keting procedures 

• If not done in the time frame, will reevaluate the development of the proce-
dures 

Population Diversity 

• In FY 2020-2021, the City will evaluate the contribution that the following 
actions could make toward reducing minority population concentrations and 
poverty:  

• Place-based strategies in the neighborhoods with minority population con-
centrations and high poverty rates 

• Development of affordable family apartment housing in high opportunity 
neighborhoods 

• Development of market rate housing in neighborhoods with minority popula-
tion concentrations 

Housing Discrimination 

• During the five-year period from FY 2020-2021 through FY 2024-2025, the 
City will have the FHCRC provide fair housing services which will include the 
processing of housing discrimination complaints and landlord/tenant counsel-
ing services. Often a landlord/tenant issue has as its basis a housing discrimi-
nation concern. 

• In FY 2020-2021, the FHCRC will develop in cooperation with the Commu-
nity Access Center and Inland Regional Center actions to address the fair 
housing concerns of disabled persons. 

Brokerage Services 

• In FY 2020-2021 to FY 2024-2025, the FHCRC will: 
• Participate in the meetings of IVAR’s Housing Committee 
• Offer to teach the 3-hour Fair Housing course that REALTORS and salesper-

sons must complete when they renew their license every four years 



  

City of Riverside  2021-2029 Housing Element Technical Background Report 6 193

  

Sectio
n

 6
 

A
F

F
H

 A
nalysis 

Fair Housing Issue Actions Needed by the City 

Steering 

• During the five-year period from FY 2020-2021 through FY 2024-2025, the 
FHCRC will provide at the first-time homebuyer workshops 1) examples of 
how to detect “steering” when using the internet to conduct a home search 
process and 2) examples of how to detect loan steering 

• During the five-year period from FY 2020-2021 through FY 2024-2025, the 
FHCRC will provide information on how to detect steering behavior by resi-
dent property managers to renters attending workshops and Town Hall 
meetings 

• In FY 2020-2021, the FHCRC will add a “steering” category to the categories 
of alleged housing discriminatory acts. 

Appraisal Practices 
• In FY 2020-2021 to FY 2024-2025, the FHCRC will describe the appraisal 

process and the contents of an appraisal report at the First Time Homebuyer 
workshops. 

Lending Practices 

• During the five-year period from FY 2020-2021 through FY 2024-2025, the 
FHCRC will provide at first-time home buyer workshops information on debt-
to-income ratios that are acceptable to lenders. Implementation of this rec-
ommended action should result in better prepared borrowers and cause an 
increase in loan approval rates of all loan applicants, regardless of race or eth-
nicity. 

• The FHCRC will annually monitor the disparity in loan denial rates between 
White, Non-Hispanic, and Black borrowers. If the disparity continues, the 
FHCRC will contact lenders to determine the causes of the loan denial dispar-
ities. The FHCRC also will conduct outreach to the Inland Valleys Association 
of REALTORS (IVAR) and Black REALTORS to craft initiatives to improve 
Black homeownership and reduce loan denial rates. 

Property Management 
Practices 

• Continue to offer workshops and seminars to property managers and renters. 
• In FY 2020-2021, the FHCRC will conduct a survey of 10-15 on-site property 

managers or property management companies to determine their familiarity 
with fair housing laws and requirements. 

• In FY 2021-2022, the FHCRC will prepare model written property manage-
ment policies that it will transmit to property management firms. 

Hate Crimes 

• In FY 2020-2021 to FY 2024-2025, the City staff will review the California 
Department of Justice annual hate crime reports to ascertain if an action 
must be taken because of an increase in hate crime events. If an action is 
needed, it will be included in the Consolidated Plan Annual Action Plan. 

Survey of Land Use And 
Zoning Regulations, 
Practices And Proce-
dures 

• Define transitional and supportive housing by referencing the definitions in 
Government Code Sections 65582(f) and (g).  

• Prepare a brochure and additional information promoting the Reasonable Ac-
commodation Procedure. 

• Conduct a survey of multifamily housing developments owned by the City’s 
Housing Authority or financially assisted by the City to ensure management 
policies and practices affirmatively further fair housing. 

• Amend the Zoning Code to define affordable senior housing as being re-
stricted to residents 62 years of age or older. 
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SUMMARY OF ADDITIONAL FAIR HOUSING 

CONCERNS 
According to a report prepared by the FHCRC in 

2021, the current environment has brought certain 

fair housing impediments to new levels. COVID-19 

has completely changed the social, economic, and 

public landscape in Riverside, as is the case around 

the world. Vulnerable communities are facing the 

worst repercussions, including the risk of eviction 

and homelessness as a result of the pandemic. Af-

fordable housing has always been a need in River-

side County, but now the impediments to fair, ac-

cessible housing for all have multiplied. The follow-

ing impediments were identified and connect the 

scarcity of affordable housing in the City of River-

side to increased tension in landlord-tenant rela-

tionships, housing discrimination cases and general 

impediments to fair housing: 

• Tight rental markets lead to little choice for 

tenants, particularly in low-cost housing, 

which means landlords and property man-

agers have less incentive to address repair 

and habitability in their units. 

• Tenants have little leverage when their 

rent increases, and if they are forced out 

due to rising costs, property managers 

have little trouble filling the units with new 

tenants because of high demand.  

• Discrimination in tenant screening is more 

easily disguised when there are a large 

number of applicants and potential tenants 

for the limited pool of available units. 

• Lack of affordable housing diminishes the 

number of units available to persons with 

disabilities and disincentivizes landlords 

taking reasonable accommodation seri-

ously as disabled tenants that rely on SSDI 

are less likely to report ADA violations in 

fear of retaliation and inability to find an-

other affordable unit with fixed incomes. 

• The City of Riverside has many units set 

aside for student housing, which can com-

pete for space with affordable housing and 

leading to month-to-month leases that of-

fer fewer protections against rent in-

creases shortly upon moving into a unit and 

no guarantee that they will be able to stay 

in the unit for the duration of their semes-

ter. 

Also, COVID-19 Related Impediments identified by 

the National Fair Housing Association have been 

identified if they are present in the City of Riverside 

and include: 

• Disproportionate levels of eviction filings 

against persons in protected classes and 

the long-term impacts that will have on 

their rental records and creditworthiness. 

o In the City of Riverside, discrimi-

nation complaints are now subor-

dinate to inquiries about eviction 

notices, lease/rental terms, and 

rental assistance.  

• Failure to accommodate people with disa-

bilities who are at heightened risk of signif-

icant complications if exposed and infected 

with COVID-19 through showing of occu-

pied units and failures to conduct mainte-

nance safely.  

o Discrimination against persons 

with disabilities are now the num-

ber one complaint logged by 

FHCRC’s counselors. As Baby 

Boomers are retiring, downsizing, 

and facing the health issues that 

come with age, multi-family prop-

erties are ill-equipped to comply 

with reasonable accommodation 

requirements. Landlords are also 

finding themselves short on cash 

for needed upgrades as their 

rental income decreases due to 

COVID-19. 

• Disproportionate impact of severe over-

crowding in housing which drives elevated 

COVID-19 transmissions, infections, and 

deaths. 

o Rental rates are at an all-time high 

and the housing market continues 

to boom while those most likely to 

live in overcrowded conditions are 

losing their jobs in the service and 

restaurant industries. 
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o According to data from Redfin, the 

US Census Bureau and HUD, 46 

percent of households in Inland 

Southern California are rent bur-

dened, meaning they spend more 

than 30 percent of their income on 

housing. This is second only to the 

Northern California region in the 

state. 
 

LOCAL DATA AND 
KNOWLEDGE 
The areas of Riverside north of the 91/60/215 free-

way corridors have a pattern of residential over-

crowding and a prevalence of cost burden and over-

payment by renter households. The same areas are 

shown to have concentrations of Hispanic popula-

tions, which make up 52.7 percent of the City’s pop-

ulation. This group tends to have a higher propor-

tion of lower income, which may account for the dis-

proportionate cost burdens in these areas.  

OTHER CONTRIBUTIONS TO 
FAIR HOUSING 
The City has also actively prioritized public infra-

structure in low- and moderate-income areas by fo-

cusing most of its CDBG funds on creating a suita-

ble living environment by investing funds in infra-

structure and public services to improve the physi-

cal environment and residents’ lives in the commu-

nity. These public improvements encourage in-

creased private-market investment in declining or 

deteriorating neighborhoods. Some of the goals 

presented on the City’s website to accomplish with 

CDBG funds include: 

• Improving the safety and livability of neighbor-
hoods; 

• Increasing access to quality public and private 
facilities and services; 

• Reducing the isolation of income groups within 
areas through spatial de-concentration of 
housing opportunities for lower income per-
sons and the revitalization of deteriorating 
neighborhoods; 

• Restoring and preserving properties of special 
historic, architectural, or aesthetic value; and 

• Conservation of energy resources. 
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SITES INVENTORY 
AB 686 requires that jurisdictions identify sites 

throughout the community in a manner that is con-

sistent with its duty to affirmatively further fair 

housing. The site identification requirement in-

volves not only an analysis of site capacity to accom-

modate the RHNA (provided in Appendix A), but 

also whether the identified sites serve the purpose 

of replacing segregated living patterns with truly in-

tegrated and balanced living patterns, transforming 

racially and ethnically concentrated areas of pov-

erty into areas of opportunity. The following analy-

sis serves to demonstrate how the identified Hous-

ing Opportunity Sites address this requirement. 

INTEGRATION AND SEGREGATION: RACE 

AND INCOME 

The city of Riverside has a high concentration of 

population identifying as non-white. Figure 23 

shows the proposed Opportunity Sites throughout 

the City in relation to areas within the City with a 

high percentage of non-white population. The in-

creased housing development are located along the 

City’s established transportation and commercial 

corridors, primarily Magnolia, Arlington and Uni-

versity Avenues and the surrounding areas. Due to 

the historical patterns of urban development in the 

City discussed previously, these areas also happen 

to be coincident with majority minority and lower-

income populations. By contrast, the areas of the 

City demonstrating the highest proportion of both 

white and higher-income residents are primarily lo-

cated in the southeastern portions of the City. 

These areas are constrained by multiple environ-

mental factors as it relates to additional residential 

development, including but not limited to lack of ac-

cess to transportation, exposure to wildfire risk, lim-

itations on development related to proximity to 

March Air Reserve Base, and other factors de-

scribed in TBR-3 (Housing Resources).proposed 

Opportunity Sites the city has identified are pre-

dominantly in these concentration areas, with 82% 

of the housing.  

 

Opportunity Sites parcels located in areas where at 

least 61% percent of the population identifies as 

non-white. This is primarily a function of two major 

factors in Opportunity Site identification: access to 

services and amenities, and environmental con-

straints. A majority of the urban services and amen-

ities necessary to support  

In the City, 24.7 percent of households have one or 

more persons with a disability. Figure 24 shows the 

proposed housing opportunity sites throughout the 

community in relation to areas of population with 

disabilities. Of housing opportunity sites parcels 

identified approximately 66% are located in areas 

where 10%-20% percent of the population identi-

fies as being disabled which is the highest percentile 

range in the city. 
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Figure 26 – Opportunity Sites 
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Figure 27 – Opportunity Sites/Percentage of Population with Disabilities 
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RACIALLY/ETHNICALLY CONCENTRATED 

AREAS OF POVERTY 

The TCAC/HCD approach to calculating ra-

cially/ethnically concentrated areas of poverty 

(R/ECAPs), uses a location quotient for segregation 

and a poverty threshold of 30 percent of the popu-

lation living below the poverty line. In Riverside, 

there are six areas in the City that are identified as 

racially/ethnically concentrated areas of poverty. 

Figure 25 shows that 17% of the housing oppor-

tunity sites parcels that are within these areas. 

ACCESS TO OPPORTUNITY 

Opportunity Indicators TCAC and HCD developed 

the TCAC/HCD Opportunity Maps, a mapping tool 

that identifies areas of higher and lower resources 

to evaluate access to opportunity. Figure 26 shows 

that 3% of the Housing Opportunity Sites are with 

the Highest Resource areas, 8% are in the High Re-

source areas, and 49% are in the Moderate Re-

source areas and 7% are in the Moderate Resource 

(Rapidly Changing) area. A total of 69% of the hous-

ing Opportunity Sites are in the Moderate to High-

est Resource areas. 

Environmental Factors The California Office of En-

vironmental Health Hazard Assessment (OEHHA) 

identifies California communities disproportion-

ately burdened by multiple sources of pollution. 

High-scoring census tracts tend to be more bur-

dened by pollution from multiple sources and are 

most vulnerable to its effects, considering their so-

cioeconomic characteristics and underlying health 

status.  The higher the percentage score, the higher 

the assumed burden. Figure 27 shows that 73% of 

the Housing Opportunity Sites are in the top three 

most burdened categories with scores between 71-

100%. There are 24% of the sites that are within the 

36-70% burden range and 4% that are located in

the least burdened areas of the city with scores in

the 31-35% range. Redeveloping the sites in these

areas would have a positive impact on these neigh-

borhoods through the introduction of new eco-

nomic opportunities; the introduction of new af-

fordable housing options; providing new or refur-

bished infrastructure and public realm improve-

ments; and providing new funding for services and

amenities like schools through payment of develop-

ment impact fees.

Disproportionate Housing Needs Figure 28 shows 

that a majority of the proposed Opportunity Sites 

fall in the areas with the highest concentration of 

the population that are Low- and Moderate-income 

households. Approximately 70% of the Housing Op-

portunity Sites are in the areas identified as having 

more than 50% of the population in the low- or mod-

erate-income range.  
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Figure 28 – Opportunity Sites/TCAC Areas of High Segregation and Poverty
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Figure 29 – Opportunity Sites/TCAC Opportunity Areas 
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Figure 30 – Opportunity Sites/CalEnviroScreen 



  

City of Riverside  2021-2029 Housing Element Technical Background Report 6 203

  

Sectio
n

 6
 

A
F

F
H

 A
nalysis 

Figure 31 – Opportunity Sites/Low-Moderate Income 
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IDENTIFICATION / 
PRIORITIZATION OF 
CONTRIBUTING 
FACTORS 
The following are contributing factors  that have 

been identified based on the fair housing issues pre-

sented in the City’s Analysis of Impediments and the 

analysis in this document that affect fair housing 

choice in Riverside. 

FAIR HOUSING 
ENFORCEMENT 
Based on City staff experience in conducting com-

munity outreach for various planning and commu-

nity development matters, expanded efforts are 

needed as it relates to Fair Housing enforcement. 

Contributing Factors: 

• Lack of a variety of inputs media (e.g., meetings, 
surveys, interviews)  

• Lack of accessibility to draft documents 
• Lack of digital access 
• Lack of resources for fair housing agencies and 

organizations  

RACIALLY AND 
ETHNICALLY 
CONCENTRATED AREAS OF 
POVERTY  
The City has several census tracts that are identi-

fied as RE/CAPs. 

Contributing Factors: 

• Displacement of residents due to economic 

pressures  

• Lack of community revitalization strategies  

• Lack of private investments in specific neigh-

borhoods 

• Location and type of affordable housing 

 

DISPARITIES IN ACCESS TO 
OPPORTUNITY  
There are areas in the City that have disparities in 

access to opportunities. 

Contributing Factors: 

• Access to equitable childcare 

• Access to equitable healthcare 

• The availability, type, frequency, and reliability 

of public transportation  

• Lack of private investments in specific neigh-

borhoods 

• Lack of public investments in specific neighbor-

hoods, including services or amenities 

• Location and type of affordable housing 

• Private discrimination 

DISPARITIES IN ACCESS TO 
OPPORTUNITY FOR 
PERSONS WITH 
DISABILITIES 
Overall, persons with disabilities have issues ac-

cessing resources and opportunities. 

Contributing Factors: 

• Access to publicly supported housing for per-

sons with disabilities (Beyond ADA, or specific 

housing types?)  

• Access to transportation for persons with disa-

bilities  

• Lack of affordable in-home or community-

based supportive services  

• Lack of affordable, accessible housing in range 

of unit sizes  

• Lack of affordable, integrated housing for indi-

viduals who need supportive services  

• Lack of assistance for housing accessibility 

modifications  

• Lack of assistance for transitioning from institu-

tional settings to integrated housing 



  

City of Riverside  2021-2029 Housing Element Technical Background Report 6 205

  

Sectio
n

 6
 

A
F

F
H

 A
nalysis 

DISPROPORTIONATE 
HOUSING NEEDS, 
INCLUDING DISPLACEMENT 
RISKS 
There are many census tracts in the City that are de-

fined as being vulnerable to displacement in the 

event of increased development or drastic shifts in 

housing cost. These census tracts are located along 

and north of the 91 freeway throughout the City. 

Contributing Factors: 

• The availability of affordable units in a range of 

sizes (such as lack of family housing) 

• Displacement of residents due to economic 

pressures 

• Land use and zoning laws 

• Community opposition 

• Lack of public investments in specific neighbor-

hoods, including services or amenities 
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IMPLEMENTATION 
ACTIONS 
 

Actions implement goals and consist of concrete 

steps, timelines and measurable outcomes. Pursu-

ant to Government Code section 8899.50, these ac-

tions should be considered a part of the schedule of 

actions or programs required by Housing Element 

Law and must affirmatively further fair housing. 

Specifically, Government Code section 8899.50 re-

quires “meaningful actions” well beyond combating 

discrimination to overcome patterns of segregation 

and foster inclusive communities. These actions, as 

a whole, must:  

• Address significant disparities in housing needs 

and in access to opportunity;  

• Replace segregated living patterns with truly 

integrated and balanced living patterns;  

• Transform racially and ethnically concentrated 

areas of poverty into areas of opportunity; and  

• Foster and maintain compliance with civil rights 

and fair housing laws. Further, local agencies 

shall not take any action materially inconsistent 

with the obligation to affirmatively further fair 

housing. This requirement should apply to all 

actions in the housing element and the rest of 

the general plan as well as any actions, policies 

or practices outside of the general plan. 

Affirmatively furthering fair housing means “taking 

meaningful actions, in addition to combating dis-

crimination, that overcome patterns of segregation 

and foster inclusive communities.” 

Table 8 below lists the Fair Housing Issues and Con-

tributing Factors that existing in the City of River-

side and outlines the Meaningful Actions to be 

taken. The Meaningful Actions listed in the table re-

late to the actions identified in the Riverside Action 

Plan. 

 

 

 

 

 

 

 

 

 

 

 

 

 

Table 8 -  Fair Housing Issues and Contributing Factors 

Fair Housing Issues Contributing Factors 
Meaningful  

Actions 

Fair Housing Services 
Outreach and Enforcement 

• Lack of a variety of inputs media (e.g., 
meetings, surveys, interviews)  

• Lack of accessibility to draft documents 
• Lack of digital access 

• Lack of resources for fair housing agencies 
and organizations  

HE-3.2 

HE- 3.5 

Housing Mobility 

• The availability of affordable units in a 
range of sizes (such as lack of family hous-
ing) 

• Location and type of affordable housing 
• Private discrimination 

HE-2.3 

HE-3.3 

HE-3.4 

HE-5.4 

HE-6.4 
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Fair Housing Issues Contributing Factors 
Meaningful  

Actions 

Place-Based Strategy to Encour-
age Community Revitalization 

• Lack of public investments in specific
neighborhoods, including services or 
amenities 

• Lack of private investments in specific
neighborhoods

HE-1.5 

HE-4.1 

HE 6-3 

HE-EJ 7.1 

HE-EJ 7.2 

HE-EJ 7.5 

HE-EJ 8.1 

HE-EJ 8.2 

HE-EJ 8.5 

New Housing Choices in Areas of 
High Opportunity 

• Lack of public investments in specific
neighborhoods, including services or 
amenities 

• Lack of private investments in specific
neighborhoods

HE-1.1 

HE-5.1 

HE-5.2 

HE-EJ 7.1 

HE-EJ-7.2 

Housing for Persons with Disabili-
ties 

• Access to publicly supported housing for 
persons with disabilities (Beyond ADA, or
specific housing types?) 

• Access to transportation for persons with 
disabilities 

• Lack of affordable in-home or community-
based supportive services 

• Lack of affordable, accessible housing in 
range of unit sizes 

• Lack of affordable, integrated housing for 
individuals who need supportive services 

• Lack of assistance for housing accessibility 
modifications 

• Lack of assistance for transitioning from 
institutional settings to integrated hous-
ing 

 HE-3.3 

Protecting Existing Residents 
from Displacement 

• The availability of affordable units in a 
range of sizes (such as lack of family hous-
ing) 

• Displacement of residents due to eco-
nomic pressures

• Land use and zoning laws
• Community opposition

HE-3.1 

HE-5.3 
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Fair Housing Issues Contributing Factors 
Meaningful  

Actions 

Community Health Strategies 

• Access to equitable childcare 
• Access to equitable healthcare 
• The availability, type, frequency, and relia-

bility of public transportation  
• Lack of private investments in specific 

neighborhoods 
• Lack of public investments in specific 

neighborhoods, including services or 
amenities 

• Location and type of affordable housing 
• Private discrimination 

 Actions:  

HE-1.5 

HE-4.1 

HE-6.3 

HE-EJ 7.1 

HE-EJ 7.2 

HE-EJ 8.1 

HE-EJ 8.2 

 

Environmental Equity Strategies 

• Lack of puplic improvements 
• Concentration of Environmental  Haz-

ards due to Industrial Uses 

• Lack of basic services and inclusion in 
food deserts   

Actions: 

HE-EJ 8.1 

HE-EJ 8.2 
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