
HOUSING ELEMENT
GENERAL PLAN 2021-2029

H O R S E T O W N  U S A

CITY OF
NORCO



 City of Norco 
General Plan 

2021-2029 Housing Element 
ii 

 

 

[This page intentionally left blank] 

  



 City of Norco 
General Plan 

2021-2029 Housing Element 
iii 

 
 

Norco General Plan  
Housing Element 

2021-2029 
 

 

 

 

 

 

 

 

 

 

October 6, 2022 

Prepared for: 

 City of Norco 
 2870 Clark Avenue 
 Norco, CA 92860 

 

Prepared by: 
 

   
 

 
EPD Solutions, Inc. 

 2 Park Plaza, Suite 1120 
 Irvine, CA 92614 

  



 City of Norco 
General Plan 

2021-2029 Housing Element 
iv 

 

 

[This page intentionally left blank] 

  



 City of Norco 
General Plan 

2021-2029 Housing Element 
v 

Acknowledgements 
 

City Council: 

Kevin Bash, Mayor 
Greg Newton, Mayor Pro Tem 
Katherine Aleman, Council Member 
Robin Grundmeyer, Council Member 
Ted Hoffman, Council Member 

 
Planning Commission: 

Patricia Hedges, Chair 
Danny Azevedo, Vice Chair 
Mark Askey, Commission Member 
Janette DeLap, Commission Member 
Phil Jaffarian, Commission Member 

 
City Manager: 

Andy Okoro 
 
Planning Department: 

Alma Robles, Planning Director 
Joshua Altopp, Senior Planner 
Erika Woods-Diaz 
 

Consultant Team: 

EPD Solutions, Inc. 
Konnie Dobreva, Project Director 
Rafik Albert 
Jeff Alvarez 
Danielle Thayer 
 
Veronica Tam 
 

  



 City of Norco 
General Plan 

2021-2029 Housing Element 
vi 

 

 

[This page intentionally left blank] 

  



 City of Norco 
General Plan 

2021-2029 Housing Element 
vii 

Table of Contents 
1 Introduction ......................................................................................................................................................... 1 

1.1 Purpose of Housing Element ............................................................................................................................ 1 

1.2 State Policy and Authority ............................................................................................................................... 1 

1.3 Consistency with State Planning Law .......................................................................................................... 2 

1.4 Consistency with the Norco General Plan ................................................................................................... 3 

1.5 Public Participation ............................................................................................................................................ 4 

2 Housing Plan ......................................................................................................................................................... 7 

3 Quantified Objectives ..................................................................................................................................... 34 

4 Housing Needs .................................................................................................................................................. 36 

4.1 Population Characteristics ............................................................................................................................. 36 

4.2 Housing Needs Summary ................................................................................................................................ 36 

4.3 Community Profile ........................................................................................................................................... 37 

4.4 Housing Costs ................................................................................................................................................... 45 

4.5 Households with Special Needs ................................................................................................................... 49 

4.6 Housing Needs ................................................................................................................................................... 57 

4.7 Opportunity for Energy Conservation ........................................................................................................ 57 

5 Housing Constraints Analysis ...................................................................................................................... 59 

5.1 Governmental Constraints ............................................................................................................................ 59 

5.2 Provision for a Variety of Housing ................................................................................................................ 71 

5.3 Housing for Persons with Disabilities ......................................................................................................... 81 

5.4 Non-governmental Constraints .................................................................................................................... 83 

6 Housing Resources ........................................................................................................................................... 88 

6.1 Regional Housing Needs Allocation (RHNA) ..........................................................................................88 

6.2 Zoning Appropriate to Accommodate Lower-income Housing ..........................................................88 

6.3 Availability of Sites for Housing .................................................................................................................. 89 

6.4 Financial Resources ......................................................................................................................................... 112 

7 Progress Report ............................................................................................................................................... 116 

8 Definitions ........................................................................................................................................................ 140 

 

Appendices: 
Appendix A: AB 987 Database 
Appendix B: Public Participation 
Appendix C: Affirmatively Furthering Fair Housing 
  



 City of Norco 
General Plan 

2021-2029 Housing Element 
viii 

 

 

 

[This page intentionally left blank] 

  



 City of Norco 
General Plan 

2021-2029 Housing Element 
ix 

List of Tables 
 

Table 3-1: Quantified Objectives ................................................................................................................................ 34 

Table 4-1: Housing Assistance Needs of Income Groups by Tenure ................................................................. 36 

Table 4-2: Population by Age ....................................................................................................................................... 38 

Table 4-3: Race and Ethnicity ...................................................................................................................................... 38 

Table 4-4: Household Types ....................................................................................................................................... 40 

Table 4-5: Household Size by Tenure ....................................................................................................................... 40 

Table 4-6: Households and Family Income .............................................................................................................. 41 

Table 4-7: Cost Burden Housing Units by Tenure ................................................................................................ 42 

Table 4-8: Cost Burden by Income Level ................................................................................................................. 42 

Table 4-9: Housing Type .............................................................................................................................................. 43 

Table 4-10: Age of Housing Stock .............................................................................................................................. 44 

Table 4-11: Housing Prices ........................................................................................................................................... 46 

Table 4-12: Owner Occupied Housing Expenses .................................................................................................. 46 

Table 4-13: Riverside County Fair Market Rents ...................................................................................................47 

Table 4-14: Housing Affordability by Tenure ......................................................................................................... 48 

Table 4-15: Housing Affordability by Income Group for Riverside County ................................................... 48 

Table 4-16: Housing Assistance Needs of Lower-income Renter and Owner Households ....................... 50 

Table 4-17: Persons with Disabilities ......................................................................................................................... 51 

Table 4-18: Persons with Developmental Disabilities .......................................................................................... 52 

Table 4-19: Large Households by Tenure .................................................................................................................. 53 

Table 4-20: Female Headed Households .................................................................................................................. 54 

Table 4-21: Affordable Senior Housing Units ......................................................................................................... 56 

Table 5-1: Residential Land Uses Zones ................................................................................................................... 60 

Table 5-2: HDO Objective Development Standards Summary ........................................................................... 63 

Table 5-3: Summary of Residential Zoning Regulations ..................................................................................... 65 

Table 5-4: C-G Development Standard Summary .................................................................................................. 67 

Table 5-5: Residential Parking Requirements ........................................................................................................ 68 

Table 5-6: Planning Department Fees, 2020-21 ....................................................................................................... 76 

Table 5-7: Development Impact Fees ......................................................................................................................... 77 

Table 5-8: County/Regional Development Impact Fees ....................................................................................... 78 

Table 5-9: Development Fees for a Typical Unit ..................................................................................................... 78 

Table 5-10 Disposition of Conventional Home Purchase Loan Applications, 2019 ...................................... 87 

Table 6-1: Regional Housing Needs Allocation 2021-2029 ..................................................................................88 



 City of Norco 
General Plan 

2021-2029 Housing Element 
x 

Table 6-2: Site 1 – Hamner Avenue and Fourth Street ......................................................................................... 98 

Table 6-3: Site 2 – Town & Country Drive ............................................................................................................ 101 

Table 6-4: Site 3 – Second and River 1 ..................................................................................................................... 104 

Table 6-5: Site 4 – Second and River 2 .................................................................................................................... 107 

Table 6-6: Residential Unit Capacity on HDO Zoned Sites .............................................................................. 110 

Table 6-7: ADU Development History ...................................................................................................................... 111 

 

List of Figures 
 

Figure 4-1 Historical and Projected Population Growth ...................................................................................... 37 

Figure 4-2 Employment by Industry in Years 2015-2019 ...................................................................................... 39 

Figure 5-1 Zoning Map .................................................................................................................................................. 61 

Figure 6-1 Available Development Sites ................................................................................................................... 90 

Figure 6-2: Sites 1 & 2 .................................................................................................................................................... 93 

Figure 6-3 Sites 3 & 4 .................................................................................................................................................... 95 



   City of Norco 
  General Plan 
 

2021-2029 Housing Element  
1 

 

1 Introduction 
 
The Housing Element is an important tool for the City of Norco. It identifies the housing needs of the City 
in context of its western Riverside County and Southern California metropolitan location, as well as 
recommends ways to meet these housing needs while balancing other community objectives and available 
resources. Norco was incorporated to preserve an animal-keeping/small-plot agricultural lifestyle. Hence, 
maintaining residential lots that would accommodate and encourage animal keeping and agriculture at a 
family scale is of the upmost importance to the City. The preservation of large residential lots allows Norco 
residents to enjoy a small plot of agriculture and animal keeping. 

The goal of preserving an animal-keeping/small-plot agricultural lifestyle by its nature modifies the 
different varieties and types of housing units normally available to a city in an urban setting. The intent of 
the goal is to protect this unique lifestyle from development pressures and land use incompatibility issues 
that generally come with an increase in land use intensity on adjacent lots. It is not the intent of the 
Housing Element or the City General Plan to preclude any citizen an opportunity to live in the community. 
The goals and policies of the Housing Element are designed to work in conjunction with the Land Use 
Element to achieve an overall housing goal of providing housing opportunities for all citizens at all income 
levels.  

It is important that City policies and requirements be established and maintained such that animal-
keeping and agricultural land uses remain in perpetuity for all new residents to the City. It is the City’s 
responsibility to protect and maintain these important values. The City has an overall goal of maintaining 
an animal-keeping/small-plot agricultural lifestyle, which is expressed in the City’s General Plan Land Use 
Element and throughout each Element of the General Plan. The Housing Element balances the need to 
accommodate affordable housing with the City’s overall goal of maintaining the already established 
animal-keeping/small-plot agricultural lifestyle.  

1.1 Purpose of Housing Element 
 
The purpose of the Housing Element as part of the Norco General Plan is to ensure the City establishes 
policies, procedures and incentives in its land use planning and redevelopment activities that will result in 
the maintenance and expansion of the housing supply to adequately accommodate households currently 
living and expected to live in Norco. It institutes policies that will guide City decision-making and 
establishes an action program to implement housing goals through 2029.  

1.2 State Policy and Authority 
 
In accordance with State Government Code Section 65580, the legislature has declared that the attainment 
of decent housing and the provision of a suitable living environment to meet the needs of all economic 
segments of the population are of the highest priority. The legislature also recognizes that to meet the 
statewide goal, cooperation between government and the private sector is necessary, and that local and 
State governments have a responsibility to utilize the powers vested in them to facilitate the development 
and improvement of housing.  
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1.3 Consistency with State Planning Law 
 
The Housing Element is one of the seven mandatory elements of the General Plan. State law requires 
inclusion of a Housing Element in the General Plan in recognition of the role that land use planning plays 
in the production of affordable housing. The Housing Element will guide City decision-making through an 
action program including policies, procedures, and incentives for maintaining and expanding the housing 
supply in the city of Norco for all income groups. The Housing Element considered the other required 
elements of the General Plan as well. Updates to the Housing Element and/or other General Plan elements 
will continue to maintain internal consistency between all General Plan elements. Norco’s General Plan 
currently consists of seven Elements: 
 

1. Circulation 
2. Conservation 
3. Housing 
4. Land Use 
5. Noise 
6. Open Space 
7. Safety 

The California Legislature has declared that a decent home and suitable living environment for every 
resident is the primary housing goal for the state. Specifically, Section 65580 of the California Government 
Codes sets for the Legislature’s findings as follow: 
 

a. The availability of housing is of vital statewide importance, and the early attainment of decent 
housing and a suitable living environment for every Californian, including farmworkers, is a 
priority of the highest order. 

b. The early attainment of this goal requires the cooperative participation of government and the 
private sector in an effort to expand housing opportunities and accommodate the housing 
needs of Californians of all economic levels. 

c. The provision of housing affordable to low- and moderate-income households requires the 
cooperation of all levels of government. 

d. Local and State governments have a responsibility to use the powers vested in them to 
facilitate the improvement and development of housing to make adequate provision for 
housing needs of all segments of the community. 

e. The Legislature recognizes that in carrying out this responsibility, each local government also 
has the responsibility to consider economic, environmental, and fiscal factors and community 
goals set forth in the General Plan and to cooperate with other local governments and the State 
in addressing regional housing needs.  

Section 65581 of the California Government Code reflects the legislative intent for mandating that each 
city and county prepare a Housing Element: 
 

a. To assure that counties and cities recognize their responsibilities in contributing to the 
attainment of State housing goals. 

b. To assure that counties and cities prepare and implement housing elements that, along with 
federal and State programs, would move toward attainment of State housing goals.  
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c. To recognize that each locality is best capable of determining what efforts are required by it 
to contribute to the attainment of the State housing goal, provided such a determination is 
compatible with the State housing goal and regional housing needs.  

d. To ensure that each local government cooperates with other local governments in order to 
address regional housing needs. 

In order to achieve these ends, the California Government Code makes certain provisions of the Housing 
Element mandatory. These provisions include: 
 

1. Identification and analysis of existing and projected housing needs, resources, and constraints. 
2. A statement of goals, policies, quantified objective, and scheduled programs for preservation, 

improvement, and development of housing. 
3. Identification of adequate sites for housing. 
4. Adequate provisions for existing and projected needs of all economic segments of the 

community. 

Specific requirements for data collection and analysis necessary to prepare the Housing Element are set 
forth in Government Code Section 65583 and are discussed later in this document. The Government Code 
also requires that each draft of the Housing Element be reviewed by the California Department of Housing 
and Community Development (HCD) and that the Department’s findings be incorporated prior to 
adoption, or that specified findings be made in response to the Department’s comments.  

As a mandatory component of the General Plan, the Housing Element should be reviewed on an annual 
basis in order to monitor progress in implementation of the programs identified to meet the housing needs 
of the community. However, the Housing Element must be revised every eight years as indicated State 
statute.  

1.4 Consistency with the Norco General Plan 
 
The Housing Element is one of seven elements of the Norco General Plan. The goals, policies, standards 
and proposals within this element relate directly to, and are consistent with all other elements. The City’s 
Housing Element identifies programs and resources required for the preservation, improvement and 
development of housing to meet the existing and projected needs of its population. Through the regulation 
of the amount and variety of open space and recreation areas, acceptable noise levels in residential areas, 
and programs to provide for the safety of the residents, policies contained in General Plan elements directly 
affect the quality of life for all Norco citizens.  

The Housing Element is affected by development policies contained in the Land Use Element, which 
establishes the location, type, intensity, and distribution of land uses throughout the City, and defines the 
land use build-out potential. For example, the acreage designated for commercial and office uses creates 
opportunities for various income groups. The presence and potential for jobs affects the current and future 
demand for housing at the various income levels in the city.  

The Circulation Element of the General Plan also affects the implementation of the Housing Element. The 
Circulation Element establishes policies for a balanced circulation system in the city. The element also 
provides policies for essential infrastructure to all developed housing units along with mitigating the effect 
of growth in the city. 

The Housing Element has been reviewed for consistency with the City’s other General Plan elements, and 
the policies and programs in this Element are consistent with the policy direction contained in other parts 



 City of Norco 
General Plan 

2021-2029 Housing Element 
4 

of the General Plan. As portions of the General Plan are amended in the future, the Housing Element will 
be reviewed to ensure internal consistency is maintained. 

Per Government Code Section 65302(g), the General Plan Safety Element is also being reviewed and 
updated concurrently with this Housing Element. 

1.5 Public Participation 
 
California Government Code requires that local governments make a diligent effort to achieve public 
participation from all economic segments of the community in the development of the Housing Element. 
In the preparation of the Housing Element Update, a number of organizations and agencies that provide 
housing, or housing related services, were contacted. Stakeholder groups that have been identified as 
influential to the development of housing and the provision of services in the community include, but are 
not limited to: 
 
• Abode Communities  
• Affirmed Housing Group 
• Building Industry Association of Southern 

California – Riverside County Chapter 
• California Housing Partnership Corp. 
• Coachella Valley Housing Coalition 
• Community Food Pantry of Murrieta 
• Corona-Norco Unified School District 
• Fair Housing Council of Riverside County 
• Housing and Homeless Coalition for Riverside 

County 
• Inland Gateway Association of Realtors 
• Inland Regional Center 
• Jamboree Housing Corporation 

• National Community Renaissance (CORE) 
• Neighborhood Housing Services of the Inland 

Empire  
• Norco Horseman Association 
• Norco Senior Center 
• Riverside County of Economic Development 

Agency 
• Riverside County Housing Authority 
• Riverside County Office of Aging 
• Safe Alternatives for Everyone 
• Salvation Army 
• Southern California Association of Non-Profit 

Housing 
• U.S. Department of Veterans Affairs 

 

The City established a custom Housing Element Update webpage, which included general information on 
Housing Elements, scheduled workshops and meetings, draft documents, and contact information for 
outreach. 

The City held a virtual public workshop and a Planning Commission study session prior to the submittal 
of the Draft Housing Element to HCD for review. The virtual public workshop was conducted via Zoom 
on March 25, 2021, with options for online viewing and calling in via telephone. This workshop was 
intended to provide stakeholders, elected officials, and the public with general information regarding the 
Housing Element (i.e., contents, process, and information on the RHNA). Additionally, information 
regarding participation for the entire Housing Element and environmental review process was provided 
during the meeting.  

Noticing was conducted via a postcard mailed to all addresses within the city and to the list of stakeholders 
above (approximately 9,400 postcards distributed); with postcards posted for public viewing at City Hall 
and other public facilities serving youth, adults, and seniors; on the Housing Element Update website; on 
the City’s website news page; through a news item in the City’s digital newsletter; on the City’s mobile 
app; with messages on an electronic message board at a City gateway; and through the City’s social media 
accounts (Facebook and Twitter). The range and extent of noticing ensured inclusion of all economic 
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segments of the community, broad awareness of the workshop, and the means available to provide 
comments, which included email, postal mail, and telephone in addition to workshop attendance. Diligent 
efforts were conducted to reach all economic segments of the population, including households without 
internet access; this was accomplished through widespread notifications using a range of digital and non-
digital media. Informational materials for the workshop are presented in Appendix B. 

Meetings were held outside of work hours, during evenings, to facilitate participation from all economic 
segments of the community. Meetings were recorded and posted on the City website for those who were 
unable to participate and wanted to watch the meetings at a later time. Approximately 30 individuals 
attended the meeting. Spanish and Tagalog speakers were available to serve as language interpreters during 
the call. During the virtual public workshop held on March 25, 2021, the public was able to provide 
questions and comments regarding the housing element process, as well as general information to consider 
while developing the analysis and policies for the housing element. A poll conducted during the meeting 
revealed that 69 percent of attendees felt Norco has enough housing to meet the needs of its residents and 
63 percent of residents felt that housing in Norco is affordable.  

The following were the major categories of comments received during the virtual public workshop, and a 
description of how they are incorporated into this document: 

Public Comments Incorporation into Housing Element 
Numerous commenters requested that the City’s 
RHNA be met through accessory dwelling units  

The City has adopted an ADU ordinance , which 
was reviewed by HCD. Continued application of 
the ADU ordinance is planned throughout the 
Housing Element planning period and is included 
as Action 2.3. 

Two commenters focused on the desire to preserve 
animal-keeping as an element of the City’s 
character 

Policy 1.1 references the City’s desire to retain 
animal-keeping and small-plot agriculture. More 
expansive policies in this regard are included in the 
Land Use Element and are unaffected by this 
Housing Element update. 

Several commenters inquired about the City’s 
approach to meeting the RHNA requirement 

The City’s approach to RHNA compliance 
includes ensuring adequate sites are available for 
residential development, including by-right 
multifamily development in certain cases, and 
programs and actions to remove or reduce 
constraints on the development of housing (Goal 
2) preserve and improve the City’s existing 
housing stock (Goal 3). 

 

The Planning Commission study session was conducted in conjunction with the regularly scheduled 
meeting on April 14, 2021. A hybrid meeting was conducted, with approximately 20 members of the public 
in attendance and the meeting streamed live online, with questions and comment taken by phone. A 
Spanish language interpreter was available during the study session. No comments were received at this 
meeting. This study session was noticed to attendees at the March 25 workshop and posted on the 
Housing Element Update website as well as on the City’s website news page, the City’s mobile app, and 
through the City’s social media accounts. The study session was also included in the Planning Commission 
meeting agenda released in accordance with City policy and the Ralph M. Brown Act. 
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On June 17th, 2021, the City submitted their Draft Housing Element to HCD for their 60-day review. The 
Draft Housing Element was made available online and at City Hall for public review and comment on June 
20, concurrent with HCD’s 60-day review. Noticing of the document release was via email to the above list 
of stakeholders and posted on the Housing Element Update website as well as on the City’s website news 
page, the City’s mobile app, and through the City’s social media accounts.  

A joint Planning Commission/City Council study session was held on July 21, 2021 to review and discuss 
the Housing Element. The meeting was held in person, with questions and comments also taken by phone. 
A Spanish language interpreter was available during the study session. This study session was noticed in 
conjunction with release of the Draft Housing Element, including a posting on the Housing Element 
Update website as well as on the City’s website news page, the City’s mobile app, and through the City’s 
social media accounts. The study session was also included in the joint Planning Commission/City Council 
meeting agenda released in accordance with City policy and the Ralph M. Brown Act. 

On July 28th, 2021, the City received preliminary comments from HCD regarding their Draft Housing 
Element submittal. The City revised the Draft Housing Element to address HCD’s preliminary comments 
and resubmitted the revised draft on August 3rd for final review. The HCD’s official comment letter was 
received August 16th identifying additional comments to be addressed prior to certification. The City 
revised the Draft Housing Element accordingly. 

The City held a hearing with the Planning Commission on September 8th, 2021 to review the final Draft 
Housing Element and accompanying environmental document. At that time the Planning Commission 
recommended the Housing Element be presented to City Council on October 6th, 2021. The City Council 
considered and adopted the Housing Element and accompanying environmental document during the 
October 6th session. These meetings were noticed and open for public comment on the final Draft Housing 
Element. Additionally, during the environmental review process conducted for the Housing Element, the 
City issued a Notice of Intent, which was posted on the City website, in the Riverside Press-Enterprise 
newspaper, and sent to a City agencies list, which included agencies of surrounding jurisdictions. The 
document was circulated from August 15th until September 15th. Two comments were received and 
addressed in the final environmental document. Additionally, a stakeholder meeting was held on 
September 27th at 4 p.m. via Zoom for open discussion to provide an opportunity to comment on  and ask 
questions about the Housing Element before it was presented to the City Council. The meeting was 
notified via mail to the stakeholder list but was not attended and no comments were provided.  The public 
was able to comment via email or letter addressed to City hall. Comments from the public and Planning 
Commission were considered by City and included in the environmental document and Draft Housing 
Element as appropriate prior to adoption by City Council.  

After adoption, the Final Housing Element was sent to HDC for final State certification. On August 
16, 2022, the State Department of Housing and Community Development issued confirmation that 
the Housing Element was found to be in compliance with State law on September 20, 2022.  
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2 Housing Plan 
 
Several changes to State law have been made since the latest revision of the City’s Housing Element that 
have been incorporated into various land use policies, zoning provisions, and development regulations as 
identified in the following text. Key legislation that has been incorporated include the following. 

• Density Bonus Law: The most recent changes to California density bonus law went into effect in 
January 2020. Because of this, Norco must review its regulations to ensure continued compliance 
with State law. 

• Accessory Dwelling Units: Recent legislation (e.g., SB 13, AB 68, AB 881, AB 587, and AB 671) 
require amendments to ADU provisions to comply with the recent changes to State law. On April 
21, 2021, the City adopted an ADU ordinance to comply with these regulations.  

• Emergency Shelters: Recent legislation (AB 101 and AB 139) require revisions to local zoning 
regulations regarding the provision of Low Barrier Navigation Centers (LBNC) and emergency 
shelters. Specifically, AB 139 requires the assessment of shelter needs be based on the most recent 
Point-in-Time Count and the parking standards for shelters be based on staffing levels.  

• Transitional and Supportive Housing: Recent changes to State law under AB 2162 and AB 2988 
require supportive housing to be permitted by-right where multi-family and mixed uses are 
permitted.  

The Housing Plan includes goals, policies, and programs with actions and objectives related to housing, 
which are presented in this section. The policies are established to guide the development and preservation 
of a balanced inventory of housing to meet the needs of present and future residents of the City. While the 
City has a goal of preserving an animal-keeping/small-plot agricultural lifestyle, the City also strives to 
ensure that all residents have decent, safe, sanitary, and affordable housing regardless of income. This 
section includes goals that are intended to help accommodate and facilitate the development and 
maintenance of affordable housing. The specific goals, policies, and actions detailed in this section provide 
the framework for the City’s overall housing program. Specific policies included in this section are 
intended to provide a wide variety of programs and tools to implement the City’s General Plan goals, as 
well as address impediments related to Affirmatively Furthering Fair Housing. Actual programs will be 
implemented at the discretion of the City in order to meet established objectives. 

Goal 1: Promote and maintain the City’s small-plot agricultural and animal-keeping lifestyle while 
ensuring that all residents have decent, safe, sanitary, and affordable housing regardless of income. 

 

Policy 1.1: Animal-Keeping Policy: Housing programs and subsequent projects and regulations 
will be evaluated on the basis of protecting and enhancing an animal-keeping and 
small-plot agricultural lifestyle 

 
Policy 1.2: 

 
Public Service Policy: Ensure that the level of public services to residential areas of 
the City is based on anticipated population projections with the goal of protecting the 
environment. 

Programs: 

Action 1.1 Public Services Program. To encourage the expansion of existing public services and 
to ensure that all residential development is adequately served, all new residential 
construction shall include the necessary infrastructure to provide services concurrent 
with City standards, including a lateral connection to the City’s sewer system for each 
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single lot that is developed with a home. Additionally, any residential units not 
currently hooked up to the sewer system shall be required to install a lateral sewer line 
connection to the system upon sale of the property in question, where a sewer main 
exists near the property. 
 
Responsible Agency: Planning Department 
Timeframe: Ongoing, 2021-2029 
Possible Funding Source: General Fund 
Objectives: 

• Connection to all residential properties to the City sewer system, with the eventual 
elimination of all septic systems. 
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Goal 2: Remove or reduce constraints on the development of housing. 
 

Policy 2.1: 
 
 
 

Remove or mitigate constraints to the maintenance, improvement, and development of 
affordable housing as is feasible and in conjunction with the Land Use Element of the 
General Plan, and the goals of the community. 

Policy 2.2: Ensure that the water and sewer providers are aware of the City’s intentions for 
residential development throughout the City and State law for prioritizing services for 
affordable housing. 

 
Policy 2.3: 

 
Provide developer incentives, such as a density bonus or flexibility in development 
standards, to facilitate the development of quality housing that is affordable to lower- 
and moderate-income households. 

 
Policy 2.4: 

 
Periodically review and revise the City’s development standards, if necessary, to 
facilitate quality housing that is affordable to all income levels. 

 
Policy 2.5: 

 
When feasible, consider reducing, subsidizing, or deferring development fees and 
offering faster permitting time periods to facilitate the provision of affordable housing. 

 
Policy 2.6: 

 
Support innovative public, private, and non-profit partnership efforts for the 
development of affordable housing. 

 

Programs: 

Action 2.1 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Elimination of Affordable and Special Needs Housing Development Standard 
Constraints (New Housing Choices and Affordability in Areas of Opportunity). 
City staff will specifically review the development standards for the residential zones 
to identify standards that may constrain the development of affordable housing and 
housing for special groups such as disabled individuals. The City of Norco is flexible 
and is committed to working with developers to build affordable units, which may 
require modifications to constraining standards, such as unit density, building height, 
preservation of animal-keeping areas and lot coverage, as well as the minimum 
requirements for onsite parking (Action Item 2.6 provides a program for revising the 
R3 development parking standards). The City will review any standards identified in 
Chapter 5 of the Housing Element as a constraint and alter them as necessary to ensure 
that affordable housing can be developed.  
 
The City will solicit input from developers and special needs and affordable housing 
community organizations to identify ways that standards can be relaxed if 
requirements impeding the development of affordable housing or housing for disabled 
residents. The City will also continue to provide development standard modifications, 
streamlined permit processing for applications related to the creation of affordable 
housing, and when feasible, will offer fee modifications for the project, including 
affordable units that are required to apply for variations to the existing development 
standards. Incentives for extremely-low-income housing will be encouraged to 
prioritize the development of units for this income group. 
 
To facilitate the removal of development constraints and incentivize special needs and 
affordable housing projects, the City will implement the following practices: 
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• The City will meet on an annual basis (by June 30th) with local special needs and affordable 
housing community organizations to strategize ways to eliminate zoning and other 
regulatory barriers to the placement and operation of housing facilities for the homeless and 
special needs populations throughout the City. Organizations invited to participate will 
include groups such as: 

o  Bridge Housing Corporation  
o Catholic Charities 
o Housing Authority of the County of Riverside 
o Habitat for Humanity  
o Jamboree Housing 
o Lutheran Social Services 
o National CORE 
o Neighborhood Partnership Housing Services, Inc. 
o Riverside County Economic Development Agency 
o Riverside Housing Development Corporation 
o Wakeland Housing and Development Corporation 
o California Veterans Assistance Foundation, Inc. 

• Review development standards on an annual basis (between June 30th & December 31st) to 
identify constraints and remove or offset constraints where possible, particularly unit 
density, building height, preservation of animal-keeping areas and lot coverage, as well as the 
minimum requirements for onsite parking. 

• City will update Zoning and Municipal Code annually to remove constraints identified as 
appropriate (if any) during meetings with  local special needs and affordable housing 
community organizations (by December 31st). 

• Develop process for reducing, subsidizing, or deferring development fees and offering faster 
permitting time periods to facilitate the provision of affordable housing (by June 2022). 

• By October 2023, reduce the HDO Objective Design Standards requirement for studios and 
one-bedroom units to provide two (2) parking spaces per unit, to 1.5 parking spaces per unit. 

 
Responsible Agency: Planning Division 
Timeframe: 2021- 2022 
Possible Funding Source: Departmental budget 
Objectives: 

• By October 2023, remove HDO zone parking constraints 
• By October 2029, work with two (2) developers and/or special needs and affordable 

housing community organizations to entitle housing projects with an 
affordable component (preferably affordable to extremely-low income 
households) and/or units accessible for persons with disabilities. 
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Action 2.2 Streamlined Permit Processing. In accordance with SB 35 of 2017, the City shall 
prioritize development processing time of applications for new construction or 
rehabilitation of housing for lower-income, moderate-income, and senior housing. 
Applications for housing development that are appropriate to accommodate 
extremely-low-income households will be given priority over all other income groups. 
 
Responsible Agency: Planning Department 
Timeframe: Ongoing, 2021-2029 
Possible Funding Source: Departmental budget 
Objectives: 

• Provide information about permit streamlining at City Hall, on the City’s website and in 
other public places to increase awareness (by December 2022). 

Action 2.3 Accessory Dwelling Unit Development (New Housing Choices and Affordability 
in Areas of Opportunity). The City recognizes that Accessory Dwelling Units 
(ADUs) provide a unique opportunity to create affordable units in residential areas, 
particularly for elderly residents. Consequently, during prior planning periods, Staff 
reviewed and updated the ADU ordinance to comply with State law and to ensure that 
no constraints exist to the development of ADUs in the City. The State has passed 
multiple bills in recent years to remove constraints to the development ADUs 
(including AB 587, AB 671, AB 68, and SB 13, among others). The City will administer 
its updated ADU ordinance and will promote the ordinance online, at City Hall, 
through their Newsroom notification service, and on social media. The City will make 
available handouts at City Hall and online at the Planning Department website 
describing ADU and JADU regulations and explaining the streamlined review process. 
The City will post links to these documents on its website Newsroom and on social 
media at least quarterly. The City will monitor the number and location of ADUs 
constructed each year to determine the effectiveness of their outreach. 
 
Above and beyond State ADU law, the City will further facilitate the development of 
ADUs by creating an ADU subsidy program to create affordable housing for extremely- 
and low-income households. 
 
The City will take the following actions to facilitate the development of affordable 
housing through the promotion and subsidization of ADUs: 

• Adopt ADU subsidy program by August 2022 and allocate $250,000 in funding from the 
Housing fund  to subsidize up to 10 ADU units to be affordable to low- to extremely-low-
income households in the 6th Cycle . 

• By August 2022, provide educational resources and technical assistance as requested 
regarding ADU development at City Hall, on the City’s website. 

• By October 2022, update City Zoning Code with recent State legislation regarding ADUs 
(including AB 587, AB 671, AB 68, and SB 13). 

• By November 2022, post details regarding updated ADU ordinance in City Newsroom and 
on social media. 

• Update ADU ordinance anytime a State law is adopted or amended. 
• Monitor the number and location of ADUs built on an annual basis. 

 
Responsible Agency: Planning Department 
Timeframe: 2022 
Possible Funding Source: Departmental budget 
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Quantified Objectives: 
• Annually permit and facilitate the construction of 15 ADUs Citywide from October 2021 to 

October 2029 (120 ADUs total by October 2029) 
• Between August 2022 and October 2029, the City will allocate $250,000 to subsidize up to 

10 ADUs to be affordable to low- and extremely low-income households 
 

Action 2.4 Affordable Housing Development Fee Subsidy Program (including housing for 
extremely-low, low, and special needs households) (New Housing Choices and 
Affordability in Areas of Opportunity). The City will check the HUD, HCD, and 
Housing Authority of the County of Riverside websites for new funding opportunities 
to create a fee subsidy program for affordable housing development. When funding 
becomes available, the City shall strategize the establishment of a program to help 
subsidize a portion of the application processing fees for developments in which five 
percent of units are affordable to extremely-low-income households. To be eligible for 
this fee subsidy, the units shall be affordable by affordability covenant (no less than 45 
years for owner-occupied units and not less than 55 years for rental units). As the City 
previously had utilized redevelopment set-aside funds, there is not a permanent 
funding source for this program currently. For the 2021-2029 planning period, the City 
will apply to funding opportunities during application for SB 2 funds (as available). 
The City shall promote the benefits of such a program to the development community 
by posting information on its webpage and creating a handout to be distributed with 
land development applications, once funding is available.  
 
The City will take the following steps to instate the Affordable Housing Development 
Fee Subsidy Program: 

• Annually, the City will check the HUD, HCD, and Housing Authority of the County of 
Riverside websites for new funding opportunities during application for SB 2 funds (as 
available). The City will apply to funding opportunities as they become available.. 

• A City planner would be dedicated to managing the program and would (once funding is 
received): 

o Develop program requirements (with prioritization of funding opportunities for 
units affordable to extremely-low-income households [see Action 4.1]), 

o Create an information pamphlet outlining the details of the program and how to 
obtain funding, 

o Post the informational material to the City website, within City Hall, and 
distribute to the Housing Authority of the County of Riverside for posting,  

o Create a handout to be distributed with development applications, and 
o Review applications as submitted and provide technical assistance as necessary. 

• Develop process for reducing, subsidizing, or deferring development fees and offering faster 
permitting time periods to facilitate the provision of affordable housing (with an emphasis on 
housing for extremely-low-income households) (by June 2022) (see Action 2.1). 

 
Responsible Agency: Planning Department 
Timeframe: Ongoing, 2021-2029 
Possible Funding Source: Departmental budget, additional funding sources needed 
Quantified Objectives: 

• By July 2025 apply for and secure $500,000 in grant funding to instate a Affordable Housing 
Development Fee Subsidy Program. 
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• By October 2029, work with two (2) developers and/or affordable housing community 
organizations to entitle housing projects with an affordable component (preferably 
affordable to extremely-low income households). 

 
Action 2.5 Water and Sewer Providers. In accordance with Government Code Section 65589.7, 

immediately following City Council adoption, the City must deliver a copy of the 2021-
2029 Housing Element to all City departments, other public agencies, or private 
entities that provide water or sewer services to properties within the city of Norco.  
 
Responsible Agency: Planning Department and Engineering Division 
Timeframe: By October 2021 
Possible Funding Source: General Fund 
Objectives: 

• Ensure that water and sewer providers are aware of the City’s intentions for residential 
development. 

 

Action 2.6 R-3 Zone Development Standards. The City will revise its development standards as 
follows for the R-3 zone: maximum lot coverage will be increased from 35 percent to 
60 percent; parking requirements for studio and one-bedroom units will be reduced 
from 2 covered spaces to 1.5 spaces, only one of which must be covered; and the 
minimum unit size for studio and one-bedroom units will be reduced from 750 square 
feet to 500 square feet. 
 
Responsible Agency: Planning Department  
Timeframe: By December 2022 
Possible Funding Source: General Fund 
Objectives: 

• Reduce constraints to development within the R-3 zone by increasing permitted lot coverage, 
reducing parking requirements, and reducing minimum square footages for smaller units. 

 
Action 2.7 Mobile Homes, Temporary Use. The adoption of Zone Code Amendment 2020-05, 

amending Section 18.30.46 of the Zoning Code to streamline the process for 
construction of ADUs, supersedes the provisions of Section 18.30.35 related to 
temporary mobile homes. To avoid internal inconsistencies within the Municipal 
Code, the City will remove Section 18.30.35 from the Zoning Code and encourage use 
of the simplified regulations for ADUs. 
 
Responsible Agency: Planning Department  
Timeframe: By December 2022 
Possible Funding Source: General Fund 
Objectives: 

• Avoid inconsistency in the Zoning Code by removing Section 18.30.35 from the Zoning Code 
and encourage use of streamlined ADU regulations (by December 2022). 
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Action 2.8 Farmworker Housing. The City will update their Zoning Code to comply with 
provisions of the Health and Safety Code Section 1702.15 and 1702.16, which allows 
farmworker housing to be developed within zoning areas that allow agricultural use.  
 
Responsible Agency: Planning Department  
Timeframe: By October 2022 
Possible Funding Source: General Fund 
Objectives: 

• City will update the Zoning Code to include provision of farmworker housing as appropriate 
under Health and Safety Code Section 1702.15 and 1702.16 (by October 2022). 

 
Action 2.9 Group Home Development. The City will update the City Zoning Code to allow 

group homes serving seven or more persons to be conditionally permitted within zones 
that allow residential uses. Additionally, the City will provide objective development 
standards for the conditional provision of group homes serving seven or more persons 
within residential zones. Objective standards will facilitate development of large 
group homes to ensure barrier-free housing choices for persons with disabilities. 
 
Responsible Agency: Planning Department  
Timeframe: By October 2022 
Possible Funding Source: General Fund 
Objectives: 

• City will update Zoning Code to include objective development standards for group homes 
serving seven or more persons. 
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Goal 3: Preserve and improve the City’s existing housing stock. 
 

Policy 3.1: Monitor and enforce building and property maintenance code standards in residential 
neighborhoods.  

 
Policy 3.2: 

 
Seek methods of preserving and enhancing existing neighborhoods within the city 
through capital improvement planning and development programs. 

 
Policy 3.3: 

 
Encourage property owners to maintain and make improvements to their properties 
by taking advantage of programs offered by the City and County.  

 
Policy 3.4: 

 
Assist in the preservation of all units “at risk” of converting from affordable housing to 
market rate. 

 
Policy 3.5: 

 
Encourage energy-efficient design in existing and new residential units and promote 
sustainability upgrades in existing and proposed residential complexes.  

 

Programs: 

Action 3.1 Code Enforcement Program (Place-Based Strategies to Encourage Community 
Revitalization). As the housing stock continues to age, the enforcement of existing 
property maintenance codes is a primary means to preserve housing and the quality of 
neighborhoods. The Code Enforcement Division is responsible for enforcing City 
ordinances affecting property maintenance, building conditions, and other housing 
and neighborhood issues as identified by citizens and inter-department staff.  
 
The City will take the following steps to maintain and improve code enforcement: 

• Continue to conduct inspections on a complaint basis. 
• By December 2022, develop a proactive code enforcement program that targets areas of 

concentrated rehabilitation needs, which will facilitate repairs by owners and will serve to 
mitigate displacement and relocation impacts on residents.  

• By December 2022, develop a proactive enforcement program that targets unpermitted 
ADUs to bring them into compliance and develop incentives for compliance such as fee 
waivers and permit expediting. 

• By June 2023, create an educational campaign to post on the City’s website and host an 
annual workshop educating residents on ADUs, including the permitting process for new 
units and how to bring unpermitted units into compliance. 

 
Responsible Agency: Planning Department, Code Enforcement, and Building Department 
Timeframe: Ongoing, 2021-2029 
Possible Funding Source: Departmental budget 
Objectives: 

•  Beginning 2023, bring two (2) units into compliance from non-compliance per year (14 units 
total by 2029) 

• Annually permit and facilitate the construction of 15 ADUs Citywide from October 2021 to 
October 2029 (120 ADUs total by October 2029l) (see Action 2.3) 
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Action 3.2 Home Rehabilitation Program (Place-Based Strategies to Encourage Community 
Revitalization). To assist with the preservation of older housing units, the former City 
Redevelopment Agency established the Home Rehabilitation Program. This program 
provided funding resources to qualified lower-income homeowners to repair or 
improve their homes. 

The elimination of the City’s Redevelopment Agency during a prior planning period 
resulted in the loss of a direct funding resource for this program. Consequently, for the 
2021-2029 planning period, the City will annually pursue new funding opportunities 
and administer funds as they become available, with the goal of supporting six home 
rehabilitations during the 2021-2029 planning period, at an approximate cost of 
$300,000 (average $50,000 per home). When funding is secured, the City will provide 
information about the program at City Hall, on the City’s website and in other public 
places to increase awareness. A comparable program is currently administered by 
Riverside County Economic Development Agency (EDA). 

The following steps will be taken to instate a City Home Rehabilitation Program: 

• Annually pursue new funding opportunities for Home Rehabilitation Program (funding 
sources will be investigated at the time the City’s SB 2 funding applications are prepared) 
(annually around July). 

• Within one month of receiving funding and creating program, the City will provide 
information at City Hall, on the City’s website, and in other public places to notify residents 
of the program. The City will administer funding on a first-come, first-serve basis to those 
that qualify for the funding resources (low- and extremely low-income households). 

 

Responsible Agency: Planning Department and Building Department 
Timeframe: Ongoing, 2021-2029 
Possible Funding Source: Departmental budget 
Quantified Objectives: 

• Annually, City will secure $300,000 in funding to fund six home rehabilitations (average 
$50,000 per unit) (46 units total by 2029). 

 

Action 3.3 Monitoring and Advertising Affordable Units (Housing Mobility). The City of 
Norco currently has three affordable rental housing complexes, with 166 deed-
restricted units that do not expire until after 2035. To determine how effective the 
City’s housing programs have been in the development and maintenance of affordable 
housing, the City will monitor these affordable units to ensure that the rent payments 
charged are consistent with levels appropriate for the identified income category. The 
City will keep their AB 987 Affordable Housing Database posted on its website and 
will continue to track affordable housing units citywide through the annual 
certification process. In addition, as the City develops additional affordable units, 
these properties will be added to the table and will be monitored annually to ensure 
they meet affordability requirements.  
 
In addition, the City will take the following measures to support residents, specifically 
persons identified as having special needs, in finding existing and future affordable 
units: 
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• Maintain a list of affordable units throughout the City including affordability information 
to ensure property owners are compliant with deed restrictions and to preserve affordable 
units. 

• Create webpage on the City’s website to advertise existing affordable housing in the City, any 
upcoming affordable housing projects, and availability of affordable rentals when they are 
constructed in the City, appoint a City staff member as a contact for landlords to inform of 
existing or future available units (by January 2023).  

• Develop waiting lists for persons with disabilities, through efforts such as coordination with 
regional centers for developmental services, and target those lists to property owners renting 
affordable units (e.g., ADUs) (by January 2023). 

• Develop and maintain a waiting list/contact list of low-income persons seeking affordable 
housing, and target those lists to property owners renting affordable units (e.g., ADUs) (by 
January 2023). 

• Create affirmative marketing strategies for existing and future affordable housing, including 
publishing fair housing information in non-traditional media (such as social media 
platforms - Facebook, Instagram, Twitter, and YouTube, among others) on a quarterly basis. 

 
Responsible Agency: Planning Department 
Timeframe: Ongoing, 2021-2029. Update the AB 987 table on an annual basis. 
Possible Funding Source: Departmental budget 
Quantified Objectives: 

• Maintain all 166 deed-restricted affordable units through 2035 
• By 2029, house 16 persons/households with disabilities through targeted promotion of wait 

lists (2 persons per year) 
• By 2029, house 16 low-income persons/households through targeted promotion of wait lists 

(2 persons per year) 
 

Action 3.4 Housing Financial Assistance Program (Housing Mobility). As a means of further 
leveraging housing assistance, the City will cooperate with the Riverside County 
Economic Development Agency (EDA) and Riverside County Housing Authority to 
promote resident awareness and application for County-run housing assistance 
programs. These programs include: 

• Home Repair Program 
• Senior Home Repair Program 
• Home Weatherization Program 
• First-time Home Buyer Down Payment Assistance Program 
• Mortgage Credit Certificate Program 

 
The County offers a variety of housing assistance programs that can supplement future 
City housing programs as they become available. As the City has little control over how 
the County’s programs are administered the City will be responsible for providing 
information on the City’s website and at City Hall.  
 
The City will take the following measures to support residents, specifically 
Hispanic households, who disproportionately have experienced overcrowding 
and loan denial, in finding financial assistance for home purchase and repair: 
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• By January 2023, assign a City staff member as a County housing program expert who will 
reach out to the County biennially regarding the status of housing programs and financial 
assistance opportunities. 

• By February 2023, increase resident awareness about housing programs offered by the 
County (and City as programs become available) by providing information at City Hall and 
on the City’s website in both English and Spanish (update biennially in February and July). 

• By April 2023, informational flyers or pamphlets will also be posted in public areas with 
predominate Hispanic populations, including Census tracts 466.01, 406.16, and 410.04, and 
updated as information changes. 

 
Responsible Agency: Planning Department 
Timeframe: 2021-2022 
Possible Funding Source: General Fund 
Quantified Objectives: 

• By April 2023, identify and distribute County (and City) housing program information 
online and within four (4) physical locations (City Hall and three public locations within 
Census tracts 466.01, 406.16, and 410.04) 

• By 2029, assist two (2) families in securing mortgage/home buyer assistance funding through 
the County’s financial assistance programs 

• By 2029, assist four (4) families in securing home repair and maintenance funding through 
the County’s financial assistance programs 

 
Action 3.5 Parking Requirements. The City is committed to working with developers to remove 

constraints to the development of affordable housing within the city, and specifically, 
the HDO zone. If a developer demonstrates challenges (financially or physically) in 
meeting the parking standards per the City’s HDO Objective Development Standards, 
the City will work with the developer and consider a reduction in the existing parking 
requirements to allow for a minimum of one parking space per bedroom (or studio) for 
a portion or all of the proposed residential development.  
 
In the case that parking is identified by a developer as a constraint to the development 
of affordable housing in the HDO zone, the City will review development standards on 
an annual basis (between June 30th & December 31st) and work to remove or offset 
constraints where possible within the City’s Municipal Code and Objective 
Development Standards (Action 2.1) for future development projects. 
 
Responsible Agency: Planning Department 
Timeframe: 2021-2022 
Possible Funding Source: General Fund 
Objectives: 
Upon demonstration of challenge in meeting the required parking standards within the HDO zone by 
a developer, the City will work with the developer to remove constraints to development of affordable 
housing and consider a reduction in parking requirements.  

Goal 4: Provide adequate housing in the City for all economic segments of the community. 
 

Policy 4.1: Identify and monitor suitable sites to accommodate the City’s 2021-2029 RHNA 
allocation and encourage the construction of new affordable housing by advertising 
vacant and underdeveloped parcels to developers. 
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Policy 4.2: 

 
Encourage public-/private-sector partnerships and cooperation in developing and 
implementing solutions to affordable housing, and special housing needs. 

 
Policy 4.3: 

 
Seek and federal, state, and local funding to help provide and subsidize low-cost 
housing. 

 
Policy 4.4: 

 
Ensure that environmental, public infrastructure, and traffic constraints are 
adequately addressed with regard to new residential development. 

 
Policy 4.5: 

 
Support innovative public, private, and non-profit partnership efforts for the 
development of affordable housing.  

 
Policy 4.6 

 
Provide developer incentives, such as a density bonus or flexibility in development 
standards, to facilitate the development of quality housing that is affordable to lower- 
and moderate-income households. 

 
Policy 4.7 

 
Encourage residential infill within existing neighborhoods to better utilize existing 
services and utilities and to reduce infrastructure development costs.  

 

Programs: 

Action 4.1 Housing Opportunity Sites. (New Housing Choices and Affordability in Areas of 
Opportunity) The Norco Land Use Element and Zoning Code provide residential 
development opportunities to accommodate the City’s 2021-2029 Regional Housing 
Needs Allocation (RHNA). The HDO zone encourages the development of high-
density residential uses and allows for a mixture of residential and non-residential 
development. The application of the overlay zone allows residential development at 20 
to 30 dwelling units per acre and for development up to 35 dwelling units per acre if a 
City density bonus for equestrian facilities is utilized (not including State density 
bonus available pursuant to State density bonus law, which does not require the 
development of equestrian facility). A density bonus will be awarded to developments 
that provide equestrian facilities on parkland/open space beyond the requirement 
outlined in the City’s zoning code. Per AB 1397, the City has revised the HDO zone 
such that residential development proposed on housing sites reused from the previous 
planning period (for non-vacant sites) or two or more consecutive planning periods 
(for vacant sites) —including at least 20 percent of units affordable to low-income 
households—would be approved by-right, subject to objective development 
standards.  
 
Objective development standards for the HDO zone were developed and adopted by 
first quarter 2022. Objective development standards will reduce uncertainty of 
approval for projects that qualify for ministerial approval within the city and expedite 
the review process and time between application and approval for developers, which 
has been identified as a constraint to the development of affordable multi-family 
housing within the City’s HDO zones. 
 
To encourage the development of residential projects with affordable units, the City 
will meet with landowners to facilitate redevelopment on vacant sites and severely 
underutilized sites within the HDO zone. To further encourage development, the City 
may offer landowners a menu of incentives, including: development fee modifications, 
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fast-track processing, density bonus incentives, reductions in development standards, 
and funding for off-site improvements, as indicated in the Housing Plan. Funding for 
these regulatory and financial incentives will be provided through CDBG funds and 
other funding sources as they become available. The City will also prioritize funding 
for projects that incorporate units for extremely-low-income households. 
 
The City has a formal monitoring program in place to ensure sufficient residential 
capacity to accommodate the identified regional need for lower-income households is 
maintained within the HDO zone. The program provides that, where an approval of a 
development (residential, commercial, or mixed use) on an identified site results in a 
reduction of potential affordable units below residential capacity assumed in Table 6-
6, the City will identify and designate additional sites for rezoning to ensure that no 
net loss occurs. This means that if any one of the identified sites is not developed in 
accordance with the development requirements outlined for the HDO zone, an 
alternate site or sites must be identified and rezoned to maintain the overall affordable 
unit capacity.  
 
To continue progress in facilitating market rate and affordable housing development 
within the HDO zone, the City will implement the following measures: 

• Continue to provide appropriate land use designations and maintain an inventory of suitable 
sites for residential development. On the City’s website, make the vacant and underutilized 
residential sites inventory available to non-profit and for-profit housing developers (Action 
3.3). 

• Annually, the City will hold an open house with landowners and developers to facilitate 
redevelopment on vacant sites and severely underutilized sites within the HDO zone on an 
annual basis (by June 30th) (combined effort with Action 2.1) 

• Annually, the City will measure progress towards total units using the benchmark of 57 units 
per year (454 units/8 years) and adjust subsequent annual unit development goals 
accordingly, increasing efforts and advertisement through additional meetings and developer 
outreach 

 
Responsible Agency: Planning Department 
Timeframe: Revise zoning by 2022. Monitor sites as development is proposed 
Possible Funding Source: Departmental budget 
Quantified Objectives: 

• By 2029, the City will permit the development 454 units on identified 6th cycle housing sites within the 
HDO zone 
 

Action 4.2 HDO Zone Amendment. The Norco Land Use Element and Zoning Code would be 
amended to allow residential development of 20-30 dwelling units per acre by-right 
within 2021-2029 Housing Element Sites 1 and 2 within the Housing Development 
Overlay (HDO) zone. The amendment would apply to sites identified in the two 
previous planning periods and carried over to the 2021-2029 planning period. If any 
one of the identified sites is not developed in accordance with the development 
requirements outlined for the HDO zone, an alternate site or sites must be identified 
and rezoned to maintain the overall affordable unit capacity.  
 
Responsible Agency: Planning Department 
Timeframe: 2021-2023. Monitor sites as development is proposed 
Possible Funding Source: Departmental budget 



 City of Norco 
General Plan 

2021-2029 Housing Element 
21 

Objectives: 
• Amend the City Zoning Code to allow for the residential development of 30 dwelling units per acre by-

right within Sites 1 and 2 the Housing Development Overlay (HDO) zone by-right (by October 2021). 
 

Action 4.3 Lot Consolidation Program. Many parcels in the city are as small as 0.5 acres and in 
some cases are narrow or shallow in size, which constrains the development of 
housing. To encourage the development of residential and mixed-use projects, the City 
will establish a lot consolidation program if needed, which can offer incentives such as 
a reduction in development standards (i.e., lot size, parking, and open-space 
requirements) to merge adjacent lots. The City, budget allowing, may also offer to 
subsidize a portion of development fees to encourage lot consolidation and to promote 
more intense residential and mixed-use development on vacant and underutilized sites 
within the Gateway Specific Plan area. The City will promote the program at City Hall, 
on its website, and will evaluate requests for funding on a case-by-case basis.  
 
Responsible Agency: Planning Department 
Timeframe: 2021-2025 
Possible Funding Source: General Fund 
Objectives: 

• Develop a lot consolidation incentivization program to encourage lot consolidation of smaller parcels 
to accommodate projects including a minimum of 16 units at a density of at least 30 dwelling units per 
acre or higher (by December 2022). 

• Promote the program at City Hall, on its website, and will evaluate requests for funding on a case-by-
case basis (by February 2023). 

 

Action 4.4 Land Use Database. Throughout the City of Norco there are a number of vacant 
parcels ranging in size that provide opportunities for the development of affordable 
and market rate housing. The former City of Norco Redevelopment Agency had 
established an Infill Housing Program to maintain a comprehensive land use database 
identifying parcels and/or structures suitable for residential development and/or 
redevelopment at costs below market rate. In many instances these sites were in 
addition to the sites identified in the Sites Inventory section of the Housing Element. 
As the Redevelopment Agency provided staff and funds to maintain this program, the 
City will continue to monitor funding opportunities to re-establish a similar program 
in the future. In addition, the City will publish the electronic sites inventory on its 
website and update the website with the Housing Element annual progress report.  
 
Responsible Agency: Planning Department 
Timeframe: Ongoing, 2021-2029 
Possible Funding Source: CDGB, General Fund 
Objectives: 

• Seek funding for Infill Housing Program (funding will be sought annually at the time the 
City’s SB 2 funding applications are prepared) (annually around July). 

• Identify potential sites for infill development (once funding is received). 
• Provide information on development opportunities to interested developers online, at City 

Hall and in other public places (once funding is received). 
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Action 4.5 Density Bonus Program. The City will revise the density bonus ordinance, Chapter 
18.65, “Residential Density Bonus Provisions,” in the Municipal Code to reflect updates 
to Section 65915 (codifying AB 1763 [Density Bonus for 100 Percent Affordable 
Housing], SB 1227 [Density Bonus for Student Housing], and AB 2345 [Increase 
Maximum Allowable Density]) of the Government Code. The ordinance is intended to 
facilitate the development of housing for low- and very-low-income households that is 
restricted for a period of no less than 55 years. The City will promote the use of the 
density bonus ordinance in conjunction with potential development sites identified in 
this Housing Element, mixed-use projects, senior housing, and within Specific Plans. 
Information on the ordinance will be provided at City Hall and online at the City’s 
website to promote the application of ordinance for the development of affordable 
units. 
 
Responsible Agency: Planning Department 
Timeframe: December 2022 
Possible Funding Source: Departmental budget 
Objectives: 

• Encourage the development of affordable housing by expanding density bonus provisions to 
match current State regulations (by December 2022). 

• Provide information on development opportunities to interested developers online, at City 
Hall and in other public places (by March 2023).  
 

Action 4.6 First Time Homebuyer Program (Housing Mobility). To provide additional 
assistance for low- and moderate-income households the former Redevelopment 
Agency established the First Time Homebuyer Program. The elimination of the City’s 
Redevelopment Agency in a prior planning period resulted in the loss of a direct 
funding source for this program. Consequently, for the 2021-2029 planning period, the 
City will investigate new funding opportunities annually and administer funds as they 
become available. When, a permanent funding source is identified, the City will 
reinstate the program and provide information at City Hall, on the City’s website, and 
in other public places to increase awareness. A comparable program is currently 
administered by Riverside County Economic Development Agency (EDA) as described 
in Action 3.4. 
 
To reinstate a First Time Homebuyer Program to assist low- and moderate-income 
households in home purchasing, the City will take the following steps: 

• Annually investigate new funding opportunities for First Time Homebuyers Program 
(funding sources will be investigated at the time the City’s SB 2 funding applications are 
prepared) (annually around July). 

• Within one month of receiving funding and creating program, the City will provide 
information at City Hall, on the City’s website, and in other public places to notify residents 
of the program (see Action 3.4). The City will administer funding on a first-come, first-serve 
basis to those that qualify for the funding resources (low- and moderate-income households). 

 
Responsible Agency: Planning Department and other City staff (third party contractor) 
Timeframe: Ongoing, 2021-2029 
Possible Funding Source: CDGB, additional funding sources needed 
Quantified Objectives: 
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• By July 2025 apply for and secure $500,000 in grant funding to reinstate a City First Time 
Homebuyer Program. 

• By December 2028, assistance a minimum of four (4) first time homebuyers with home 
purchases in Norco. 
 

Action 4.7 Affordable Housing Financing Program. The City of Norco recognizes that the 
availability of financing is crucial to the development of affordable housing. To assist 
with the provision of funding and financing, the City will facilitate discussions with 
developers to promote affordable housing development opportunities. The City will 
offer available funds, including HOME and CDBG funds, as well as any awarded grant 
funds, to assist developers with the construction of new single- and multifamily homes 
for sale or rent that are affordable to very-low-, low-, and moderate-income 
households. The City will promote use of the residential density bonus and other 
incentives through public outreach materials such as informational packets and web-
based postings to assist private developers in constructing affordable housing units. 
 
Responsible Agency: Planning Department 
Timeframe: Annually; Ongoing, 2021-2029 
Possible Funding Source: General Fund, CDGB  
Objectives: 

• Conduct a roundtable with potential affordable housing developers annually during the 
planning period (by June, to be completed concurrently with Action 2.1). Discuss potential 
funding and financing available for development of affordable housing. 
 

Action 4.8 Developer Partnership Program. The City shall encourage development of moderate- 
and lower-income household units by private, public, and non-profit developers 
during the planning period. To achieve this, the City will pursue funding, such as HUD 
Section 202/811 loans, HOME funds, and California Housing Finance Agency single-
family and multifamily programs to stimulate private developer and non-profit entity 
efforts in the development and financing of housing for lower- and moderate-income 
households. City will work with developers to support subsidized housing 
development where feasible. The City will also continue to seek additional 
opportunities to work with Habitat for Humanity, and other private or public 
agencies, for the development of low-income housing units, especially through the 
Infill Housing Program (Action 4.4), with specific focus on sites within high-resource 
areas and the HDO zone (high-resource). By facilitating affordable housing within the 
city, housing stock would be diversified to include housing for various income levels, 
where there are currently limited affordable housing options. 

Responsible Agency: Planning Department 
Timeframe: Ongoing, 2021-2029 
Possible Funding Source: CDGB, Departmental budget  
Objectives: 

• Identify two homes, with specific focus on sites within high-resource areas and the HDO zone 
(high-resource), to be assisted through Habitat for Humanity during the planning period. By 
participating in Habitat for Humanity, affordable housing options would be expanded within 
the City and a partnership will be formed which would be carried forward in the future for 
other potential housing projects. Both homes will be identified by January 1, 2025 and 
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Action 4.9 Incentives for Large Multifamily Units (Protecting Existing Residents from 
Displacement). It is crucial that affordable units constructed in the City are available 
for families, as well as other special-needs groups; however, larger units are often more 
costly to develop. The City will prioritize incentives for developers to encourage the 
inclusion of units with three or more bedrooms to accommodate low-income, large-
family households. Incentives may include, but are not limited to, 1) regulatory 
concessions/waivers; 2) fee waivers/financial assistance; 3) streamlined entitlement 
review/approvals; 4) technical assistance for financing/funding of development 
projects. The Planning and Building Departments will develop qualifiers for City 
incentives to develop large family units. Additionally, as funding to assist projects is 
limited, given the elimination of the Redevelopment Agency, the City will pursue other 
funding opportunities to work with developers to incentivize large units. 
 
The City will take the following specific actions to incentivize and facilitate the 
development of large family units: 

• By March 2023, the City will develop qualifiers and incentives to develop housing units with 
three or more bedrooms. 

• By April 2023, the City will encourage development of housing units with three or more 
bedrooms through advertisement on the City’s website about available development 
incentives, and any available funding sources (review and revise as necessary quarterly). 

• Annually pursue new funding opportunities for incentivization of large family units (funding 
sources will be investigated at the time the City’s SB 2 funding applications are prepared) 
(annually around July). 

• Within one month of receiving funding and creating program, the City will provide 
information at City Hall, on the City’s website, and in other public places to notify residents 
of the program. The City will administer funding on a first-come, first-serve basis to those 
that qualify for the funding resources. 

constructed by the end of the planning period (October 15, 2029).  Construction of homes and 
development of partnership would facilitate new housing choices and affordability in high 
opportunity areas. 

• Hold meetings with developers to discuss residential development opportunities in the City. 
By meeting regularly with developers, the City will build relationships with local non-profit 
developers and gain better understanding about potential affordable housing development 
interests and constraints, as well as inform developers of potential opportunities within the 
City. The City will invite non-profit developers to meet annually to discuss potential 
opportunities, the City’s development process, funding, and other information deemed 
beneficial to facilitating affordable housing within the City (by June, to be completed 
concurrently with Action 2.1).  

• The City will pursue available  funding opportunities, such as HUD Section 202/811 loans, 
HOME funds, and California Housing Finance Agency single-family and multifamily 
programs that could stimulate private developer and non-profit entity efforts in the 
development and financing of housing for lower- and moderate-income households within the 
city (funding will be sought annually at the time the City’s SB 2 funding applications are 
prepared) (annually around July). 

• Promote the program at City Hall, on its website, and will evaluate requests for funding on 
a case-by-case basis (when funding becomes available). 
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Responsible Agency: Planning Department 
Timeframe: Ongoing, 2021-2029 
Possible Funding Source: General Fund, CDGB Funds, HOME, additional funding sources 
needed. 
Quantified Objectives: 

• By October 2029, the City will facilitate development 41 affordable units with three or more 
bedrooms to accommodate low-income large-family households, or approximately 18 percent 
of the City’s affordable housing RHNA (41 units/ 230 low- and very low-income units) within 
the HDO zone to meet the anticipated number of large-family households within the City 
over the planning period.  

o The City will facilitate development of 20 affordable 3+ bedroom units by 
December 2025 (half rental). 

o The City will facilitate development of 41 total affordable (21 units between 2025 
and 2029)  3+ bedroom units by October 2029 (half rental). 

 
Action 4.10 Emergency Shelters and Low Barrier Navigation Centers. Low Barrier Navigation 

Centers (AB 101): AB 101 requires cities to allow a Low Barrier Navigation Center 
development by-right in areas zoned for mixed uses and nonresidential zones 
permitting multifamily uses if it meets specified requirements. The Norco Land Use 
Element and Zoning Code would be amended to allow be consistent with AB 101. A 
“Low Barrier Navigation Center” is defined as “a Housing First, low-barrier, service-
enriched shelter focused on moving people into permanent housing that provides 
temporary living facilities while case managers connect individuals experiencing 
homelessness to income, public benefits, health services, shelter, and housing.” Low 
Barrier shelters may include options such as allowing pets, permitting partners to 
share living space, and providing storage for residents’ possessions.  
 
Under AB 139, local governments may include parking requirements for emergency 
shelters specifying that adequate parking must be provided for shelter staff, but overall 
parking requirements for shelters may not exceed the requirements for residential and 
commercial uses in the same zone. The City’s Zoning Ordinance is not currently 
consistent with specific parking requirements for emergency shelters identified in AB 
139. Therefore, an amendment to the City Zoning Ordinance would be made. 
 
Responsible Agency: Planning Department 
Timeframe: 2021-2022 
Possible Funding Source: Departmental budget 
Objectives: 

• Amend the City Zoning Code to allow for the development by-right in areas zoned for mixed 
uses and nonresidential zones permitting multifamily uses if it meets specified requirements 
(by October 2022). 

• Amend the City Zoning Code to remove parking requirements in excess of what is mandated 
under AB 139 for emergency shelter sites (by October 2022). 
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Action 4.11 Supportive Housing. AB 2162 requires supportive housing projects of 50 units or 
fewer to be permitted by-right in zones where multi-family and mixed-use 
developments are permitted, when the development meets certain conditions. The 
City may choose to allow larger supportive housing projects by-right in these zones. 
The bill also prohibits minimum parking requirements for supportive housing within 
½ mile of a public transit stop. The Norco Zoning Ordinance defines transitional and 
supportive housing in accordance with State law and allows them subject to the 
restrictions that apply to other residential dwellings of the same type in the same zone. 
The Zoning Ordinance will be revised to be consistent with AB 2162. 
 
Responsible Agency: Planning Department 
Timeframe: 2021-2022 
Possible Funding Source: Departmental budget 
Objectives: 

• Amend the City Zoning Code to prohibit minimum parking requirements for supportive 
housing within ½ mile of a public transit stop pursuant to AB 2162 (by October 2022). 
 

Action 4.12 Protection of Existing Affordable Housing. City will register through HCD so it is 
aware of any changes to the City’s at-risk units that could be converted to market rate 
during the planning period. Facilitates conservation of City’s existing affordable units. 
Responsible Agency: Planning Department 
Timeframe: 2021-2029 
Possible Funding Source: General Fund 
Objectives: 

• Registration into program by September 2022. 
• Provide annual report to HCD. 
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Goal 5: Provide equal housing opportunities for all residents of the community. 
 

Policy 5.1: Promote equal housing opportunities that do not discriminate against any person due 
to age, race, sex, marital status, ethnic background, income, or any arbitrary factors. 

 
Policy 5.2: 

 
Cooperate with the Fair Housing Council in the enforcement of fair housing laws and 
in the review of violations of applicable federal and State fair housing laws. 

 
Policy 5.3: 

 
Comply with the requirements of the Federal Fair Housing Act and the California Fair 
Employment and Housing Act to provide reasonable accommodation in the zoning 
code and other land use regulations to provide housing for persons with disabilities. 
 

Policy 5.4 Affirmatively further fair housing and promote equal housing opportunities 
for persons of all socioeconomic segments of the community. 

 

Programs: 

Action 5.1 Fair Housing Program (Protecting Existing Residents from Displacement). In 
compliance with California Government Code Sections 8899.50, 65583(c)(5), 
65583(c)(10), 65583.2(a) (AB 686), develop a plan to “affirmatively further fair 
housing” (AFFH). The AFFH plan shall take actions to address significant disparities 
in housing access and needs for all persons regardless of race, color, religion, sex, 
gender, sexual orientation, marital status, national origin, ancestry, familial status, 
source of income, or disability and any other characteristic protected by the California 
Fair Employment and Housing Act (Part 2.8, commencing with Section 12900, of 
Division 3 of Title 2), Government Code Section 65008, and any other state and federal 
fair housing and planning law. The following actions will be implemented to address 
disparities in housing access and needs: 
 

• Strategies to facilitate housing mobility: Action 3.3, Action 3.4, Action 4.6 
• Strategies to expand affordable housing in high opportunity areas: Action 2.1, 

Action 2.3, Action 2.4, Action 4.1, Action 5.2 
• Place-based revitalization strategies: Action 3.1, Action 3.2, Action 5.3 
• Strategies to reduce or prevent displacement risk: Action 4.9  

 
The Fair Housing Council of Riverside County, Inc., implements the policies and 
practices for fair housing in Norco and takes action on any circumstances that affect 
equal housing opportunities. The City refers all inquiries for these services to the Fair 
Housing Council and also maintains literature and informational brochures at City 
Hall that are available for public distribution. The City will also continue to refer 
inquiries to the Fair Housing Council for the provision of fair housing assistance 
including landlord/tenant counseling, homebuyer assistance, and amelioration or 
removal of identified impediments. The City will provide multi-lingual informational 
materials on fair housing practices at a variety of public locations throughout the City. 
The City will continue to participate with the Fair Housing Council of Riverside 
County, Inc. and take actions to fair housing impediments, including posting various 
resources on the City’s website to assist disadvantaged and low-income communities 
such as foreclosure prevention and financial management assistance programs. 
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By disseminating information to the public regarding fair housing practices and 
resources, the City would be able to better meet the needs of its community through 
the support of a third party provider, Fair Housing Council of Riverside County, Inc.,  
since the City does not currently have staff resourced to fair housing enforcement.  
 
Responsible Agency: Planning Department 
Timeframe: Ongoing, 2021-2029 
Possible Funding Source: General Funds, CDBG  
Specific Actions and Quantified Objectives: 

• By December 2022, assign a point person to refer individuals, developers, landlords, and any 
other interested persons to the Fair Housing Council of Riverside County. Promote the 
availability of this service and other fair housing information on the City’s website. 

• By June 2022, include information on fair housing on City website and link to Fair Housing 
Council of Riverside County, Inc.. By December 2022, post foreclosure prevention 
information and financial management information  (Credit.org) on the City’s website on the 
City’s website with links to resources (Fair Housing Council of Riverside County, 
Neighborhood Partnership Housing Services, and Springboard). Continue to refer fair 
housing complaints to the Fair Housing Foundation (annually). 

• By December 2022, reach out to target facilities within census tract 466.01, including the 
Norco College campus, Rehabilitation Center, and Naval Weapons Station, to provide fair 
housing and affordable housing information to residents in this area. Make information 
available within public locations and share on facilities’ social medias/websites as available 
and appropriate. 

o Annually assist 10 households ( by October 2029, assist 80 total households)  
o Number of persons assisted will be tracked through annual independent inquiry 

through the Fair Housing Council of Riverside County and  reporting of the 5-year 
County of Riverside Analysis of Impediments to Fair Housing Choice. 

 
• Annually participate in the Fair Housing Council of Riverside County, Inc. to coordinate 

regional responses to housing discrimination issues (annually). 
• Meet annually with fair housing service providers and enforcement organizations to track 

issues and identify patterns. 
• By December 2023 and 2028, work with the Fair Housing Council of Riverside County, Inc. 

to conduct random testing in Norco (every 5 years) in order to identify housing social 
inequities in the community.  

o Based on findings from the testing, a report will be prepared to identify specific 
actions the City can take to address identified inequities over the 5-year period 
(2023-2028 and 2028-2033). 

o The Fair Housing point person will prepare a 5-year action plan to address 
identified inequities and will be in charge of implementing and tracking them. 

o Inequities would be reevaluated during the following random test (2023 findings 
will be retested in 2028) to determine whether the previously identified inequity was 
effectively addressed or if City actions should be revised and reassessed during the 
next 5-year test. 
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• Encourage landscaping or other buffers between residential and industrial uses, within 
rights-of-way, and underutilized areas for all new City and private projects to promote 
healthy neighborhoods and increase tree coverage to mitigate air pollution . 

o By October 2029, increase Environmental Domain score from a City average of 
0.198 to 0.3 (see Table C-2: Opportunity Map Scores and Categorization (2021) in 
Appendix C) 
 

• Provide additional rental opportunities for non-families through implementation of ADU 
programs and incentivizing affordable multi-family housing (Action 2.3, Action 4.1, and 
Action 4.11) 

o By October 2029, increase the City’s rental inventory by 200 units citywide 
 

Action 5.2 Promoting Housing for Developmentally Disabled Persons Program (New 
Housing Choices and Affordability in Areas of Opportunity). The housing needs of 
persons with disabilities, including persons with developmental disabilities are 
typically not addressed by Title 24 Regulations. The housing needs of persons with 
disabilities, in addition to basic affordability, range from slightly modifying existing 
units to requiring a varying range of supportive housing facilities. To accommodate 
residents with developmental disabilities, the City will seek State and federal monies, 
as funding becomes available, in support of housing construction and rehabilitation 
targeted for persons with disabilities, including developmental disabilities.  
 
Norco will also provide regulatory incentives, such as expedited permit processing and 
fee waivers and deferrals, budget permitting, to projects targeted for persons with 
disabilities, including persons with developmental disabilities. To further facilitate the 
development of units to accommodate persons with developmental disabilities, the 
City shall reach out annually to developers of supportive housing to encourage 
development of projects targeted for special needs groups.  
 
Finally, as housing is developed or identified, Norco will work with the Inland 
Regional Center to implement an outreach program informing families within the City 
of housing and services available for persons with developmental disabilities. 
Information will be made available on the City’s website.  
 
Specific steps the City will take in promoting housing for persons with disabilities 
include: 

• By January 2023, initiate a cooperative outreach program with the Regional Center. 
• By June 2023, develop and codify standard regulatory incentives, such as expedited permit 

processing and fee waivers and deferrals, budget permitting, to projects targeted for persons 
with disabilities, including persons with developmental disabilities. 

• In 2023 and 2028 during application for SB 2 funds (typically July), apply for funding to 
construct and/or rehabilitate housing Citywide targeted for persons with (developmental) 
disabilities. 

 
Responsible Agency: Planning Department 
Timeframe: 2021-2029 
Possible Funding Source: General Fund 
Objectives: 
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By 2024 and 2029, secure $600,000 (each award year) to be applied towards the construction or 
redevelopment of two (2) residential units to operate as a residential care facilities, with up to 6 
bedrooms each (housing for up to 12 residents total by 2029)  
 

Action 5.3 Fair Housing Support for Spanish Speaking Households (Place-Based Strategies 
to Encourage Community Revitalization). The City has identified disproportionate 
hardships for their Hispanic residents in securing safe and affordable housing. 
Therefore, the City will provide bilingual communications, including but not limited 
to interpreters and translation services, in official governmental actions and 
communications including meeting and hearing notices and presentations in order to 
facilitate participation in City public hearings and informational events. City 
informational resources for housing services and programs will be translated and 
provided as well. Translation services will provide communications of City-actions 
and information (such as decisions, programs, investments, and policies) to facilitate 
participation in City workshops and hearings, obtain meaningful feedback, and better 
serve the City’s Spanish-speaking community with available resources.  
 
The City has committed to the following action to better communicate with and 
support Hispanic residents: 

• By December 2023, the City will create Spanish versions of all flyers and official city 
announcements. 

 
Responsible Agency: Planning Department 
Timeframe: 2021-2029 
Possible Funding Source: General Fund 
Quantified Objectives: 

• By December 2023, translate 100 percent of official City announcements and flyers into 
Spanish 

By October 2029, reduce proportion of Hispanic households that experience housing problems by 10 
percent from 46.73 percent to 36 percent (existing, see Appendix C)  
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Goal 6: Encourage energy conservation activities in all residential development. 
 

Policy 6.1: Provide an adequate supply of housing to ensure sufficient affordable housing for a full 
range of income groups, reducing long commutes in search of affordable housing. 

 
Policy 6.2: 

 
Adopt higher densities and promote infill and compact development patterns to 
encourage housing, affordability, maximize existing land resources, reduce pressure to 
convert agricultural resources, and conserve habitat and environmentally sensitive 
areas. 

 
Policy 6.3: 

 
Promote renewable energy generation and water conservation and efficiency in new 
development of housing. 

 
Policy 6.4: 

 
Promote and support State and local programs for energy conservation and renewable 
energy system instillation in existing homes. 

 
Policy 6.5: 

 
Encourage new residential development to include energy efficiency measures beyond 
the minimum standards of Title 24. 

 
Policy 6.6 

 
Encourage the use of active and passive solar energy systems in residential 
developments and enforce energy standards required by the State Energy Building 
Regulations for residential development. 

 

Programs: 

Action 6.1 Sustainable Land Use Planning. The City of Norco recognizes that long term 
planning efforts should focus on sustainability and the reduction of greenhouse gases. 
To progress towards these goals the City understands that it must provide an adequate 
supply of housing that is sufficient for a range of income groups thereby reducing long 
commutes in search of affordable housing. This requires planning for sufficient housing 
supply in the right locations—close to jobs, services, and amenities—which will in 
turn reduce congestion and long commutes. To achieve this, the City will promote infill 
and compact development patterns, has adopted by-right housing areas, and will 
conserve habitat and environmentally sensitive areas including residential lots that are 
appropriate for animal keeping and agricultural uses. 
 
Responsible Agency: Planning Department 
Timeframe: Ongoing, 2021-2029 
Possible Funding Source: Departmental budget 
Objectives: 

• Identify and advertise development opportunities within the Housing Element sites at City 
Hall, and on its website to encourage compact development in key growth areas. 

• Promote use of this Multifamily Green Building Guidelines. 
• Investigate opportunities to reduce fees and provide priority processing for residential 

development to promote development within specific growth opportunity areas. 
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Action 6.2 Energy Efficient Design. The City will review ordinances and recommend changes 
where necessary to encourage energy-efficient housing design and practices that are 
consistent with state regulations. The City will periodically distribute literature or 
post information on their website regarding energy conservation, including solar 
power, energy-efficient insulations, and subsidies available from utility companies and 
encourage homeowners and landlords to incorporate these features into construction 
and remodeling projects. When possible, the City will encourage energy-conservation 
devices including, but not limited to lighting, water treatments, and solar energy 
systems for all residential projects. The Planning Department will encourage 
maximum utilization of federal, State, and local government programs, such as the 
County of Riverside Home Weatherization Program, which assist homeowners in 
providing energy conservation measures. 
 
Responsible Agency: Planning Department and Building Department 
Timeframe: Ongoing, 2021-2029 
Possible Funding Source: Departmental budget 
Objectives: 

• Promote opportunities for energy-efficient design and related funding available at City Hall, 
on its website and will periodically review ordinances and recommend changes where 
necessary to encourage energy-efficient housing design and practices that are consistent with 
state regulations.  

 

Action 6.3 Energy Conservation Program. During the planning period, the City will seek out and 
pursue, in conjunction with local partners, funding for and development of programs 
for new construction and rehabilitation to promote energy conservation efforts. The 
City will assist residents in conserving resources and lowering utility costs by 
partnering with the utilities, including Southern California Edison, to conduct energy 
audits, and other measures to identify and eliminate unnecessary or wasteful resource 
consumption. The City will also coordinate actively with Southern California Edison 
to ensure that the public is informed of all available programs, providing incentives for 
the installation of energy conserving measures, including the California Alternate 
Rates for Energy program and the Family Electric Rate Assistance program. 
 
Responsible Agency: Planning Department and Building Department 
Timeframe: 2025-2029 
Possible Funding Source: General Fund 
Objectives: 

• Assist residents in conserving resources and lowering utility costs by working with the 
utilities and local partners to conduct energy audits and other measures to identify and 
eliminate unnecessary or wasteful resource consumption. 

• Reduce electricity and natural gas demands by promoting the use of renewable energy 
technologies in residential and mixed-use projects. 

• Strongly promote solar energy generation, use of solar water heaters, and passive solar design 
in new housing and, especially, multifamily and farmworker housing both prior to and during 
project review. 

 

 



 City of Norco 
General Plan 

2021-2029 Housing Element 
33 

 

[This page intentionally left blank] 

  



 City of Norco 
General Plan 

2021-2029 Housing Element 
34 

3 Quantified Objectives 
 
State Housing Law requires that each jurisdiction establish the maximum number of housing units that 
will be constructed, rehabilitated, and preserved over the planning period. The Quantified Objectives for 
the Housing Element reflect the planning period from October 15, 2021, to October 15, 2029. 

It is important to note that while the Quantified Objectives of the RHNA are a required part of the Housing 
Element and the City will strive to obtain these objectives, Norco cannot guarantee that these needs will 
be met, given limited financial resources, land available for new construction and the increasing gap in 
affordability of housing resources and incomes. Satisfaction of the City’s regional housing needs will 
partially depend on the cooperation of private funding sources and resources of the federal, state, and 
county programs that are used to support the needs of the very-low-, low-, and moderate-income 
households. Additionally, outside economic forces heavily influence the housing market. State law 
recognizes that a locality may not be able to accommodate its regional fair-share housing need.  

The Quantified Objectives assume optimum conditions for the production of housing. However, 
environmental, physical, and market conditions influence the timing, type, and cost of housing production 
in a community. Also, given the primary goal of Norco is to provide a small-plot agricultural/animal-
keeping lifestyle, new development must conform to maintain this lifestyle. Below is an estimate of 
quantified objectives for the number of housing units, broken down by income category, over the 2021-
2029 timeframe. 

Table 3-1: Quantified Objectives 
 Extremely 

Low (d) 
Very Low 

(d) 
Low Moderate Above 

Moderate 
Total 

Construction (a) 72 73 85 82 142 454 
Rehabilitation 
(b) 

2 1 3 – – 6 
Conservation/ 
Preservation (c) 

21 21 42 41 41 166 
Total 95 95 130 123 183 626 

Notes: 
a. Construction objectives represent the City’s 2021-2029 RHNA allocation and represent the City’s best efforts to facilitate and encourage 

the development of a variety of housing types.  
b. As the former Redevelopment Agency provided funding for all rehabilitation programs, the City does not have permanent funding to 

support this objective. 
c. Since housing units in Norco do not have expiring affordability covenants in the upcoming planning period (refer to the Assisted Housing 

At-Risk of Conversion to Market Rate Housing Section), preserved housing reflects existing housing under active covenants. 
d. In accordance with State law, the City has determined that approximately 50 percent of its very-low-income units are designed to 

accommodate the need of extremely-low-income households.  
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4 Housing Needs 
 

4.1 Population Characteristics 
 
Data sources used in this needs assessment include the 2010 U.S. Census, American Community Survey 
(ACS) 5-Year Estimates, and various other sources. For demographic data, estimates are used to show 
changes in conditions since the 2010 U.S Census. The ACS estimates are based on data collected over a 
five-year time period. The estimates represent the average characteristics of population and housing 
between 2015 and 2019 and do not represent a single point in time. Data contained in tables derived from 
Census data Summary File 1 (SF-1). Summary File 1 contains the 100-percent data, which is the information 
compiled from questions asked of all people and about every housing unit. 
 
Additional information has been drawn from the Comprehensive Housing Affordability Strategy (CHAS), 
which was updated in August 2020 to include data from the 2013-2017 period. CHAS data is based on 
special tabulations from American Community Survey data for the U.S. Department of Housing and Urban 
Development (HUD). The number of households in each category often deviates slightly form the 100 
percent count due to extrapolations to the total household level. Because of this, interpretation of CHAS 
data should focus on proportions and percentages, rather on precise numbers. 
 

4.2  Housing Needs Summary 
 
Table 4-1 below summarized the housing assistance needs of all households (categorized by income 
percentage of Riverside County Median Family Income) in Norco by household tenure (renter/owner), 
household type, and “housing problems.” The count of households with “housing problems” include those 
who: 1) occupy units with physical defects (lacking complete kitchen or bathroom); 2) live in overcrowded 
conditions (housing units with more than one person per room); 3) have a housing-cost burden exceeding 
30 percent of gross income; or 4) have a severe housing-cost burden exceeding 50 percent of gross income. 

 
Table 4-1: Housing Assistance Needs of Income Groups by Tenure 

Household Type 
Total 

Renters 
Total 

Owners 
Total 

Households 
Extremely Low Income (0-30% MFI) 160 215 375 
 Percent with any household problems 68.8% 86.0% 78.7% 
 Percent with cost burden >30% 68.8% 85.6% 78.7% 
 Percent with cost burden >50% 46.9% 83.7% 68.0% 
Very Low Income (31-50% MFI) 165 275 440 
 Percent with any household problems 75.8% 74.5% 75.0% 
 Percent with cost burden >30% 75.8% 74.5% 75.0% 
 Percent with cost burden >50% 42.4% 52.7% 47.7% 
Low Income (51-80% MFI) 230 515 745 
 Percent with any household problems 69.6% 61.2% 63.8% 
 Percent with cost burden >30% 67.4% 57.3% 60.4% 
 Percent with cost burden >50% 47.8% 38.8% 41.6% 
Moderate Income (>80% MFI) 760 4,715 5,475 
 Percent with any household problems 37.5% 26.8% 28.3% 
 Percent with cost burden >30% 35.5% 24.7% 26.3% 
 Percent with cost burden >50% 5.9% 6.9% 6.8% 
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Total Households  1,315 5,720 7,035 
 Percent with any housing problems 51.7% 34.5% 37.7% 

Source: HUD CHAS Databook using data from 2013-2017 ACS 

 
According to the CHAS Databook, nearly 38 percent of all households in the City of Norco experienced 
some form of housing problem. The percentage of total households that experienced some type of housing 
problem was greater among renters than owners. This is because there are more single-family homes than 
multifamily units in the City, resulting in an increased ratio of housing problems for renters and a lower 
ratio of housing problems for owners. The statistics as identified in Table 4-1 indicate that housing-cost 
burden is a contributing factor to housing problems.  

4.3  Community Profile 
 
According to the California Department of Finance (DOF) 2020 Population and Housing Estimates, the 
population of Norco is 27,564 persons. Between 2010 and 2020, the City population increased by 501 
residents, an increase of 1.9 percent. Norco represents 1.1 percent of the total population of Riverside 
County, which is estimated by DOF to be 2,442,304 in January 2020. 
 

Figure 4-1 Historical and Projected Population Growth 

  
Source: California Department of Finance (DOF) 2020 Population and Housing Estimates, Riverside County Center for 
Demographic Research, Southern California Association of Governments (SCAG) 2016-2040 RTP/SCS Final Growth Forecast 

 
Unlike many cities in Riverside County, Norco has continued to sustain its population size with little very 
little growth over the past few decades. Reasons for this may include the limited amount of available land 
for new residential construction, as well as the historically above-median home prices. As Figure 4-1 shows, 
population totals have gradually increased with the largest population increase occurring between 1970 
and 1980. After 1980, the population growth leveled off and has increased at a gradual pace of 
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approximately 3,000 residents every ten years. Future projections for the City also indicate a continued 
steady increase in the population of around 275 residents annually.  
 
In addition to the slow and steady population growth that the City has experienced, the composition of 
the population continues to skew towards an older demographic than the larger Riverside County region, 
which can affect the future housing needs of the community. The traditional assumption is that in many 
communities, young adults tend to prefer apartments, low- to moderate-cost condominiums, and smaller 
or more affordable single-family units, while adults provide the market for moderate- to high-end 
condominiums and single-family homes. The senior population (65 years and older) tends to generate 
demand for low- to moderate-cost apartments and condominiums, community residential setting, and 
mobile homes.  
 
Riverside County as a whole can be characterized as having a young population (33.7 years old), with 
Norco having a higher median age (39.5 years old). In Norco, adults between the age of 25 and 44 comprise 
29.1 percent of the population. Although residents 65 years old and older make up approximately 9.6 
percent of the total population, the large proportion of adults over 55 years of age is indicative of the aging 
baby boomer population that will likely change the demographic and economic dynamic of the City over 
the coming years. Table 4-2 represents the number of residents by age group in 2010. 
 

Table 4-2: Population by Age 
Age Groups Riverside County Norco 

Under 5 years 6.3% 4.0% 
5-19 years 21.4% 17.5% 

20-24 years 6.7% 6.7% 
25-34 years 14.0% 13.1% 
35-44 years 13.0% 13.2% 
45-64 years 23.9% 31.7% 
65-74 years 8.4% 8.0% 

75+ years 6.4% 5.9% 
   

Median Age 36.2 41.2 
Source: 2015-2019 American Community Survey 5-Year Estimates 
 

4.3.1 Race and Ethnicity 
 
From 2015-2019, most residents in Norco were white, constituting 78.3 percent of the population, 
including 55.6 percent non-Hispanic white. The population characteristics in Norco have remained 
relatively unchanged since the 2010 Census. Table 4-3 presents the racial composition of the City according 
to the 2010 Census as compared to the 2015-2019 American Community Survey. 
 

Table 4-3: Race and Ethnicity 
Race and Ethnicities 2010 2015-2019 

White 76.3%  78.3%  
African American 7.0%  4.7%  
American Indian and Alaska Native alone 0.9%  0.4%  
Asian 3.1%  4.4%  
Native Hawaiian and other Pacific Islander 0.2%  0.1%  
Some Other Race 9.3%  8.0%  
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Two or More Races 3.2%  4.0%  
   
Hispanic or Latino (1) 31.1% 33.0% 

Notes: 
1) Those reporting that they are of Hispanic origin may be of any race and are, therefore, included in one of the race categories. 
Source: Census 2010 Summary File 1 (SF-1) – Sample Data; 2015-2019 American Community Survey 5-Year Estimates. 

 
4.3.2 Employment Characteristics 
 
Norco residents are employed in diverse industries, with the largest percentage (19.4 percent) of the 
population employed in the educational and health services industry. Construction ranks second, with 12.9 
percent. According to California Employment Development Department statistics, the unemployment rate 
in Norco was 6.8 percent in February 2021, compared to 8.0 percent for Riverside County. Figure 4-2 shows 
the percentage of residents employed by sector according to the 2015-2019 American Community Survey. 
 

Figure 4-2 Employment by Industry in Years 2015-2019 

 
Source: 2015-2019 American Community Survey 5-Year Estimates 

 

4.3.3 Household Characteristics 
 
The Census defines a household as all person occupying a housing unit. Families are a subset of households 
and include all persons living together who are related by blood, marriage, or adoption. Single households 
include persons living alone in housing units, but do not include persons in group quarters such as 
convalescent homes, dormitories, or rehabilitation facilities. Other households are unrelated people living 
together, such as roommates.  

The 2015-2019 ACS estimated that Norco had 7,119 households. The distribution of households shows that 
the majority of households in Norco are comprised of families. Non-family households made up 19.7 percent 
of all households.  
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Table 4-4: Household Types 
Household Type Number 

Families 
Married couples 4,318 
Male-headed households 336 
Female-headed households 766 

Total 5,420 
Non-families 

Singles 1,400  
Other 299  

Total  1,699 
Total Households 7,119  
Average Household Size 3.34 
Average Family Size 3.82 

Source: 2015-2019 American Community Survey 5-Year Estimates 
 

Household composition and size are often two interrelated factors. Communities with a large proportion 
of families with children tend to have a larger average household size. Such communities have a greater 
need for larger units with adequate open space and recreational opportunities for children. Household size 
in Norco remains higher than that of Riverside County, with the 2015-2019 ACS reporting average 
household size for the county at 3.14 persons per household. 
 
4.3.4 Tenure 
 
Tenure in the housing industry refers to owner or renter occupancy. Tenure preferences are typically 
related to household income, composition, and age of the householder. Residential mobility is often 
influenced by tenure, with ownership housing typically experiencing lower turnover than rental housing.  
 
The 2015-2019 ACS indicated that Norco had a total of 7,472 housing units, out of which 7,119 were 
occupied. Of these occupied units, 5,974 housing units were owner-occupied and in 1,145 housing units 
were renter-occupied. Table 4-5 shows the tenure of the City’s occupied housing stock. As shown in Table 
4-5, the Norco housing stock is predominantly owner-occupied. 
 

Table 4-5: Household Size by Tenure 
Tenure Estimate Percentage 

Owner-occupied 5,974 83.9 
Renter-occupied 1,145 16.1 

Total 7,119  
Source: 2015-2019 American Community Survey 5-Year Estimates 
 

4.3.5 Household Income 
 
The Census Bureau defines household and family incomes differently. Household income assumes two 
income earners combining their income, while family income specifically takes into account households 
with two or more person combining their income that are related through blood, marriage, or adoption. 
Household income estimates for Norco by total households and families are found in Table 4-6. The 2015-
2019 ACS 5-Year Estimates indicate that the City experiences higher household and family median incomes 
of $102,817 and $117,183, respectively, than the Riverside County medians of $73,260 and $81,921. 
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Table 4-6: Households and Family Income 

Income Households 
% of Total 

Households 
Families 

% of Total 
Families 

$0-$14,999  327  4.6%  114  2.1% 
$15,000-$34,999  812  11.4%  396  7.3% 
$35,000-$49,999  477  6.7%  276  5.1% 
$50,000-$74,999  975  13.7%  683  12.6% 
$75,000-$99,999  854  12.0%  678  12.5% 

$100,000-$149,000  1,630  22.9%  1,474  27.2% 
$150,000+  2,050  28.8%  1,799  33.2% 

Total   7,126  100%  5,420  100% 

 Median Household Income = $102,817 Median Family Income= $117,183 
Source: 2015-2019 American Community Survey 5-Year Estimates 
 

4.3.6 Cost Burdened Households 
 
Cost burden refers to renters and homeowners who pay more than 30 percent of their gross income for 
housing and related expenses. A high cost of housing eventually causes households living on a fixed income, 
such as the elderly or lower-income families, to use a disproportionate percentage of their income housing. 
 
State housing policy recognizes that cooperative participation of the private and public sectors are 
necessary to expand housing opportunities to all economic segments of the community. A primary State 
goal is the provision of decent housing and a suitable living environment for Californians of all economic 
levels.  
 
Consistent with HUD’s “threshold of overpayment” definition, California’s housing administration has 
determined that, “affordable housing costs with respect to very-low-, low-, and moderate-income 
households shall not exceed 30 percent of gross household income” (Health and Safety Code, Section 
50052.9). That is, when households pay more than 30 percent of their incomes for rent or mortgage 
payments, they are left with insufficient funds for other necessities, such as food, health care, clothing, and 
utilities.  
 
Exceeding 30 percent of income for rent or mortgage may cause a series of related financial problems, and 
can result in deterioration of housing stock, because costs associated with maintenance must be sacrificed 
for more immediate expenses (e.g., food, clothing, medical care, and utilities). Overpayment can also 
encourage overcrowding as a means to meet expenses. This in turn can lead to a variety of problems, from 
accelerating the rate of deterioration, to children’s decreased performance in school, to code enforcement 
issues. HUD recognizes, however, that upper-income households are generally more able to secure housing 
within their budgets and are more capable of paying a larger proportion of their income for housing. 
Therefore, housing overpayment estimates usually focus on lower-income groups. Table 4-7 displays the 
total number of housing units overpaying for housing based on tenure. The majority of cost-burdened 
households (73.5 percent) were owner occupied units.  
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Table 4-7: Cost Burden Housing Units by Tenure 
Tenure Total Overpaying 
Renter 660 
Owner 1,849 
Total 2,515 

Source: HUD CHAS Databook using data from 2013-2017 ACS 
 
According to the CHAS Databook, 1,075 lower-income households overpaid for housing in 2013-2017. Out 
of this total, 295 extremely-low-income households overpaid for housing. According to Table 4-8, more 
owner-occupied households experienced overpayment (63.6 percent) than renter households (36.3 
percent), the highest total occurring in low-income households.  
 

Table 4-8: Cost Burden by Income Level 
Tenure by Household Extremely Low 

Income 
Very Low 

Income 
Low  

Income 
Total 

Overpaying 
Renter 110 125 155 390 
Owner 184 205 295 684 
Total 295 330 450 1,075 

Source: HUD CHAS Databook using data from 2013-2017 ACS 
 

4.3.7 Housing Stock Characteristics 
 
Before current housing problems can be understood and future needs anticipated, housing occupancy 
characteristics need to be identified in the city. The following is an analysis of household type, age of 
housing stock, and other household characteristics that may affect access to, and demand for housing and 
housing programs. This section details the various household characteristics in Norco.  
 
The Census Bureau defines a housing unit as a house, an apartment, a mobile home, a group of rooms, or a 
single room that is occupied (or, if vacant, is intended for occupancy) as separate living quarters. Separate 
living quarters are those in which the occupants live separately from any other individuals in the building, 
and which have direct access from outside the building or through a common hall. 
 
In 2010, the Census estimated that the City of Norco had 7,594 total housing units. Between 2010 and 2019, 
the total amount of housing units decreased 75 units, or -1 percent. The majority of housing units in Norco 
are single-family detached units. Out of the total number of housing units in Norco, 7,228 are single-family 
detached units. Both the single- and multifamily housing stocks decreased between 2010 and 2019. 
 
As shown in Table 4-9, multifamily housing with 5 or more units constituted 2.7 percent of total units 
according to the 2015-2020 American Community Survey. Single-family attached and other multi-unit 
housing (2-4 units) round out the City’s housing stock with 1.8 percent of total units in the City.  
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Table 4-9: Housing Type 
 

Housing Type 
2010 2019 

No. of Units Percent  
of Total 

No. of Units Percent  
of Total 

Single-family 
  Detached 7,228 95.2% 7,153  95.7%  
  Attached 102 1.3% 88  1.2%  

Multifamily 
  2-4 Units 40 0.5%  32  0.4% 
  5+ Units 201 2.7%  179  2.3% 
Mobile Homes 23 0.3%  20   0.3%  
Other Unit Types 0 0.0%  0   0.0%  
Total Housing Units 7,594 100%  7,472  100% 

  Vacant Units 507 6.7%  353  4.7% 
Source: 2006-2010 American Community Survey 5-Year Estimates; 2015-2019 American Community Survey 5-Year Estimates 

 

 
4.3.8 Vacancy Rate 
 
Vacancy rates indicated how well the types of housing units that exist in the City meet the current market 
demand for housing. A low vacancy rate suggests that households may have difficulty finding a unit within 
their price range due to a limited supply of available housing. Low vacancy rates also may be related to 
overcrowding, as discussed in later sections. In contrast, a high vacancy rate may indicate either existence 
of a high number of units undesirable for occupancy, or an oversupply of housing units. In Norco vacancies 
can more likely be explained by the former over the latter as the city has not added a significant number of 
units in recent years while the population has continued to increase gradually.  
 
According to SCAG, a vacancy rate between 2 and 3 percent for ownership housing and 5 and 6 percent 
for rental housing is considered a “healthy” vacancy rate. These rate limits ensure the continued upkeep of 
rental properties while keeping housing costs down. As shown in Table 4-9, previously, there were 
approximately 507 housing units that were vacant in 2010, an overall vacancy rate of 6.7 percent. In 2019, 
approximately 353 housing units were vacant, an overall vacancy rate of 4.7 percent. By comparison, the 
Riverside County vacancy rate was 14.3 percent. The City’s owner-occupied vacancy rate reported by the 
Census Bureau in 2019 was 2.5 percent, while the rental vacancy rate was 0 percent, indicating a tight 
housing market for the City.  
 
4.3.9 Conditions of Housing Stock 
 
Most of the City’s current housing stock was constructed in the 1960s and 1970s, with approximately 50 
percent of all housing in the City constructed between 1960 and 1980. There has been very little housing 
construction since 2010, with only 35 new units developed. 
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Table 4-10: Age of Housing Stock 
Year Built Number of Units Percent of Units 
Before 1940 205 2.7% 

1940-1949 273 3.7% 
1950-1959 810 10.8% 
1960-1969 1,582 21.2% 
1970-1979 2,151 28.8% 
1980-1989 765 10.2% 
1990-1999 579 7.7% 

2000-2009 1,072 14.3% 
2010 or later 35 0.5% 

Total 7,472  
 Source: 2015-2019 American Community Survey 5-Year Estimates 
 

Age is one measure of housing stock conditions and a factor for determining the need for rehabilitation or 
replacement. Without proper maintenance, housing units deteriorate over time. Units that are older likely 
need repairs (e.g., a new roof or plumbing). As a general rule of thumb, houses 40 years or older are 
considered aged and are more likely to generate major repairs. In addition, older homes may not be built to 
current housing standards for fire and earthquake safety. The units of general concern are those that were 
constructed in 1969 and before. The 2015-2019 ACS estimated Norco to have 5,021 units built prior to 1969, 
or roughly 67 percent of the total housing stock.  
 
The lack of certain infrastructure and utilities often serves as an indicator of substandard conditions. As 
the large majority of homes in Norco were built in the 1960s or later, and were appropriately permitted by 
the City, substandard housing has not been a significant issue. Based on Code Enforcement, Building 
Department, and Planning Department knowledge of the community,  fewer than 1 percent of homes are 
substandard, and a further 2 percent have unpermitted construction which may be substandard, yielding 
a total of 225 units of substandard housing. This is supported by SCAG data, which show 0.14 percent of 
Norco residences lack plumbing facilities and 0.24 percent lack complete kitchen facilities (Pre-certified 
Local Housing Data for the City of Norco, August 2020). Housing with substandard conditions could be 
the result of several causes, including unpermitted construction. The enforcement of existing property 
maintenance codes is a primary means to preserve housing and the quality of neighborhoods. The Code 
Enforcement Division is responsible for enforcing City ordinances affecting property maintenance, 
building conditions, and other housing and neighborhood issues as identified by citizens and inter-
department staff. 
 
The City has historically provided housing assistance and repair programs that support Norco residents 
in securing financial support for purchasing and maintaining their homes. The City currently operates the 
Utility Bill Assistance Program, a program where income-qualified households can apply for discounts on 
sewer and water bills. The program’s current funding source expires at the of Fiscal Year 2021. A new 
funding source may be considered at the beginning of Fiscal Year 2022. Additionally, the County of 
Riverside Economic Development Agency (EDA) offers several programs available to city residents, 
including the Home Repair Loan Program and Senior Home Repair Grant, which provides funding to 
qualifying residents to perform critical repairs on their homes. Additionally, the County offers the 
Mortgage Credit Certificate (MCC) Program, which allows qualified home buyers to reduce 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 mortgage, and the First Time Home Buyer Program (FTHB), a program designed to aid lower-
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income persons in the purchase of their first home. From Fiscal Year 2014 to Fiscal Year 2015, 15 units were 
served under the FTHB program and 82 units were served under the MCC program. 
 
4.3.10 Overcrowding 
 
In response to higher housing prices, lower-income households often must be satisfied with smaller, less 
adequate housing for their available incomes. This may result in overcrowding, which places a strain on 
physical facilities and does not provide a healthy living environment.  
 
Overcrowding is defined by the Census as a unit occupied by 1.01 persons or more per room (excluding 
bathrooms and kitchens). Units with more than 1.50 persons per room are considered severely 
overcrowded. Overcrowding is often reflective of three conditions: 

1. A family or household is living in too small a dwelling 
2. Familial household includes extended family members (i.e., grandparents or grown children and 

their families living with parent, termed “doubling”) 
3. A family is renting living spaces to non-family members 

 
In Norco, overcrowding affects 185 units, or 2.6 percent of all households in the city. According to the 2015-
2019 ACS, approximately 125 were owner-occupied units and 60 were renter-occupied units that were 
considered overcrowded and 43 owner-occupied units and 27 renter-occupied units were considered 
severely overcrowded. In comparison to Riverside County, overcrowding in Norco was less prevalent with 
2.6 percent of the city’s households classified as overcrowded as compared to the county’s 6.9 percent. 
Typically, very low-income rental households experienced the most overcrowding. This is because the cost 
of rent for a unit that provides adequate bedrooms to meet the needs of the household may exceed the 
occupants’ ability to pay.  
 

4.4  Housing Costs 
 
This section discusses new home prices and resale costs of existing housing, as well as the average rental 
prices in the City. The information provided was obtained from reliable real estate industry data sources, 
the 2010 Census, 2015-2019 ACS 5-Year Estimates, the Riverside County Center for Demographic 
Research, and data provided by the City. This section discusses new home prices and resale costs of 
existing housing, as well as the average rental prices in the City.  
 
4.4.1 Ownership Housing 
 
Table 4-11 lists the value of existing housing units in the City in 2019. The 2015-2019 ACS estimates a 
median housing unit value of $544,900 in Norco, $160,500 above the county median of $384,400. Table 4-
11 also indicates that 58.4 percent of the houses were valued at more than $500,000. This is typical for 
Norco, considering housing values have been above the county average since the 1990 Census. 
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Table 4-11: Housing Prices 
Price Range Number of Units Percent of Total 

Less than $50,000 44 0.7% 
$50,000-$99,999 15 0.3% 

$100,000-$149,000 52 0.9% 
$150,000-$199,999 10 0.2% 

$200,000-$299,999 195 3.3% 
$300,000-$499,999 2,168 36.3% 

$500,000 or more 3,490 58.4% 
Total 5,974  

Median Value $544,900 
Source: 2015-2019 American Community Survey 5-Year Estimates 
 

According to ACS 2015-2019 estimates, the median single-family home price in Orange and Los Angeles 
Counties was $725,100 and $644,100 respectively, as compared to Riverside County where the median 
home price was $384,400. In Norco, the median single-family home price was well above the county 
average with a median home price of $544,900. This can be attributed to the rise in housing costs in 
adjacent Orange and Los Angeles counties, which is a result of Norco’s proximity to these counties, which 
has forced home prices to increase as well. 
 
Table 4-12 shows the monthly house payment calculated for the average-priced existing new home. This 
information is useful in determining the affordability of home purchases. In calculating the payments, 10 
percent down and a 30-year fixed rate mortgage were assumed. The prevailing mortgage rate of 3.18 percent 
was used in the calculation.  
 

Table 4-12: Owner Occupied Housing Expenses 
Purchase Price $544,900 
Down Payment 20% 
Interest Rate 3.18% 
Loan Amount $435,920 
Monthly Principal and Interest $1,880 
Monthly Utilities, Property Tax, & Insurance $500 
Required Monthly Income $7,933 
Required Yearly Income $95,196 

Note: Assumes single-family detached house and 1.1% property tax rate 
Source: Bankrate.com; FRED, 30-Year Fixed Rate Mortgage Average in the United States; U.S. Department 
of Housing and Urban Development 2020 Utility Allowance Schedule for the Housing Authority of the 
County of Riverside, CA 

 
The costs of affording a new or existing home require an annual income that exceeds a low-income 
households’ ability to pay as determined by HCD 2013 California Income Limits. Existing and new housing 
is only affordable to above-moderate-income households in Norco based on housing expenses presented 
above. 
  



 City of Norco 
General Plan 

2021-2029 Housing Element 
47 

4.4.2 Renter Housing 
 
According to the 2015-2019 American Community Survey, 16.1 percent of Norco households lived in rental 
housing. The median rent was $1,892 in 2019, a 34 percent increase from the 2010 median rent of $1,417. In 
2010, rents that exceeded $750/month comprised 87.4 percent of all rental units, and rents that exceeded 
$1,000/month comprised of 82.7 percent. During the last planning period, most multifamily developments 
exclusively catered to seniors and were subsidized through the City’s Redevelopment Agency and federal 
programs (Section 202 and Section 811 Supportive Housing funds). 
 
These apartment complexes, offering one- and two-bedroom units, are restricted to seniors (55 years or 
older) earning less than 50 to 60 percent of the Riverside County Median Family Income of $63,300. All 
rents must be based on the Fair Market Rents (FMR) established by the State and HUD. The FMRs are 
displayed in Table 4-13. 
 

Table 4-13: Riverside County Fair Market Rents 
Studio One-Bed Two-Bed Three-Bed Four-Bed 
$955 $1,106 $1,390 $1,917 $2,369 

Source: HUD User FY 2021 Fair Market Rent Documentation System 
 
Home rental prices vary by size of the home, number of bedrooms, and location. The 2015-2019 American 
Community Survey showed that median gross rent for one- and two-bedroom rentals are $831 and $1,433, 
respectively, while median costs for three-bedroom units are $2,189 per month. Approximately 6.2 percent 
of total renter-occupied units in the city include five or more bedrooms. The city does not currently have 
apartment units with four or more bedrooms. The majority of the city’s rental housing includes two 
bedrooms or less. Due to the lack of availability of four-bedroom rental units and larger, large families may 
find it difficult to locate suitable rental property to avoid overcrowded conditions.  
 
4.4.3 Housing Affordability 
 
HUD defines affordable housing costs as contract rents or mortgage payments, including taxes and 
insurance but not utilities, which are equal to or less than 30 percent of the gross income of extremely-low, 
very-low, low-, and moderate-income households. Households spending more than 30 percent of gross 
annual income on housing experiences a housing-cost burden. When a household spends more than 30 
percent of its income on housing costs, it has less disposable income for other necessities. Lower-income 
households with a burdensome housing cost are more likely to become homeless. Cost-burdened 
homeowners with have the option of selling the homes and becoming renters. Renters, on the other hand, 
are valuable and subject to constant changes in the housing market.  
 
For purposes of determining housing affordability, the California Health and Safety Code Section 50052.5 
provides the definitions of affordable housing cost based on the area median income (AMI), which is 
adjusted by family size and income level from each multifamily income (MFI) range as shown in Table 4-
14. Using these affordability thresholds, current housing affordability can be estimated for the various 
income groups based on the Riverside County Median Family Income (MFI). 
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Table 4-14: Housing Affordability by Tenure 

Income Group 
Calculation of Affordable 
Housing Costs for Owner 

Calculation of Affordable 
Housing Costs of Renters 

Extremely Low (0-30% MFI) 30% of 30% AMI 30% of 30% AMI 
Very Low (31-50% MFI) 30% of 50% AMI 30% of 50% AMI 

Lower (51-80% MFI) 30% of 70% AMI 30% of 60% AMI 
Moderate (81-120% MFI) 35% of 110% AMI 30% of 110% AMI 

Source: California Health and Safety Code Section 5002.5 
 

Table 4-15: Housing Affordability by Income Group for Riverside County 

Income Group 
AMI  

Adjusted by 
Size 

Affordable 
Payments Housing Costs Maximum Affordable 

Price 
Renter 
Owner 

 
Utilities 

Taxes & 
Insurance 

Affordable 
Home Price Rental 

Extremely low 
(0-30% MFI) 30% AMI      

Two Persons  
(1 bedroom) $18,100 $453 $222 $23 $48,218 $208 
Three persons 
(2 bedrooms) $21,720 $543 $244 $27 $63,054 $272 
Four Person 
(3 bedrooms) $26,200 $655 $274 $33 $80,673 $348 
Five Person 
(4 bedrooms) $30,680 $767 $305 $38 $98,291 $424 
Very Low  
(30-50% MFI) 50% AMI      

One Person 
(Studio) $26,400 $660 $185 $33 $102,463 $442 
Two Persons  
(1 bedroom) $30,150 $754 $222 $38 $114,518 $494 
Three persons 
(2 bedrooms) $33,900 $848 $244 $42 $130,050 $561 
Four Person 
(3 bedrooms) $37,650 $941 $274 $47 $143,727 $620 

Five Person 
(4 bedrooms) $40,700 $1,018 $305 $51 $153,463 $662 
Low 
(50-80% MFI) 60% AMI      

One Person 
(Studio) $42,200 $1,055 $185 $53 $189,395 $817 
Two Persons  
(1 bedroom) $48,200 $1,205 $222 $60 $213,968 $923 
Three persons 
(2 bedrooms) $54,250 $1,356 $244 $68 $242,018 $1,044 
Four Person 
(3 bedrooms) $60,250 $1,506 $274 $75 $268,213 $1,157 
Five Person 
(4 bedrooms) $65,100 $1,628 $305 $81 $287,686 $1,241 
Moderate 
(81-120% MFI) 110% AMI      

One Person 
(Studio) $63,250 $1,581 $185 $79 $305,304 $1,317 
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Two Persons  
(1 bedroom) $72,300 $1,808 $222 $90 $346,567 $1,495 
Three persons 
(2 bedrooms) $81,300 $2,033 $244 $102 $391,076 $1,687 
Four Person 
(3 bedrooms) $90,350 $2,259 $274 $113 $433,962 $1,872 
Five Person 
(4 bedrooms) $97,600 $2,440 $305 $122 $466,649 $2,013 

Notes: 
1. Property taxes and insurance estimated as 5% of affordable payment. 
2. Calculation of affordable home sales pieces based on a down payment of 20% annual interest rates of 3.18% and a 30-year 

mortgage term. 
3. AMI based 2020 HCD State Income Limits. 
4. Monthly affordable rent based on payments of no more than 30% of household income. 
5. Utility costs are based on U.S. Department of Housing and Urban Development Utility Allowance Schedule for the Housing 

Authority of the County of Riverside, CA assuming all electric. 
 
Table 4-15 identifies the maximum affordable rents and purchase prices by income category for a one-
person household, a small family, a four-person family, and a large family. Comparing housing costs and 
maximum affordable prices for low-income households shows that many households are being priced out 
of the Riverside County rental and ownership market. Given the median home prices presented in Table 
4-11, single-family home ownership is beyond the reach of all low-income and moderate-income 
households. For home rental, most moderate-income households may be able to afford a condominium. 
 

4.5  Households with Special Needs 
 
There are segments of the population that because of unique living conditions require focused attention in 
the Housing Element so as to make sure their needs are being met in the housing market. Persons with 
disabilities (including those with developmental disabilities) have two areas of concern, the first being 
access in the housing unit, the second being the additional cost of this type of household. Another segment 
of the population with specific needs different from the general population are senior citizens because of 
their general need for smaller and more affordable units or those who own homes can need help with the 
upkeep. Housing for large families can be a concern for low-income families because of the high cost of 
providing suitable housing that is larger than the average unit size. The result can be overcrowded living 
conditions that can affect the overall quality of life, both for the household, and for the community.  
 
Another segment of the population with special needs are those with female heads of households and/or 
single-parent households because oftentimes child-care needs conflict with the need for income, and a 
generally lower level of income that occurs in this segment of the population. Due to Norco’s emphasis on 
a small-plot agricultural lifestyle, there is a segment of the population that works as farm and ranch hands; 
some of these individuals live in accessory units on the parcel where they are employed. The housing needs 
for this segment of the population tend to be smaller. The last two housing categories that need to be 
addressed are transitional or temporary in nature and include emergency shelters for those temporarily 
displaced because of disasters, and temporary shelters from the elements for the homeless.  
 
4.5.1 Special Needs Group Summary 
 
Table 4-16 below summarizes the housing assistance needs of lower-income households (less than 80 
percent of MFI) for special-needs groups in Norco by household tenure (renter/owner), household type 
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(elderly, small/large families), and “housing problems.” This count of households with housing problems 
includes those who: 1) occupy units with physical defects (lacking complete kitchen or bathroom); 2) live 
in overcrowded conditions (housing units with more than one person per room); 3) have a housing-cost 
burden exceeding 30 percent of gross income; or 4) have a severe housing-cost burden exceeding 50 
percent of gross income. 
 

Table 4-16: Housing Assistance Needs of Lower-income Renter and Owner Households 
Household by Type, 
Income & Housing 
Problem 

Renters Owners 

Elderly 
Small 

Families 
Large 

Families 
Elderly 

Small 
Families 

Large 
Families 

Extremely Low Income 
(0-30% MFI) 

100 10 30 90 10 0 
 % with any housing 
problems 

60% 40% 100% 89% 100% 0% 
 % cost burden >30% 60% 40% 100% 88% 100% 0% 
 % cost burden >50% 25% 40% 100% 83% 100% 0% 
Very Low Income 
(31-50% MFI) 

90 50 15 190 35 35 
 % with any housing 
problems 67% 90% 100% 68% 86% 100% 
 % cost burden >30% 67% 90% 100% 66% 86% 100% 
 % cost burden >50% 17% 60% 100% 55% 86% 100% 
Low Income 
(51-80% MFI) 59 90 35 245 115 115 
 % with any housing 
problems 49% 72% 100% 37% 83% 91% 
 % cost burden >30% 66% 72% 100% 37% 83% 78% 
 % cost burden >50% 7% 50% 43% 22% 65% 48% 
Total Households 249 150 80 525 160 150 
 % with any housing 
problems 

60% 76% 100% 57% 84% 93% 
Total Households 
(all income levels) 

324 530 210 1,640 2,530 288 
 %with any housing 
problem 

10% 27% 17% 16% 23% 82% 
Source: HUD Comprehensive Housing Affordability Strategy (CHAS) Databook 2013-2017 

 
Table 4-16 shows special-needs groups that are renters experience more housing problems than special-
needs groups that are homeowners, except for small-family homeowners that experienced more housing 
problems than their renter counterparts. The highest percentage of lower-income households experiencing 
housing problems were large-family renter and owner households. All lower-income family renter 
households experienced a housing problem. These percentages demonstrate that large-family lower-
income households are at the greatest need for housing programs to assist them in rehabilitating their 
homes and providing rent that is affordable.  
 
4.5.2 Households with Disabilities 
 
Access and affordability are the two major housing needs of persons with disabilities. Access is particularly 
important for persons with physical disabilities. Persons with physical disabilities often require specially 



 City of Norco 
General Plan 

2021-2029 Housing Element 
51 

designated dwellings to permit access within the unit, as well as to and from the site. California 
Administrative Code Title 24 sets forth access and adaptability requirements for persons with disabilities. 
These regulations apply to public buildings as well as newly constructed multifamily developments 
containing five or more dwelling units. The regulations also require that ramps, door widths, and restrooms 
be designed to enable access to the handicapped. Such standards, however, are not mandatory for new 
single-family residential construction.  
 
Persons with disabilities, like the elderly, have special needs with regard to location. There is typically a 
desire to be located near public facilities, and especially near public transportation facilities that provide 
services to those who rely on them. The needs for residents with mobility limitations are currently being 
met by the Riverside Transit Agency through a dial-a-ride service with specialized transportation vehicles 
for those who are not able to provide their own transportation or reach established boarding areas for the 
City routes.  
 

Table 4-17: Persons with Disabilities 
Age Estimate 

18 to 64 1,176 
65 and over 1,377 

Total 2,553 
Source: 2015-2019 American Community Survey 5-Year Estimates 

 

Table 4-17 shows that 2,553 persons 18 years and older in the City of Norco have a disability. Out of the 
total disabled persons, 1,176 people between the ages of 18 and 64 had a disability and 1,377 people over age 
65 had a disability.  
 
There is no process in place that tracks how many housing units in the city are currently equipped to 
handle the needs of citizens with disabilities. The City, therefore, needs to have programs to ensure that 
all affected households have the means to be able to provide the necessary improvements on an as-needed 
basis. 
 
4.5.3 Persons with Developmental Disabilities 
 
Section 4512 of the California Welfare and Institutions Code defines a “developmental disability” as a 
disability that originates before an individual attains age 18 years, continues, or can be expected to 
continue, indefinitely, and constitutes a substantial disability for that individual which includes mental 
retardation, cerebral palsy, epilepsy, and autism. This term also includes disabling conditions found to be 
closely related to mental retardation or to require treatment similar to that required for individuals with 
mental retardation but shall not include handicapping conditions that are solely physical in nature.  
 
Many persons with development disabilities can live and work independently within a conventional 
housing environment. More individuals who are more severely disabled require a group living environment 
where supervision is provided. The most severely affected individuals may require an institutional 
environment where medical attention and physical therapy are provided. Because development disabilities 
exist before adulthood, the first issue in supportive housing for persons with developmental disabilities is 
the transition from the person’s living situation as a child to an appropriate level of independence as an 
adult.  
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Table 4-18 provides information form the Inland Regional Center of on the number of individuals with 
development disabilities in the city of Norco. In 2021. There were approximately 209 individuals 
(approximately 0.7 percent of the total population of Norco) actively utilizing services at the Inland 
Regional Center for a developmental disability.  
 

Table 4-18: Persons with Developmental Disabilities 
Zip Code Area Age 

Estimate 
0-3 4-16 17-25 26-56 57+ 

92860 27 48 38 81 15 209 
Source: Inland Regional Center, 2021. 

 
To assist in the provision of housing to needs of persons living with a developmental disability, the City 
will implement programs to coordinate housing activities and outreach with the Inland Regional Center. 
Norco will also encourage housing developers to designate a portion of new affordable housing 
developments for persons with disabilities, especially persons with development disabilities, and pursue 
funding sources designated for persons with special needs and disabilities. 
 
4.5.4 Elderly 
 
The special housing needs of the elderly are an important concern in Norco. This is especially the case since 
many retired persons are likely to be on fixed incomes and at greater risk of impact of housing overpayment. 
In addition, the elderly frequently have special needs related to housing construction and location. This 
may include needing ramps, handrails, lower cupboards, and counters to allow greater access and mobility. 
In terms of location, because of limited mobility, the elderly typically need improved access to public 
facilities (e.g., medical and shopping) and public transit facilities. 
 
In many instances, the elderly may prefer to stay in their own dwellings rather than relocate to a retirement 
community and may require assistance with home repairs and manual house/yard work. In general, every 
effort should be made to maintain their dignity, self-respect, and quality of life. Finding reliable means of 
transportation is a problem for seniors. Some seniors may lack private transportation due to physical or 
financial limitations. As stated previously, the Riverside Transit Agency provides a dial-a-ride shuttle 
service that can be used by the elderly for transportation as well as the City’s dial-a-ride shuttle. 
 
As reported in the 2015-2019 ACS, 3,705 City residents, or approximately 9.6 percent of the total 
population, was 65 years or older. In terms of tenure, 1,643 owner-occupied units and 248 renter-occupied 
units were headed by occupants 65 years or older. In 2015-2019, 37.3 percent of the elderly population was 
disabled. Despite the large number of seniors who have disabilities, 23 percent live alone, according to the 
Census. However, the vast majority of elderly own their home, estimated at 51 percent (1,891 of 3,705) in 
2015-2019.  
 
Three senior apartment communities have been constructed in the city: Heritage Park and Clark Terrace 
Phase I and II. Heritage Park consists of 86 one- and two-bedroom units and has a 55-year affordability 
covenant expiring in 2062. Each of the Clark Terrace projects includes 40 one-bedroom units with 40-year 
affordability covenants expiring in 2035 and 2041, respectively. Affordability covenants ensure that units 
remain affordable to low- and moderate-income levels. The Clark Terrace project was assisted with 
funding from the Norco Redevelopment Agency and Department of Housing and Urban Development 
Section 202 and 811 Supportive Housing Funds. Heritage Park was assisted through the Redevelopment 
Agency and tax-exempt financing. 
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The County EDA offers the Senior Home Repair Grant program, which provides funding to qualifying 
senior residents to perform critical repairs on their homes. Seniors could receive up to $6,000 with no loan 
or payback requirement if the program guidelines are met. Applications are accepted on a first-come, first-
served basis, as funds are available. 
 
4.5.5 Large-family Household Needs 
 
The 2015-2019 American Community Survey reported 1,258 households in the city of Norco with five or 
more persons. Large-family households require special consideration because they generally require larger 
dwellings with sufficient bedrooms to meet their housing needs, without overcrowding. 
 
Difficulties in securing housing large enough to accommodate all members of a household are heightened 
for renters, because multifamily rental units are typically smaller than single-family units. Apartment 
complexes in the city offering three- and four- bedroom models do not exist currently. Large families in 
Norco, therefore, may satisfy their housing needs mostly through the rental and ownership of single-family 
units, for which there appears to be sufficient stock. However, as shown previously in the Housing Costs 
and Rents Section, the larger single-family rental stock is not affordable to the majority of lower-income 
households.  
 
Table 4-19 reveals tenure of housing units by number of persons in the unit. The table shows that there are 
more owner-occupied units than renter-occupied units housing large families. Owner-occupied units 
account for 83 percent of the large households in the city, representing about 17 percent of all owner-
occupied housing. Seventeen percent of large households occupy rental units in the city. Since the overall 
number of rental units in Norco is low, as opposed to owner-occupied units, the percentage of these units 
occupied by large households is relatively high.  
 

Table 4-19: Large Households by Tenure 
Number of Persons in 

a Unit 
Owner Occupied Renter Occupied Total 

Five 652 105 757 
Six 223 50 273 
Seven or More 169 59 228 
Total 1,044 214 1,258 

Source: 2015-2019 American Community Survey 5-Year Estimates 
 

4.5.6 Female-headed Households 
 
Female-headed households are included as a special-needs group because there often is a conflict between 
the economic needs of the home and the daycare needs of the family. Historically, females in this situation, 
without financial assistance, have fewer resources than households with two parents, restricting their 
ability to provide for both housing and daycare. According to the 2015-2019 American Community Survey, 
there were 766 female-headed households in the city, of which 375 had children under the age of 18 and 
were below the federally established poverty level. The federal poverty level is computed using factors such 
as family income and household size. The federal poverty level differs from the Riverside County Median 
Family Income, which is determined by the State. With existing housing programs, female-headed 
households can be eligible to quality for housing assistance based on income level.  
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Table 4-20: Female Headed Households 

Household Type Total below 
Poverty Level 

Percentage of Total 
Households (1) 

Female-Headed Households (no children under 18) 391 7.2% 
Female-Headed Households (with children under 18) 375 6.9% 
Total 766 14.1% 

Total Households = 5,420 households 
Source: 2014-2018 American Community Survey 5-year Estimates 

 
4.5.7 Farm and Ranch Hand Housing Needs 
 
State housing law requires elements to address groups with special housing needs including migrant 
farmworkers. According to the U.S. Department of Labor Bureau of Labor Statistics May 2020 
Metropolitan and Nonmetropolitan Area Occupational Employment and Wage Estimates, 0.5 percent of 
the Riverside-San Bernardino-Ontario area’s working population was classified as working in farming, 
forestry, and fishing occupations. According to the Riverside County Farm Bureau, the gross value of all 
agricultural crops produced during 2018 in Riverside County was $1.3 billion. The largest commodity 
groups produced within Riverside County include citrus, tree and vine, vegetable, field and seed, nursery, 
and livestock and poultry. According to the 2015-2019 ACS, approximately 2.1 percent of the city’s working 
population was classified as working in farming, forestry, and fishing occupations. The City does not have 
an additional breakdown of this number; however, given the character of the community, it is assumed 
that the majority of these jobs are related to animal maintenance professions. The City currently has several 
residential zoning classifications that include the term “agriculture” in the name and are intended to 
preserve residential homes on large suburban lots (generally ½ acre) and allow for animal keeping and 
agricultural production at a single-family scale. Although the 1/2-acre residential lots in these zones are 
generally not large enough to support commercial agriculture operations and the city does not contain 
existing commercial agricultural operations, the City will update their Zoning Code to comply with 
provisions of the Health and Safety Code Section 1702.15 and 1702.16, which allows farmworker housing 
to be developed within zoning areas that allow agricultural use. Although not required under the Employee 
Housing Act, the City’s A-1 residential zone does permit, by-right, mobile homes and trailers to be occupied 
by persons employed in farming operations in the area. The establishment of these structures can be 
temporary or permanent and cannot require compensation for the use of the space. The City’s Zoning Code 
also allows for caretaker units to be constructed in specific residential zones which can provide units for 
any animal-maintenance employees working in the area. ADUs and JADUs are other means of providing 
farm and ranch hand housing. Norco is surrounded by the cities of Corona to the south, Riverside to the 
east, Jurupa Valley to the north, and Eastvale to the west. These jurisdictions have very limited agricultural 
land use as well, except for the city of Riverside, which supports agricultural land in the southern portion 
of the city. 
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4.5.8 Homeless Housing Needs 
 
The U.S Department of Housing and Urban Development defines chronic homelessness as an 
unaccompanied individual with a disabling condition who has been continually homeless for one year or 
more, or has experienced four or more episodes of homelessness within the past three years. Furthermore, 
SCAG defines homelessness as: 
 

1. Person who are living or staying in emergency shelters 
2. Persons who sleep outside, in a makeshift shelter, in cars, or transportation areas such as bus or 

train terminals 
3. Person who are considered “at risk” (i.e., doubled up, in marginal circumstances, motel populations 

with limited stay, or general relief recipients whose payments have been cancelled due to “no 
forwarding address”) 

 
Enumerating the homeless population is difficult because of the transient nature of this population as well 
as the existence of hidden homeless persons that move around in housing situations (e.g., doubling up with 
another household). However, according to the Continuum of Care (CoC) and Riverside County 
Department of Public Social Services (DPSS) 2020 Homeless Point-in-Time Count and Survey, there were 
an estimated 2,884 homeless persons on any given day in Riverside County. This assessment estimated 12 
homeless persons in the city of Norco.  
 
There are numerous factors that contribute to homelessness in Norco and Riverside County. Difficulties 
in obtaining employment, insufficient education, mental illness, and substance abuse are a few of the more 
common factors. In recent history, however, new factors are emerging that significantly contribute to 
homelessness.  
 
The trends that largely are responsible for the rise in homelessness are a growing shortage of affordable 
housing, and simultaneous growth in the population of low-income renters, which has correlated with 
high demand and shrinking supply. Each of these factors potentially could exacerbate any of the traditional 
conditions but may increasingly become stand-alone causes of homelessness. The large numbers of 
homeless people, the rising cost of housing, and the number of people living in poverty combine to create 
a serious potential for homelessness.  
 
The Zoning Code defines transitional housing and emergency shelters as residential use, permitted by-
right without a conditional-use permit or other discretionary action, subject to the same development 
standards imposed on similar residential uses within that zone. The Zoning Code also was amended to 
permit emergency shelters, by-right, in the M-1 (Heavy Commercial/Light Manufacturing) zoning district. 
 
Although no homeless shelters exist in Norco, the City provides information on local and regional 
resources. The City also has historically provided financial reimbursement to the Corona-Norco 
Settlement House to serve Norco residents. The Corona-Norco Settlement House is a non-profit provider 
of assistance to individuals and families in crisis or with temporary needs in Corona-Norco area. The City 
is actively evaluating opportunities to mitigate homelessness in the community. To address homelessness, 
the City has met with Riverside County to discuss potential resources, and the City is currently exploring 
a collaborative partnership with the City of Corona to provide further homeless programs. The Norco City 
Council anticipates discussing this proposed partnership in the near future, and the public will be invited 
to provide input. 
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Another means of assisting the homeless is through community outreach programs sponsored by non-
profit organizations. King’s Hall is a shelter for the homeless located at March Air Reserve Base 
approximately 20 miles from Norco. The shelter is run by the Path of Life Ministries and uses volunteers 
from around the county to maintain the shelter. King’s Hall is a traditional housing program for homeless 
women with children, single men with children, families, and chronically homeless women.  
 
4.5.9 Assisted Housing at Risk of Conversion to Market-Rate Housing 
 
A review of the assisted housing inventory maintained by HUD and the City indicates that no affordable 
housing units are “at risk” of converting from affordable to market-rate housing. This includes three senior 
housing complexes (Clark Terrace Phase I, Clark Terrace Phase II, and Heritage Park). The 166 senior 
housing units in the city have affordability covenant restrictions that ensure continued affordability. Both 
Clark Terrace complexes have 40-year affordability covenant restrictions, while the Heritage Park 
complex has a 55-year covenant. Ownership housing substantially rehabilitated or assisted though the 
City’s former First-Time Homebuyers Program and Infill Housing Program has an affordability covenant 
restriction of 30 years. A list displaying all covenant-restricted housing units in the City is contained in 
Appendix A.  
 
The City may use various funding sources, including Redevelopment Housing Set-Aside Funds, 
Community Development Block Grants, and Development of Housing and Urban Development (HUD) 
Section 202 Supportive Housing for the Elderly and Section 811 Supportive Housing for persons with 
Disabilities. Funds, to preserve and increase the supply of affordable housing in the City. Financial 
assistance is provided to both non-profit and for-profit housing developers.  
 

Table 4-21: Affordable Senior Housing Units 
Address 

 
 

Total 
Subsidized 

Units 

Subsidized Units by  
Bedroom Count 

Covenant 
Date 

Restrictions 
Expiration 

Date 1 Bedroom 2 Bedroom 
Heritage Park 
2665 Clark St. 86 64 22 5/22/2007 5/22/2062 

Clark Terrace 
2660 Clark St. 

40 40 0 12/20/1995 12/20/2035 

Clark Terrace 
Phase II 
2680 Clark St. 

40 40 0 7/26/2001 7/26/2041 

 
As Table 4-21 displays, all senior housing has affordability covenant restrictions that will not expire in the 
upcoming planning period. Therefore, no further analysis of costs and programs for preserving such units 
is necessary. 
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4.6  Housing Needs 
 
The following is an analysis of current City housing conditions that presents the housing needs and 
concerns relative to various segments of the population. Several factors will influence the degree of 
demand, or “need” for new housing in Norco in coming years. The four major needs categories considered 
in this element include: 

• Housing needs resulting from population growth, both in the City and the surrounding region 
• Housing needs resulting from overcrowding units 
• Housing needs that result when households pay more than they can afford for housing 
• Housing needs of “special-assistance needs groups” such as elderly, large families, female-headed 

households, households with persons with disabilities including persons with developmental 
disabilities, farmworkers, and the homeless 

In terms of specific housing needs, assistance for first-time homebuyers will become critical for the low- 
and moderate-income population in achieving home ownership. Lower-income groups will need the most 
assistance in meeting the increasingly higher cost burdens associated with owning a home. However, 
although new homes are for the most part above the financial attainment of lower-income households, 
there are homeownership opportunities for above-moderate-income households with the City’s existing 
stock of older resale homes. In terms of rental households, there appears to be a need for additional rental 
resources with three bedrooms at rates affordable to lower-income households. 

 
4.6.1 Regional Housing Needs Assessment 
 
California’s Housing Element law requires that each city and county develop local housing programs 
designed to meet its “fair share” of existing and future housing needs for all income groups. This fair-share 
allocation seeks to ensure that each jurisdiction accepts responsibility for the housing needs of not only its 
resident population, but for the households who might reasonably be expected to reside within the 
jurisdiction, particularly lower-income households. This assumes the availability of a variety and choice of 
housing accommodations appropriate to their needs, as well as certain mobility among households within 
the regional market.  
 

4.7 Opportunity for Energy Conservation 
 
In 1974 the California State Legislature created the California Energy Commission to deal with the issue 
of energy conservation. The Commission adopted conservation standards for new buildings in 1977 and 
was directed by the Legislature to periodically improve the standards to account for state-of-the-art 
energy-efficient building design. Since 1977 the Commission has adopted revised energy standards for new 
residential buildings that have been placed in Title 24 of the California Administrative Code. Compliance 
with the energy standard is achieved by satisfying certain conservation requirements and an energy budget. 
In turn, the homebuilding industry must comply with these standards while localities are responsible for 
enforcing the energy-conservation regulations. 
 
Furthermore, the state passed the Global Warming Solutions Act of 2006 (AB 32), which requires all local 
jurisdictions to reduce their carbon dioxide emissions to 1990 levels by 2020. AB 32 required the California 
Air Resources Board (CARB) to develop a Scoping Plan that describes the approach California would take 
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to reduce GHGs to achieve this goal. Since 2008, there have been two updates to the Scoping Plan. The 
latest Scoping Plan was released in 2017 and identifies how the state can reduce GHG emissions by 40 
percent from 1990 levels by 2030, and substantially advance toward the 2050 climate goal to reduce GHG 
emissions by 80 percent below 1990 levels. 
 
Opportunities for additional energy-conservation practices include the implementation of “mitigation 
measures” contained in environmental impact reports on residential projects in the appropriate section of 
environmental impact reports, prepared by or for the City of Norco. Mitigation measures to reduce energy 
consumption may be proposed in the appropriate section of environmental impact reports, prepared by 
and for the City of Norco. These mitigation measures may be adopted as conditions of project approval. 
  
Some additional opportunities for energy conservation that the City may consider include various passive 
design techniques. Among the range of techniques that could be used for purposes of reducing energy 
consumption include: 
 

• Locating the structures on the northern portion of the sunniest area on the site 
• Designing the structure to admit the maximum amount of sunlight into the building and to reduce 

exposure of extreme weather conditions 
• Locating indoor areas of maximum usage along the south face of the building and placing corridors, 

closets, laundry room, power core, and garages along the north face of the building to serve as a 
buffer between spaces of the colder north face 

• Making the main entrance a small, enclosed space that creates an air lock between the building 
and its exterior, orienting the entrance away from the prevailing winds; or using a windbreaker to 
reduce the wind velocity against the entrance 

• Locating window openings to the south and keeping east, west, and north windows small, 
recessed, and double-glazed 

 
The City will also explore potential goals and policies to promote a menu of developer incentives which 
would be applied to projects that promote infill, higher density, and compact development patterns in the 
right locations, Other regulations could focus on use of energy-efficient materials and equipment, reuse of 
building materials, and implementation of water management designs and drought-tolerant landscaping. 
While “green” building materials, appliances, and fixtures may increase the costs of housing construction, 
the long-term benefits (in terms of applicability and environmental concerns) outweigh the initial 
development costs. The program may therefore include incentives to help developers or property owners 
mitigate the initial cost of impacts. 
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5 Housing Constraints Analysis 
 
This section of the Housing Element examines the constraints that could hinder the City’s achievement of 
its objectives and the resources that are available to assist in the provision of housing. State law requires 
that Housing Elements analyze potential and actual governmental and non-governmental constraints to 
the production, maintenance, and improvement of housing for persons of all income levels and disabilities. 
The constraints analysis also must demonstrate local efforts to remove governmental constraints that 
hinder achievement of housing goals. 
 

5.1 Governmental Constraints 
 
Local policies and regulations can affect the availability of housing and, in particular, the provision of 
affordable housing. Land use controls, site improvements, fees and exactions, permit processing 
procedures, and other factors can affect the maintenance, development, and improvement of housing. 
 
State, federal, and regional regulations, over which the City has no control, also affect the availability of 
land for housing and the cost of producing housing. Regulations related to environmental protection, 
building costs, and other topics have significant, often adverse impacts on housing costs and availability. 
While constraints exist at other levels of government, this section emphasizes policies and regulations that 
are under City control.  
 

Key Policies and Regulations Affecting Housing Costs. 
City of Norco Controlled Non-City Controlled 

Zoning/Development Standards Multiple Species Habitat Conservation Plan 
Requirements and Fees 

Density/Open Space Transportation Uniform Mitigation Fees 
Site Improvements Environmental Impact Analysis 
Impact Fees and Exactions Building Codes 
Permit Processing Time Availability of Capital for New Construction 
Parking School Impact Fees 

 
It is important to note that the City of Norco’s intent is to find a balance between implementing 
community standards and quality for new residential development and maintaining a development review 
process and appropriate regulations that do not unreasonably constrain new residential development.  
 
5.1.1 Land Use Controls 

 
General Plan 
 
Under State law, every city and county in California must prepare and adopt a General Plan. It serves as 
the blueprint for future development. The General Plan is the foundation of all land use controls in a 
jurisdiction and establishes policy guidelines for all development within the City.  
 
The Norco General Plan goals and policies guide residential development that is consistent with the 
animal-keeping lifestyle on which the City was founded. The Land Use Element has the most direct 
influence on residential development by specifying the amount, location, type, and density of residential 
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development. The Zoning Code reinforces the objectives of the Land Use Element by regulating 
development densities, housing types, and development standards in specific residential zones. 
 
The Norco General Plan Land Use Map includes the following residential land use designations: 
Residential Agricultural (RA) and Residential Low (RL). The City’s Land Use Element also includes a 
Hillside Area designation (HS). The HS designation serves as a “temporary” designation that will allow 
development when a specific plan is approved. Once the designation plan is approved, it replaces the HS 
land use designation. The Specific Plan land use designation is applied to projects with standards that may 
deviate from the typical zones.  
 
Zoning and Residential Development Standards 
 
The Zoning Code (Title 18 of the City’s Municipal Code) includes limits on unit density, building height, 
preservation of animal-keeping areas and lot coverage, as well as the minimum requirements for onsite 
parking. Differences in development standards can affect the relative affordability of the dwelling. The A-
1 zones are intended to provide animal-keeping and small-plot agriculture. A majority of the residential 
area is zoned A-1-20, which requires a minimum lot size of 21,780 square feet to accommodate animal 
keeping and small-plot agriculture. Table 5-1 identifies all zones that offer opportunities for residential 
uses within the City of Norco. Figure 5-1 is the City’s Zoning Map. 

 
Table 5-1: Residential Land Uses Zones 

Zoning District 
Approximate 
Total Acreage 

A-E Agricultural Estate 164 
A-1 

A-1-20 
A-1-2 
A-1-5 

Agricultural Low Density 
Min. lot size – ½ acre 
Min. lot size – 2 acres 
Min. lot size – 5 acres 

4,084 

R-1 
R-1-10 
R-1-15 
R-1-20 

Residential Single-Family 
Min. lot size – 10,000 s.f 
Min. lot size – 15,000 s.f 
Min. lot size – 20,000 s.f 

160 

R-3 
R-3-6 
R-3-8 

Residential Multiple-Family 
Max. 6 du/ac 
Max. 8 du/ac 

0 

HS Hillside (Agricultural/Low Density) Areas 327 
HDO Housing Development Overlay 102 
SP Norco Hills SP (residential component) 

Norco Ridge Ranch SP 
Gateway SP (residential component) 

730 

Total Residential Acreage 5,567 
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Figure 5-1 Zoning Map 
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The City also provides opportunities for residential development in the PD (Planned Development) 
Overlay zone. However, residential developments within the PD Overlay zone are still limited to the 
densities allowed in the underlying zone designation. The form and type of residential development within 
this overlay zone is also required to be compatible with existing or potential development of surrounding 
neighborhoods. The PD Overlay zone would not be functional in providing affordable housing in an A-1 
zone because of the density restriction, but there is no such restriction on a PD Overlay zone in a 
commercial zone, which could include a residential component.  
 
The City did not previously have development standards for the HDO and R-3 zones where multi-family 
housing is permitted. The lack of development standards requires subjectivity in approval of multi-family 
housing projects, which could be considered a constraint development. Since beginning their update of the 
Housing Element, the City has created objective development standards that apply to all projects in the 
HDO zone which will help to eliminate objectivity associated with project approval, as specified under 
Program 4.1. 
 
Objective development standards have been adopted by the City of Norco to evaluate residential and 
mixed-use development applications and provide direction to developers and property owners on the key 
design components to streamline the project approval process. The standards encourage development of 
workforce housing compatible with the surrounding neighborhood and the overall character of the City of 
Norco, while also ensuring a high level of design quality, and appropriate site planning. Development 
standards include standards for building height, lot coverage, walls, parking, minimum dwelling size, open 
space, landscape, and lighting. A summary of standards have been included below in Table 5-2, HDO 
Objective Development Standards Summary.  
 

Table 5-2: HDO Objective Development Standards Summary 
Standard Requirement 

Building Height (max.) 35 ft. (30 ft. within 35 ft. of R1 or A1 zone; 40 ft. if 
100 ft. from property perimeter) 

Lot Coverage (max) 60 percent 
Setback (public frontage) 20 ft. 
Setback (interior lot line A-1 or R-1 zone) 60 ft. from property line to building face consisting 

of: 
• 10 ft. block wall 
• Min. 5 ft. landscape planter 
• 20 ft. parking stall/carport/or garage 
• 25 ft. drive aisle 
• 5 ft. sidewalk 
• 5 ft. landscaping at building face 

Setback (interior lot line non-A-1 or R-1 zone) Minimum distance equal to one-half (1/2) the 
building height as measured from the ridgeline 
and/or parapet 

Setback (between buildings) 15 ft. 
Walls within setback When a non-single-family lot abuts an R-1 or A-1 

lot anywhere but the front yard of said R-1/A-1 lot, 
a ten foot (10’) tall masonry wall is required. 

Retaining Walls (max.) 6 ft. 
Off-street parking Parking shall be provided at the following 

minimum ratios: 
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• 2 spaces for each studio or 1 bedroom unit 
• 3 spaces for each 2 bedroom unit 
• 4 spaces for each 3 bedroom unit 
• 1 guest spaces for every 4 units 
• 1 trailer space (minimum 10’ x 40’ with 

minimum turning radius of 40’) for every 
20 units 

Dwelling size (min.) 500 ft. 
Open space 80 sq. ft. per unit (min. depth of 6 ft.) 
Landscaping (min.) 25 percent 
Amenities Less than 20 units – no amenities 

20 or more units – minor and major amenities 
required at specified ratios 

 
The objective development standards created for the HDO zone are implemented for public safety (such 
as maintaining appropriate sight distances for traveling vehicles) and the protection of surrounding land 
uses (such as the A-1 zone). Objective development standards for the HDO zone were finalized in March 
2022; therefore, projects have not yet been constructed under the new standards. However, the City has 
developed balanced objective development standards that both reflect the City’s overall character and 
needs while providing feasible and flexible design parameters that are comparable to surrounding 
jurisdictions’ development standards for similar land uses. For instance, the City of Corona requires 10 to 
25 feet setbacks from High Density Residential uses, allows up to 40 feet in building height, and permits 
up to 60 percent maximum lot coverage for their R-3 zone (high-density residential). Setbacks, wall, and 
landscaping requirements are implemented as protective measures to buffer between adjacent land uses 
and ensure future development would not disrupt neighboring land uses. Amenities are required for 
multifamily residences (20 units or more) to provide enhanced living space and additional recreation/open 
space within the residential community in lieu of private open space typically afforded with single-family 
residences or other low-density residential uses. See Parking Requirements below for parking requirement 
analysis. 
 
Since release of the City’s new objective development standards, the City received interest from a developer 
in developing one of the identified housing sites. Preliminary plans provided to the City comply with the 
approved objective development standards, including parking requirements, demonstrating that approved 
standards are feasible and are not a constraint on development. The City has observed that historically, 
constraints in development of HDO-zoned sites are predominately due to unclear development standards 
and approval subjectivity. Overall, the implementation of objective development standards will remove 
uncertainty and approval subjectivity and streamline the approval process for multifamily housing in the 
HDO zone. Therefore, implementation of objective design standards is not considered a constraint on 
development of affordable housing in the HDO zone, but rather, would remove existing constraints on the 
development of housing within the HDO zone. 
 
Table 5-3 provides a summary for each zone that will allow residential uses, along with development 
standards for each, including setbacks, lot coverage, and maximum building height. The table does not 
include standards for the SP zone since standards for each Specific Plan will be unique and specific to each 
project.  
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Table 5-3: Summary of Residential Zoning Regulations 
Development 

Standard 
A-E zone A-l Zones A-2 Zones R-l Zones R-3 Zones HS Zone 

Residential Uses Single-family 
Detached 

Single-family 
Detached 

 Single-family 
Detached 

 Single-family 
Detached 

Low-density 
multiple -family 

 

Single-family 
Detached 

Min. Dwelling 
Size  

2 or fewer 
bedrooms 
More than 2 
bedrooms 

 
 

1,200 s.f. 
 

1,500 s.f. 

 
 

1,100 s.f. 
 

1,300 s.f. 

 
 

1,100 s.f. 
 

1,300 s.f. 

 
 

1,100 s.f. 
 

1,300 s.f. 

 
 

750 s.f. for any 
dwelling 

 
 

1,100 s.f. 
 

1,300 s.f. 

 
Min. Lot Area 

 
40,000 s.f. 

A-10: 10 acres 
A-20: ½ acre  

A-40: 40,000 s.f. 

 
5 acres 

R-1-10: 10,000 s.f. 
R-1-15: 15,000 s.f. 
R-1-20: 20,000 s.f. 

 
30,000 s.f. 

 
20,000 s.f 

Min. 
Dimensions  

Width 
Depth 

 
80 ft. 

150 ft. 

 
80 ft. 

200 ft. 

 
240 ft 
320 ft 

 
80 ft. 

100 ft. 

 
100 ft. 
100 ft. 

 
None 

Min. Setbacks       
Front Yard 25 ft. from ROW 25 ft. from ROW 25 ft. from ROW 25 ft. from ROW 25 ft. from ROW 25 ft. from ROW 

 
 
 
 

Side Yard 
(Interior) 

 
 
 

20 ft. aggregate, 
with 5 ft. min. on 

one side 

 
 
 

20 ft. aggregate, 
with 5 ft. min. on 

one side* 

 
 
 

20 ft. aggregate, 
with 5 ft. min. on 

one side 

 
 

Lots < 10,000 s.f.: 
5 ft. Lots > 10,000 

s.f.: 20 ft. 
aggregate, with 5 

ft. min. on one 
side 

A distance equal 
to 1/2 of a 
dimension 
measured from 
the highest point 
of a grade along 
the perimeter of 
the building to 
the uppermost 
portion of the 
building 

 
 
 

20 ft. aggregate, 
with 5 ft. min. on 
one side 

Side Yard 
(Street Side) 

20% of lot width 
up to 15 ft. 

20% of lot width 
up to 15 ft. 

20 ft. 20% of lot width 
up to 15 ft. 

10 ft. 20% of lot width up 
to 15 ft. 

 
 

 
 

 
 

 
 

 
 

A distance equal 
to 1/2 of a 
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Rear Yard 

 
 

30 ft. 

 
 

60 ft. before Ord. 
753 

100 ft. after Ord. 
753 

 
 

30 ft. 

 
 

15 ft. 

dimension 
measured from 
the highest point 
of a grade along 
the perimeter of 
the building to 
the uppermost 
portion of the 
building 

 
 

30 ft. 

Max. Bldg. 
Height 

Accessory 
structures 

35 ft. or 2 stories 
 

2 stories 

35 ft. or 2 stories  
 

2 stories 

35 ft. or 2 stories 35 ft. or 2 stories  
 

1 story 

35 ft. or 2 stories, 
whichever is less 

35 ft. for all 
structures 

Max. Lot 
Coverage 

40% 40% of pad area 40% 50% 35% 15% 

 
Notes: ROW – Right-of-Way 
* Any residences built after the adoption of Ordinance 785 shall require a minimum 15 ft. setback on one side and a minimum 5 ft. setback on the opposite side. 
* A-1-20 shall refer to all lots created before the effective date of Ordinance No. 977, when the minimum lot size was 20,000 square feet, and to all lots created 
after the effective date of Ordinance No. 977, when the minimum lot size was increased to 21,780 square feet net. 
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Housing Development Overlay Zone 
 
The City of Norco recognizes the importance of providing a variety of housing opportunities and the 
benefits of locating affordable housing near services and employment centers. Consequently, during a 
previous planning period, the City established the Housing Development Overlay (HDO) zone to facilitate 
and encourage the development of affordable housing. The HDO zone applies to specific properties within 
the City as shown on the official Norco Zoning Map and requires an HDO Site Plan to guide development 
on each site. The City has revised the HDO zone such that residential development, including at least 20 
percent of units affordable to low-income households, would be approved by-right in Sites 1 and 2 (see 
Figure 6-1), subject to objective development standards. The HDO zone is intended to facilitate the 
development of affordable housing within a mixed-use context while taking into account the community’s 
small-plot agricultural/animal-keeping/equestrian lifestyle. The HDO zone allows for densities up to 30 
(35 with City density bonus) dwelling units per acre, which is appropriate to facilitate the development 
of affordable housing consistent with the requirements of State Government Code Section 65580 and is 
appropriate to accommodate the City’s 2021-2029 RHNA allocation.  
 
As the HDO zone is an overlay, development standards are based on those of the underlying zone. The 
underlying zones for sites currently designated HDO are General Commercial (C-G) on Sites 1 through 4. 
The development standards for the C-G zone are provided in the table below; as shown, this zone allows 
building heights of 35 feet (equivalent to 3 stories), or 50 feet (4 stories) with a Conditional Use Permit. 
Combining the by-right provisions of the HDO overlay with the underlying zoning standards would allow 
by-right development of 4-story buildings within the HDO zone.  
 

Table 5-4: C-G Development Standard Summary 
Development Standard C-G Zone 

 
Min. Lot Area 

 
13,125 s.f. 

Min. Dimensions  
Width 
Depth 

 
75 ft. 

175 ft. 
Min. Setbacks 

Street Side – Building  
Street Side – Parking 
Interior Side 
Rear 

 
25 ft. 
10 ft. 
0 ft. 
0 ft. 

Max. Bldg. Height 35 ft. 
50 ft. with CUP 

Max. FAR None 

Max. Lot Coverage None 
 
The SP zone did not previously have any development standards; therefore, the objective development 
standards were prepared for the HDO zone as part of this housing element and will be the applicable 
standards moving forward.  
 
Parking Requirements 
 
City parking standards for residential developments are tailored to the vehicle ownership patterns 
associated with different residential uses. However, some jurisdictions can impose excessive parking 
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requirements, which can limit the overall production of housing. Parking is very expensive to provide and 
can consume valuable space that otherwise could have been used for additional housing or amenities such 
as common or private open space. Jurisdictions can implement greater parking requirements to avoid 
parking spillovers in adjacent neighborhoods. This is a common issue related to denser, multifamily 
residential uses that are adjacent to single-family areas.  
 
The Zoning Code requires parking based on the number of dwellings on the property parking standards 
for residential uses in Norco are shown in Table 5-5. For single-family developments, the Zoning Code 
requires two enclosed parking spaces in a private garage. Multifamily developments require two roofed 
parking spaces per dwelling unit. Senior housing requires a ratio of not less than 0.75 parking spaces per 
dwelling unit with not less than 10 percent of the total number of required parking spaces being designed 
and designated as handicapped spaces.  
 

Table 5-5: Residential Parking Requirements 
Residential Type Required Parking 

Single-family Residential 2 enclosed parking spaces in a private garage 
Multifamily Residential 2 covered spaces for each unit 

 
The 2021 update to the City’s Zoning Code ADU policies exempts a significant portion of new ADUs and 
JADUs from parking requirements. New studio units, units constructed within an existing or proposed 
primary residence, or units within one-half mile of a public transit bus stop are no longer required to 
provide onsite parking. It is noted that a Riverside Transit Agency bus line operates on Hamner Avenue, 
running through the center of the city, and hundreds of parcels, including the development sites identified 
in this Housing Element, would therefore qualify to have no ADU parking requirement due to their 
proximity to public transit, pursuant to Government Code section 65852.2. In addition, for other ADU 
units, the revised policies allow uncovered and tandem parking within a driveway and removes the 
requirement to replace parking spaces where a garage or carport is demolished or converted to 
accommodate an ADU. 
 
As shown in Table 5-2, parking standards for the HDO zone include 2 spaces for each studio or 1 bedroom 
unit; 3 spaces for each 2 bedroom unit; 4 spaces for each 3 bedroom unit; 1 guest spaces for every 4 units; 
and 1 trailer space (minimum 10’ x 40’ with minimum turning radius of 40’) for every 20 units. Historically, 
the City has observed these parking requirements to be appropriate and preferred by residents. However,  
excessive parking standards that are not reflective of actual parking demand can pose a significant 
constraint to housing development by increasing development costs and reducing the potential land 
available for project amenities or additional units. Therefore, the City has updated Program 2.1 to revise 
the HDO ODS to reduce parking requirements for studio and one bedroom units from 2 spaces to 1.5 
spaces. 
 
Open Space Requirements 
 
To improve the living environment of residential neighborhoods, communities typically require housing to 
have a certain amount of open space, such as yards, common space, and landscaping. For single-family 
homes, open space is reflected in setbacks, yard sizes, and lot coverage requirements. As identified in Table 
5-2, Summary of Residential Zoning Regulations, single-family residential districts are designed to 
incorporate open space on each lot. The R-3 Zone has development standards that ensure open space is 
provided.  
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In addition to the development standards identified in Table 5-2, the A-1 Zone also requires a Primary 
Animal Keeping Area (PAKA) on newly created lots. This requirement ensures that enough open space is 
provided to maintain animal keeping as the city’s focus. For a pad area less than 20,000 square feet, the 
PAKA must be a minimum of 2,728 square feet. For a pad area greater than 20,000 square feet, the PAKA 
must be a minimum of 3,304 square feet. Non-animal related structures are not allowed in the PAKA.  
 
Density Bonuses 
 
In 2013, the City adopted Ordinance 965, codified in Chapter 18.65, Residential Density Bonus Provisions, 
in the Municipal Code. The intent and purpose of Chapter 18.65 is: 1) to facilitate the production of housing 
for all income levels and special-needs households, including senior citizen housing; 2) facilitate the 
development of rental housing for households in all income categories identified by the California 
Government Code as it pertains to the development of affordable housing; and 3) to implement Sections 
65915, 65915.5 and 65917 of the California Government Code as required by Section 65915(a). Action 4.5 
requires the City to update Chapter 18.65 to reflect recent changes to the State density bonus law.  
 
Multiple Species Habitat Conservation Program (MSHCP) 
 
In 2003, the Riverside County Board of Supervisors adopted the Riverside County Multiple Species 
Habitat Conservation Plan (MSHCP), which is a criteria-driven Habitat Conservation Plan intended to 
create a network of permanent open space. The intent is to conserve a variety of natural communities that 
would ensure survival of numerous species of plants and animals. The city of Norco is within the MSHCP 
boundaries, with approximately 1,600 acres within the MSHCP Criteria Area plus additional land within 
the MSHCP Plan Area. Thus, additional constraints on the provisions of affordable housing for land within 
the MSHCP Reserve area may occur. The MSHCP is a governmental constraint that is beyond the City’s 
control, as it is a multi-jurisdictional program. The MSHCP may also create additional constraints due to 
the MSHCP fees, which are applied per dwelling unit. Specific fee amounts are listed under “Additional 
Development Fees.” 
 
The MSHCP will reduce the amount of land available for a variety of uses, including residential 
development, for land that is within the MSHCP Criteria Areas. Land within the MSHCP Criteria Areas 
also is subject to two processes known as the Habitat Evaluation and Acquisition Negotiation Strategy 
(HANS) and Joint Project Review (JPR). Any development proposals for land creates additional 
constraints to the development of affordable housing.  
 
Accessory Dwelling Units 
 
In response to State-mandated requirements and local needs, the City of Norco allows the development of 
accessory dwelling units (ADUs). Traditionally intended for elderly or other members of owner-occupied 
families, the example of compact, infill development can be one strategy for meeting growing rental 
housing demands.  
 
An ADU is a self-contained living unit with cooking, eating, sleeping, and full sanitation facilities, either 
attached to or detached from the primary residential unit on a single lot. ADUs may offer affordable rental 
housing for seniors, college students, and single persons that typically rent for less than an apartment of 
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comparable size. In addition, the primary homeowner receives supplemental income, which can help many 
modest-income and elderly homeowners remain in or afford their homes. 
 
The City amended its Zoning Code in 2021 to establish a ministerial process for accessory dwelling units 
and junior accessory dwelling units (JADU). These uses are defined as: 
 

• Accessory dwelling units are attached or detached residential dwelling units that provide 
complete independent living facilities for one or more persons and are located on a lot with a 
proposed or existing primary residence. These units must include permanent provisions for living, 
sleeping, eating, cooking, and sanitation on the same parcel as the single-family or multifamily 
dwelling to which it is accessory. 

• Junior accessory dwelling units are a unit that is no more than 500 square feet in size and 
contained entirely within a single-family residence. A JADU may include separate sanitation 
facilities or may share sanitation facilities with the existing structure. 

 
The Zoning Code permits the ADUs and JADUs to be rented and occupied separately from the primary 
residence for a minimum rental period of 30 days. 
 
ADUs and JADUs are subject to issuance of a building permit and must be approved without a public 
hearing provided they meet the Zoning Code’s standards. For lots with a single-family residence, up to one 
ADU plus one JADU may be constructed. Major Zoning Code standards for building permit issuance 
include: 
 

• Unit size standards:  
o Attached ADUs: 850 s.f. for 0-1 bedrooms; 1,000 s.f. for 2 bedrooms 
o Detached ADUs: up to 1,200 s.f. 

• Setbacks, lot coverage, and height: 
o No setbacks when reusing portions of an existing structure. In other cases, 4 feet to side 

and rear lot lines, and 10 feet between the detached ADU and other buildings. 
o Lot coverage of existing and proposed buildings may not exceed the lot coverage 

requirement of the underlying zone. This does not apply to ADUs of 800 s.f. or less 
o Maximum height for ADUs 16 feet 

• Parking: 
o One space per unit, except no spaces required for studio units, units constructed within 

an existing or proposed primary residence, or for units within one-half mile of a public-
transit bus stop 

o Parking may be uncovered, and tandem parking within a driveway is permitted 
o Where a garage or carport is demolished or converted to accommodate an ADU, no 

replacement of parking spaces is required 
 
Short-Term Rentals 
 
As home-sharing websites have risen in popularity in recent years, there has been a significant increase in 
the number of homes being offered on a short-term basis to generate rental income. Homes may be offered 
as “home shares,” where the primary resident offers one or more rooms to visitors while remaining onsite, 
or whole homes may be rented on a daily or weekly basis. While the impact of short-term rentals on 
housing availability and affordability is still being evaluated, there is evidence that short-term rentals have 
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a negative effect on housing affordability by changing the way residential properties are used and reducing 
housing availability for local residents.  
 
Due to the City’s suburban location and the lack of major local destinations to attract short-term renters, 
such rentals are not common in Norco; an April 2021 search of popular home-sharing websites identified 
fewer than 10 short-term rentals (less than 0.1 percent of units in the city) available for the period from 
April to September 2021. Due to the minimal presence of short-term rentals in the community, the City has 
not addressed this use in its Zoning Code. As of the writing of this document, short-term rentals do not 
pose a constraint to housing development. 
 
Military Operations  
 
Norco is home to the Naval Weapons Station Seal Beach (NWSSB) Detachment Norco. NWSSB and its 
detachments each have a unique set of complementary capabilities that contribute to an overall mission to 
provide shore-based infrastructure support to the Navy’s ordnance mission and other fleet support 
activities. NWSSB and its detachments provide weapons storage, loading, maintenance, and assessment 
support to ships of the United States Pacific Fleet. The NWSSB Detachment Norco operates as mostly a 
science and technology research facility and does not currently support activity that would conflict with 
existing or proposed housing sites, goals, or policies. 

5.2 Provision for a Variety of Housing 
 
State Housing Element law specifies that jurisdictions must identify adequate sites to be made available 
through appropriate zoning and development standards to encourage the development of various types of 
housing for all segments of the population, including multifamily residential housing, factory-built 
housing, emergency shelters, transitional housing, and supportive housing.  
 
Multifamily Housing 
 
Low-density multifamily housing in permitted by-right in the R-3 residential zone. The R-3 zone allows 
residential densities up to 8 dwelling units per acre.  

The City has established a Housing Development Overlay (HDO) zone. The HDO zone applies to specific 
properties within the City as shown on the official Norco Zoning Map and requires an HDO Site Plan to 
guide development on each site, which is reviewed and approved by the Planning Commission. The City 
will revise the HDO zone such that residential development, including at least 20 percent units affordable 
to low-income households, would be approved by-right in Sites 1 and 2 (see Figure 6-1), subject to objective 
development standards. The HDO zone is intended to facilitate the development of affordable housing 
within a mixed-use context while taking into account the community’s small-plot agricultural/animal-
keeping/equestrian lifestyle. The HDO zone allows for densities up to 35 dwelling units per acre (with a 
City density bonus for equestrian facilities or State density bonus as consistent with State density bonus 
law), which is appropriate to facilitate the development of affordable housing consistent with the 
requirements of State Government Code Article 10.6 (65580) and is appropriate to accommodate the City’s 
2021-2029 RHNA allocation. Any development currently proposed on an HDO zoned property is subject 
to approval of an HDO Site Plan at which time the development will be reviewed by the various City 
departments for completeness and compatibility with the surrounding uses. The HDO zone previously 
lacked objective development standards, which resulted in delays and additional costs associated with 
project approval by the City. The City has since adopted objective development standards for the HDO 
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zone. With Action 4.1, the City revised the HDO zone such that residential development—including at 
least 20 percent of units affordable to low-income households—would be approved by-right, subject to 
new objective development standards. All other uses, with 80 percent or greater of units priced at market 
rate, will continue to require an HDO Site Plan, would need to comply with proposed objective 
development standards, and would proceed as a discretionary action through the standard development 
review process. Although market rate housing would not be permitted by-right, objective development 
standards will likely facilitate a more efficient City approval process, with reduced time and cost. 

Factory-built (Manufactured) Housing and Mobile Homes 
 
The Norco Zoning Code defines factory-built housing as a residential building dwelling unit, or an 
individual dwelling room or combination of rooms thereof or building component, assembly, or system 
manufactured in such a manner that all concealed parts or processes of manufacture cannot be inspected 
before installation at the building site. Factory-built housing is permitted on all residential-zoned 
properties. Mobile homes are defined as a structure transportable in one or more sections, designed and 
equipped to contain no more than one dwelling unit to be used with or without a foundation system. 
Mobile homes are permitted in all zones that permit residential uses. However, mobile-home park 
developments are conditionally permitted in the R-3 zone. Action 2.7 provides for the removal of language 
in the Zoning Code related to temporary use mobile homes for the elderly; this language has been 
superseded by the streamlined regulations adopted for ADU and JADU construction.  
 
Emergency Shelters and Low Barrier Navigation Centers 
 
Emergency shelters provide short-term shelter for homeless persons. Emergency shelters must address 
statutory requirements pursuant to State law, requiring, among other things, the identification of at least 
one zone where emergency shelters are permitted without a CUP or other discretionary action. The 2020 
Riverside County Point-in-Time Count and Survey of homelessness in the region identified 12 unsheltered 
homeless individuals in Norco. 
 
Several changes have been made to State law that require amendment to existing Zoning Ordinance. AB 
139 changes the way local governments can regulate parking requirements for emergency shelters. Local 
governments may include parking requirements for emergency shelters specifying that adequate parking 
must be provided for shelter staff, but overall parking requirements for shelters may not exceed the 
requirements for residential and commercial uses in the same zone. The City’s Zoning Ordinance currently 
requires emergency shelter facility to provide off-street parking at the ratio of one space per four beds 
and/or 0.5 per bedroom designated as a family unit with children, plus one space per staff member. The 
Housing Plan of this Housing Element includes a program to amend the Zoning Ordinance to be consistent 
with AB 139 requirements. 
 
AB 101 requires cities to allow a Low Barrier Navigation Center development by-right in areas zoned for 
mixed uses and nonresidential zones permitting multifamily uses if it meets specified requirements. A 
“Low Barrier Navigation Center” is defined as “a Housing First, low-barrier, service-enriched shelter 
focused on moving people into permanent housing that provides temporary living facilities while case 
managers connect individuals experiencing homelessness to income, public benefits, health services, 
shelter, and housing.” Low Barrier shelters may include options such as allowing pets, permitting partners 
to share living space, and providing storage for residents’ possessions. AB 101 also sets a timeline for 
jurisdictions to act on applications for Low Barrier Navigation Center developments. The requirements of 
this bill are effective through the end of 2026, at which point they are repealed. The Housing Plan of this 
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Housing Element includes a program to amend the Zoning Ordinance to allow Low Barrier Navigation 
Centers by-right in areas zoned for mixed use and nonresidential zones permitting multifamily uses. 
 
To facilitate the development of emergency shelters, the City permits emergency shelters by-right in the 
Heavy Commercial/Light Manufacturing (M-1) zone. The majority of land zoned M-1 is located near 
Hamner Avenue, the Gateway Specific Plan, and Lake Norconian. The development standards for 
emergency shelters will be consistent with State law and be specified clearly in the Zoning Code. These 
development standards include: 
 

• The maximum number of beds/persons permitted to be served nightly 
• Off-street parking based on demonstrated need, but not to exceed parking requirements for other 

residential or commercial uses in the same zone 
• The size/location of exterior and interior onsite waiting and client intake areas 
• The provisions of onsite management 
• The proximity of other emergency shelters, provided that emergency shelters are not required to 

be more than 300 feet apart 
• The length of stay 
• Lighting requirements 
• Security during hours that the emergency shelter is in operation  

 
Boarding Houses 
 
Boarding houses are defined in the Zoning Code as “a residence or dwelling, other than a hotel, wherein 
three or more rooms, with or without individual or group cooking facilities, are rented to individuals under 
separate rental agreements or leases.” The City’s definition of boarding house includes parolee-probationer 
homes and sober living home. Boarding houses with up to six residents are allowed in all zones with 
approval of a CUP. Group homes meeting the definitions and requirements in the Lanterman 
Developmental Disabilities Services Act are also permitted as residential uses (see Residential Care 
Facilities below). 
 
Transitional and Supportive Housing 
 
Transitional and supportive housing provides long-term housing (six months to two years), often coupled 
with supportive services, to individuals and families who are transitioning to permanent housing. In a 
supportive housing development, housing is coupled with supportive services such as job training and 
counseling programs. The Zoning Code currently treats transitional and supportive housing as a 
residential use and subject only to those restrictions that apply to other residential uses of the same type 
in the same zone. For example, if transitional housing is a multifamily use proposed in a multifamily zone, 
then zoning treats the transitional housing the same as other multifamily uses proposed in the zone. 
 
Under AB 2162, the State now requires supportive housing projects of 50 units or fewer to be permitted 
by-right in zones where multifamily and mixed-use developments are permitted, when the development 
meets certain conditions. The City may choose to allow larger supportive housing projects by-right in these 
zones. The bill also prohibits minimum parking requirements for supportive housing within ½ mile of a 
public transit stop. The Housing Plan of this Housing Element includes a program to amend the Zoning 
Ordinance to permit supportive housing projects of 50 units or fewer by-right in zones where multi-family 
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and mixed-use developments are permitted and remove parking requirements for supportive housing 
within ½ mile of a public transit stop. 
 

Single Room Occupancies 
 
Consistent with Section 17958.1 of the California Health and Safety Code, the Zoning Code defines a single 
room occupancy (SRO) unit as housing consisting of single-resident dwelling units, typically with no more 
than 400 square feet of habitable space, which is the primary residence of its occupant or occupants. The 
unit must contain either food preparation or sanitary facilities (and may contain both). An accessory 
structure such as a garage, storage room, playroom, pool house or rumpus room does not qualify as an SRO. 
The City permits the approval of SROs (identified as single resident occupancy unit) in the Agricultural 
Low Density (A-1), Agricultural Estate (A-E), Low Density Multiple Family Residential (R-3), Hillside 
(Agricultural/Low Density) (HS), Single Family Residential (R-1), and Housing Development Overlay 
(HDO) zones. 
 
Senior Housing 
 
Housing for seniors (age 55 years or older) is incentivized with lower development standards and 
conditionally permitted within any zone of the city as deemed appropriate by the Planning Commission. 
Where reduced development standards are not requested, senior housing does not require a conditional 
use permit in residential zones that permit multifamily housing. Senior housing developments constructed 
should generally meet the development standards as required within the zone and be compatible with 
existing and planned development in the area in which it is located. In order to ensure the proper 
maintenance of senior housing developments, covenants, conditions and restrictions (CC&Rs) are 
required prior to construction. The CC&Rs enforce age limitations, relocation when the household 
survivor is not a senior citizen, maximum occupancy limitations, and long-term project maintenance and 
repair. CC&Rs must be approved by the City Council.  
 
Farmworker Housing 
 
As indicated in Section 4.5.7 Farms and Ranch Hand Housing Needs, approximately 2.1 percent of Norco 
residents held “Agriculture, Forestry, Fishing and Hunting, and Mining” occupations. These persons are 
most likely employed as farm hands or in plant nurseries, landscaping, or gardening companies. Large scale 
agricultural operations such as dairies have diminished in the city with agriculture operations being 
practiced more at the individual level in the form of raising livestock, primarily horses. The City will update 
their Zoning Code to comply with provisions of the Health and Safety Code Section 1702.15 and 1702.16, 
which allows farmworker housing to be developed within zoning areas that allow agricultural use, such 
as the A-1 zone. The City currently allows for the construction of caretaker dwellings that can be used as 
a residence for full-time farm hands. Caretaker dwellings either may be attached or detached dwellings 
secondary to the main dwelling unit and require a private garage to accommodate a minimum of one 
parking space for each dwelling. Caretaker dwelling units are permitted conditionally in the A-E and A-1 
zones. In addition, farmworker housing can be provided through ministerial approval of an ADU or JADU. 
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5.2.1 Code Enforcements 
 
Building and safety codes regulate new construction, alteration, and reconstruction of buildings, and are 
intended to protect occupants from unnecessary risk of fire, structural collapse, unsanitary conditions, and 
injury or loss of life. While building and safety codes are adopted for the purposes of preserving public 
health and safety, and ensuring the construction of safe and decent housing, they have the potential to 
increase the cost of housing construction and/or maintenance. The City of Norco’s building codes are based 
on regulations necessary to protect the public health, safety, and welfare of its residents. The City has 
adopted into its Codes and Ordinances the 2019 California Building Code, based on the 2018 International 
Building Code, as published by the International Code Council, which establish construction standards 
for all residential buildings. The City has adopted minor amendments to the CBC, none of which are 
expected to pose a constraint to development.  
 
Compliance with the CBC should not significantly add to the cost of construction since the Code is 
mandated to be enforced statewide and costs should be relatively uniform across the State of California.  
Any costs associated with Building Code standards are necessary to protect the health safety and welfare 
of the citizens. Compliance ensures that all new or renovated buildings are structurally sound, have proper 
exiting and are equipped with necessary fire protection features.  
 
5.2.2 On- and Off-site Improvements 
 
Site improvements and property dedications are important components of new development and 
contribute to the creation of decent and affordable housing. Development may include, but are not limited 
to, reservation of sites for parks, recreation facilities, fire stations, libraries, or other public uses; grading; 
landscaping; irrigation; lighting; drainage; and vehicle, equestrian and pedestrian access, including curb 
cuts and street improvements. Site improvements are required to ensure that there is adequate 
infrastructure and access to a site. Site improvements also make the project more compatible with 
surrounding neighborhoods. 
 
Rolled curbs and gutters and drainage facilities direct storm and runoff water out of residential 
developments. City roadways are required to be paved. Pavement creates an all-weather roadway, 
facilitates roadway drainage, and reduces dust. It also produces an efficient circulation system and 
facilitates relatively safe traffic movement. Roadways are classified by the City according to traffic needs 
and are defined as follows:  
 

• Arterial: four to six lanes within a 100- to 110-foot right-of-way  
• Collector: four lanes within an 88-foot right-of-way 
• Local Street: two lanes within a 60-foot right-of-way 

 
Arterials, collectors, and local streets are designated on the General Plan according to existing and 
projected needs. Developers are responsible for the provision of roadways that are necessary to serve the 
project site. Pedestrian/equestrian trails (constructed of decomposed granite) are also required for new 
residential development. Ultimate trail improvements consist of a 12-foot-wide trail located on one side of 
the street. Paved sidewalks of 8 to 10 feet in width are required along certain arterials. Where trails or 
sidewalks are available, safety of pedestrian traffic is enhanced, particularly for school-age children, the 
elderly and the physically impaired. 
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Within the C-G zone, which is the underlying zone for Sites 1 and 2, the minimum landscaping 
requirements is 15 percent of the total site area, including a minimum 10-foot-wide planting area adjacent 
to any right-of-way, and a minimum of one 15-gallon tree for every 25 feet of interior boundary. 
 
Site improvements can be viewed as a constraint to the development of affordable housing. In most cases, 
these improvements are dedicated to the City, which then is responsible for their maintenance. The cost 
of these facilities, borne by developers, is added to the cost of new housing units, and eventually is passed 
on to the homebuyer or property owner. Norco is a unique jurisdiction in Riverside County, in that it is 
almost entirely built out and already has existing upgraded infrastructure and roadways throughout the 
City. To reduce the impact of potential infrastructure upgrades on the development of affordable housing 
units, sites identified in the Sites Inventory to accommodate very-low- and low-income housing are located 
along existing major roadways that will not require further upgrades if a project is proposed. If affordable 
housing is proposed in a less-dense area, the City will work with affordable housing developers to offset 
the cost of any necessary improvements using any available funding source, including CDBG or HOME 
funds.  
 
5.2.3 Fees and Exactions 
 
Planning and Permitting fees are charged on an at-cost basis to cover staff services and administrative 
expenses for processing development applications. Development impact fees are required to provide 
essential services and infrastructure to serve new residents. Impact fees are governed by State law to 
demonstrate a nexus between development and potential impacts. State law also requires the 
proportionality test to ensure the pro-rata share of costs to provide services and infrastructure by 
individual developments is reasonable. 
 
The City recognizes that planning/permitting and development fees add to the cost of residential 
development. To mitigate the impact of planning/permitting and impact fees on the cost of residential 
development, the City may use CDBG funds, as well as other funding sources to gap-finance affordable 
housing development. The City’s Planning Department Fees are shown in Table 5-6. Development Impact 
Fees, which are collected through the Building Department, are outlined in Table 5-7.  
 

Table 5-6: Planning Department Fees, 2020-21 
Planning Department 2020-2021 Fee 

Conditional Use Permit – Major $8,020 
Conditional Use Permit – Minor $4,220 
General Plan Amendment/Rezone $8,905 
Tentative Parcel Map $8,046 
Tentative Tract Map  $17,386 
Site Plan Review – Major $7,340 
Site Plan Review – Minor $4,036 
Architectural and Photometric Review $552 
Accessory Building Use Permit $3,473 
Large Family Day Care $2,266 
Pre-application Review $0 
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In comparison to surrounding jurisdictions, the City of Norco’s planning fees are lower than those 
implemented by City of Corona, City of Eastvale, and the County of Riverside. While the City’s fees have 
increased slightly since the 2014-2021 planning period, the increases were minor and are not considered a 
constraint to the development of new housing.  
 

Table 5-7: Development Impact Fees 

 
 
Countywide Development Fees 
 
In addition to the fees shown earlier, Table 5-8 provides additional development impact fees that are not 
controlled by the City but may apply to development. These fees include: 
 

• Riverside County Multiple Specie Habitat Conservation Plan (MSHCP), which is a 
criteria-driven Habitat Conservation Plan intended to create a network of permanent 
open space 

• Transportation Uniform Mitigation Fee (TUMF), intended to fund the mitigation of 
cumulative regional transportation impacts resulting from future development 

• Stevens Kangaroo Rat Mitigation Fees, to replace and preserve habitat for the species that 
may be affected by new development 

• School Impact Fees, established by the local school district to fund school facilities; and 
• Area Wide Drainage Fees, which are established to maintain and upgrade the city’s 

drainage system as new development occurs 
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Table 5-8: County/Regional Development Impact Fees 
Fee Type Fee Amount 

Western Riverside County 
Multiple Species Habitat 
Conservation Plan 
(MSHCP) Fees 

Less than 8.1 dwelling units per acre = $2,234 per dwelling unit.  
Between 8.1 and 14.0 dwelling units per acre = $1,430 per dwelling unit. 
Greater than 14.0 dwelling units per acre = $1,161 per dwelling unit 

Transportation Uniform 
Mitigation Fee (TUMF) 

Single-Family Residential = $9,810 per single-family residential unit 
Multifamily Residential = $6,389 per multifamily residential unit 

Kangaroo Rat Mitigation 
Fee 

Less than 0.5 acre = $250/residential unit 
0.5 acre or greater = $500/acre 

School Impact Fees $4.08 per square foot  
 
The fees identified in Table 5-8 were established by agencies apart from the City of Norco. The City does 
not have the authority to waive or modify these fees; however, these fees are often examined and/or waived 
for affordable housing developments. For example, TUMF fees are not applied to affordable housing 
complexes and kangaroo rat fees are reduced for multifamily developments.  
 
Table 5-9 presents an estimate of the development fees for a single-family as compared to a multifamily 
unit constructed in the city. 
 

Table 5-9: Development Fees for a Typical Unit 
Development Fees Single-family Multifamily 

Estimated City DIF Per Unit $35,002 $24,919 
Estimated Building Permit Fee Per Unit $2,114 $1,274 
Estimated Non-City DIF Fees Per Unit $20,454 $11,880 
Total Estimated Fees $57,570 $38,073 

 
As shown in Table 5-7, the overall estimated development fees are lower for multifamily units as compared 
to single-family homes. The City recognizes that planning/permitting and development fees add to the cost 
of residential development. To mitigate the impact of planning/ permitting and impact fees on the cost of 
residential development, when funds are available the City can use redevelopment housing set-aside funds, 
HOME and CDBG funds, as well as other funding sources to gap-finance affordable housing development. 
The City also has historically purchased land for the creation of affordable housing when funds are 
available, to offset costs.  
 
5.2.4 Processing Permit Procedures 
 
Development entitlement processing fees levied by cities for reviewing development applications may vary 
significantly although, by State law, such fees must reflect the actual cost incurred by the City in carrying 
out this function. The time allotted for processing each entitlement also may vary for each city and can 
significantly affect the carrying cost of the developer (e.g., land-purchase option payments, legal fees, 
interest on pre-development loans, etc.). 
 
Builders and developers frequently cite the cost of holding land during the evaluation and review process 
as a significant factor to the cost of housing. Holding costs associated with delays in processing have been 
estimated to add between 1.1 percent and 1.8 percent to the cost of a dwelling unit for each month of delay. 
Processing times vary with the complexity of the project. Approval for single-family homes and other 
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minor tenant improvements can usually be processed within 10 to 15 business days after submittal to the 
City.  
 
Except as described below for certain projects containing at least 20 percent affordable units within the 
HDO zone, multi-family development projects are subject to Planning Commission review. Projects that 
exceed the density of the zone require a zone change and are subject to review and approval by both the 
Planning Commission and City Council. Both the Planning Commission and City Council determine if the 
nature of the proposed project would pose a detriment to nearby properties and uses. The minimum 
processing time, as well as the public hearing, can pose a constraint to the development of multi-family 
projects. As discussed earlier, a delay in the review process increases holding costs of the land that then is 
reflected in the housing cost. In addition, the City previously did not have objective development 
standards, which makes the process for project approval unclear. Development standards and design 
guidelines that must be implemented to comply with the conditions of approval under the City’s current 
process could increase the overall cost of constructing the project, which then is reflected in the housing 
cost.  
 
Projects in the PD overlay zones or other projects requiring Conditional Use Permits, Zoning 
Amendments, or other discretionary actions necessitate a higher level of review, resulting in longer 
processing timeline—usually 90 to 180 days. The City of Norco’s development approval process is designed 
to accommodate, not hinder, appropriate development. As supported by reasonable processing times, and 
the relative facility of permit procedure, the City’s processing and permit procedures are not meant to 
constrain the development of housing.  
 
The City has not received any applications over the previous planning period requesting to develop below 
density of a given residential zone. Requests to develop below prescribed densities would be processed 
similar to other residential projects; however, the project would be subject to Action 4.1 and 4.2 which 
would require the developer and/or the City to find an alternate site or sites to be rezoned to maintain the 
overall affordable unit capacity if the site is within the HDO zone. If the site is not within the City’s HDO 
zone, the site would be subject to the provisions of SB 330, which requires the City to maintain existing 
housing capacity, and the developer and/or the City would be required to find an alternate site or sites to 
be rezoned or upzoned that could accommodate net loss in capacity. 
 
The four housing development sites identified in this Housing Element are located within the Housing 
Development Overlay zone. In order to encourage and streamline affordable housing development on these 
sites the HDO zoning was amended to provide a by-right process for approval of residential development 
proposed on housing sites reused from the previous planning period (for non-vacant sites) or two or more 
consecutive planning periods (for vacant sites) on these sites that provided a minimum 20 percent of units 
are affordable to lower-income households. Concurrent with this amendment to the Zoning Code, 
objective development standards were developed for use by the Planning Department in reviewing 
residential and mixed-use development projects proposed within the City’s HDO zone. As discussed 
above,  objective development standards will provide direction to developers and property owners on the 
key design components to streamline the project approval process. With the objective review of affordable 
housing projects within the HDO zone, approval certainty would increase as a result of clear, reasonable, 
objective design requirements. Overall development costs would decrease as well, by limiting the number 
of reviews, revisions, and time spent on development design, which could further be reflected in the cost 
of housing developed. Overall, the implementation of objective development standards will streamline the 
approval process for multifamily housing in the HDO zone and would remove existing constraints on the 
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processing and permit procedures for approval of affordable housing. Projects not providing at least 20 
percent affordable units will continue to use the existing discretionary approval process. 

 
The Planning Department is the lead agency in processing residential development applications that 
involve more than one unit and coordinates the processing of these applications with other City 
departments and agencies. The time required of these applications with other City departments and 
agencies, and the time required to process a development entitlement application can have significant cost 
implications for affordable housing. Changes in zoning designations or standards that may be typical of 
entitlement requests can be accommodated in as few as 180 days if no environmental impact report (EIR) 
is required. The table below provides more detailed information for the processing time of various requests.  
 

Application/Request 
Conditional Use Permit 
Site Plan Review 
Parcel Map/Subdivisions 
Tentative Tract Map 
Variance 
Zoning Amendment or Zone Change 
General Plan Amendment 
Environmental Documentation 
Initial Study 

Processing Time 
12-16 weeks 
12-16 weeks 
16-20 weeks 
16-24weeks 
6-8 weeks 
16-24 weeks 
16-24 weeks 
Approximately 1 year 
45 days 

 
Conditional use permits typically can be approved in approximately 12 weeks provided an EIR is not 
required. Subdivision parcel maps require 16 to 20 weeks for approval because they require Planning 
Commission and City Council review. Conditional Use Permits and Variances may be approved or denied 
at the discretion of the Planning Commission, and decisions of the Planning Commission are final unless 
appealed to the City Council. With the exception of site plan reviews, all other applications must be 
reviewed by the Planning Commission and City Council. 

 
Permit Types 
 
Conditional Use Permits 

The purpose of a conditional use permit is to review the location, site development, and/or conduct of 
certain land uses. A Conditional Use Permit may be granted at the discretion of the Planning Commission, 
and is not the automatic right of any applicant. 
 
Site Plan Review 

The purpose of a Site Plan Review is to provide for the development of property in accordance with the 
general purposes of the City’s codes, as well as determine compliance with the property development 
standards stated in the City’s Zoning Code. It is further intended to provide for the review of those 
developmental qualities that are not subject to precise statement, all as a part of the City’s desire to 
maintain its unique rural environment and atmosphere. 
 
Variances 

The purpose of the variance is to provide a discretionary permit process that allows for deviations from 
applicable standards of the Zoning Code, provided very specific findings can be made pursuant to State 
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law. The variance procedure does not unduly burden housing development, as the City’s discretion in 
granting variances is tied to the limitations established by State law. 
 

Transparency in the Development Process 
 
To increase transparency and certainty in the development application process as required by law, the City 
has a variety of tools available for developers. Fees and development standards are published online as 
required by Government Code Sec. 65940.1. The City’s Planning Department website offers the following 
development-related links: 
 

• Project Review/Public Hearing Process:  
http://www.norco.ca.us/civicax/filebank/blobdload.aspx?BlobID=27938 

• Zoning Map:  
http://www.norco.ca.us/civicax/filebank/blobdload.aspx?BlobID=2804 

• Zoning Code/Development Standards:  
https://www.codepublishing.com/CA/Norco 

• Planning Applications: 
http://www.norco.ca.us/depts/planning/applications.asp 

• Master Fee Schedule:  
http://www.norco.ca.us/depts/fiscal/fees.asp 

 

5.3 Housing for Persons with Disabilities 
 
State law requires localities to analyze potential and actual constraints upon housing for persons with 
disabilities, demonstrate efforts to remove governmental constraints, and include programs to 
accommodate housing designated for people with disabilities. The City has no special programs to 
accommodate housing designated for people with disabilities.  
 
In accordance with State law, Norco permits state-licensed residential care facilities serving six or fewer 
persons in all of its residential zoning districts by-right. Norco permits unlicensed residential care facilities 
serving six or fewer persons in accordance with 18.59.08, Site Location Criteria, and 18.59.10, Development 
Standards, under City Municipal Code Section 18.59, Rooming and Boarding Houses. State-licensed 
residential care facilities serving seven or more persons and convalescent centers are currently 
conditionally permitted in the A-1 and R-3 zones. Planning Commission review and approval of CUP 
applications takes approximately 12 to 16 weeks depending on project complexity. 
 
Requirement of a CUP, without the availability of objective development standards, for group homes 
serving seven or more persons could be considered a constraint to the development of housing for persons 
with disabilities. The City has included Action 2.9, which commits to updating the City Zoning Code to 
allow group homes serving seven or more persons to be conditionally permitted within all zones that allow 
residential uses. Additionally, the City will provide objective development standards for the conditional 
provision of group homes serving seven or more persons within residential zones. Objective standards will 
facilitate development of large group homes to ensure barrier-free housing choices for persons with 
disabilities. Objective development standards will be similar to those identified under City Municipal 
Code Section 18.59, Rooming and Boarding Houses, with modification to accommodate larger facilities.  
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The Zoning Ordinance establishes the same criteria for review and approval of all CUP applications, 
regardless of proposed use. To approve a CUP, the Planning Commission must make the following 
findings: 
 

• The requested Conditional Use Permit will not adversely affect the General Plan or the public 
convenience or general welfare of persons residing or working in the neighborhood thereof; 

• The requested use will not adversely affect the adjoining land uses and the growth and 
development of the area in which it is proposed to be located; 

• The size and shape of the site proposed for the use is adequate to allow the full development of the 
proposed use in a manner not detrimental to the particular area; and 

• The traffic generated by the proposed use will not impose an undue burden upon the streets and 
highways in the area. 

 
Inclusion of an overly restrictive definition of a “family” in the zoning code may have the potential of 
discriminating against group homes or other housing for persons with disabilities on the basis of familial 
status. The Norco Municipal Code defines “family” as “one or more persons, related or unrelated, living 
together as a single integrated household in a dwelling unit.” 
 
The City has adopted the 2019 California Building Code, which is based on the 2018 International Building 
Code. Standards within the Code include provisions to ensure accessibility for persons with disabilities. 
These standards are consistent with the Americans with Disabilities Act (ADA). No local amendments 
exist that would constrain accessibility or increase the cost of housing for persons with disabilities have 
been adopted.  
 
Americans with Disabilities Act 
 
Building codes require that new residential construction and rehabilitation construction comply with the 
federal Americans with Disabilities Act (ADA). ADA provisions include requirements for a minimum 
percentage of units in new development to be fully accessible to the physically disabled. Unlike the 
California Building Code, enforcement of ADA requirements is not at the discretion of the City, but 
mandated under federal law. Compliance with building codes and ADA increases the cost of housing 
production, and can potentially delay the rehabilitation of older properties required to be brought up to 
current standards. However, these regulations provide minimum standards that must be complied with in 
order to ensure the development of safe and accessible housing.  
 
Reasonable Accommodation 
 
The Fair Housing Act requires cities and counties provide reasonable accommodation to rules, policies, 
practices, and procedures where such accommodation may be necessary to afford individuals with 
disabilities equal housing opportunities. While fair housing laws intend that all people have equal access 
to housing, the law also recognizes that people with disabilities may need extra tools to achieve equality. 
Reasonable accommodation is one of the tools intended to further housing opportunities for people with 
disabilities. For developers and providers of housing for people with disabilities who are often confronted 
with siting or use restrictions, reasonable accommodation provides a means of requesting form the local 
government flexibility in the application or requirements because it is necessary to achieve equal access to 
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housing for people with disabilities and provide the accommodation when it is determined to be 
“reasonable” based on fair housing law and the case law interpreting the statues.  
 
State law allows for a statutorily based four-part analysis to be used in evaluating requests for reasonable 
accommodation related to land use and zoning matters and can be incorporated into reasonable 
accommodation procedures. This analysis gives great weight to furthering the housing needs of people 
with disabilities and also considers the impact or effect of providing the requested accommodation on the 
City and its overall zoning scheme. Developers and providers of housing for people with disabilities must 
be ready to address each element of the following four-part analysis: 
 

• The housing that is the subject of the request for reasonable accommodation is for people with 
disabilities as defined in federal or State fair-housing laws 

• The reasonable accommodation requests is necessary to make specific housing available to people 
with disabilities who are protected under fair housing laws 

• The requested accommodation will not impose an undue financial or administrative burden on the 
local government 

• The requested accommodation will not result in a fundamental altercation in the local zoning code 
 
To create a process for making requests for reasonable accommodation to land use and zoning decisions 
and procedures regulating the siting, funding, development, and use of housing for people with disabilities, 
the City has adopted a reasonable accommodation procedure, and provides notice to the public of 
availability of an accommodation process at all counters, where applications are made for a permit, license, 
or other authorization for siting, funding, development, or use of housing on the City’s website. 
Throughout the planning period, the City will ensure that information on reasonable accommodation is 
available on the City’s website, at City Hall and in other public locations.  
 

5.4 Non-governmental Constraints 
 
The production and availability of housing may be constrained both by government regulations and by 
non-governmental factors, such as the costs of construction and interest rates on home mortgages. 
 
5.4.1 Environmental Constraints 
 
Environmental factors can constrain residential development in a community by increasing costs and 
reducing the amount of land suitable for housing construction. Environmental constraints to residential 
development typically relate to the presences of sensitive biological resource habitat or geotechnical 
hazards.  
 
Habitat and Hazardous Materials 
 
Natural resources within Norco include areas identified in the MSHCP and the hillside area along the east 
side of the city, which are one of the primary undisturbed habitat areas. The Santa Ana River is also a 
natural resource that is preserved primarily in open space. The MSHCP identifies habitat corridors that 
will be preserved in open space. Within identified “criteria cells,” preservation is ensured by requiring the 
HANS/JPR processes to protect certain species and habitat. The HANS process is used by the County of 
Riverside to implement portions of the MSHCP by identifying and delineating conservation areas on 
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specific properties. All completed HANS cases are sent to the Western Riverside County Regional 
Conservation Authority (RCA) for review. The RCA reviews the County’s HANS determination to ensure 
compliance with MSHCP Criteria and other MSHCP requirements. None of the parcels identified in the 
residential sites inventory are identified by RCA as being within a “criteria cell,” and no HANS/JPR process 
is required for development on these sites. 
 
Hazardous Materials 
 
None of the parcels identified in the residential sites inventory are identified in the Department of Toxic 
Substances Control’s EnviroStor database as being hazardous waste sites. 
 
Flooding 
 
In most cases, the City would be protected from extensive, serious flooding by the Santa Ana River because 
there is a slope gradient along the south bank of the river. However, the City’s Safety Element indicates 
that flood hazards exist along the North and South Norco Channels. Although the channels have nominal 
drainage capacities that are adequate for moderate sized storms, both are inadequate in the event of a 100-
year storm. Hence, a 100-year storm would affect the city in areas along the North and South Norco 
Channels. Flood hazards related to inundation do not affect the city, as it is not in a pathway of any major 
dams or reservoirs. Sea level rise would not affect the city as it is inland and at an elevation of over 600 feet. 
 
Earthquakes 
 
The Alquist-Priolo Earthquake Fault Zoning Act of 1972 is used in California to prevent the construction 
of buildings used for human occupancy on the surface trace of active faults. The Act prohibits new 
construction of homes within these zones unless a comprehensive geologic investigation shows that the 
fault does not pose a hazard to the proposed structure. No portion of Norco is currently located within an 
Alquist-Priolo Earthquake Fault Zone. The entire city is within Zone II, and the nearest faults—the Chino 
and Elsinore faults—have a relatively low level of seismic activity. There are no known “active” or 
“potentially active” faults present in Norco.  
 
Farmland 
 
None of the parcels identified in the residential sites inventory are covered by a Williamson Act contract. 
 
5.4.2 Infrastructure Constraints 
 
The lack of necessary infrastructure or public services can constrain residential development in a 
community by increasing costs and reducing the amount of land suitable for housing. A brief summary of 
the principal infrastructure systems serving the City follows. 
 
Water 
 
Water services from the water main to the meter are maintained and operated by the City of Norco. Water 
monthly basic service charge is based on meter size, with the typical 3/4-inch meter assessed a fixed 
monthly charge of $47.80. Additionally, there is a quantity of water rate $2.70 per unit, or the current 
prevailing rate, per one hundred cubic feet (HCF) or 748 gallons per unit of water volume. The billed water 



    City of Norco 
General Plan 

 

2021-2029 Housing Element 
85 

amounts include both the monthly meter charges and water consumption charges combined. An additional 
pass-through electricity-pumping surcharge may be applicable, based on location, at varying rates and 
adjusted annually. 
 
Sewer 
 
The sewer collection system is maintained and operated by the City of Norco. The homeowner is 
responsible for maintenance of the sewer lateral from the house to the sewer main. Residential sewer 
service is a monthly rate of $51 per household. Homeowners are required to connect to the sewer upon 
failure of the septic system, or upon sale of the property (where the property is within 200 feet of a sewer 
main).  
5.4.3 Market Constraints 
 
Price of Land 
 
The price of raw land and any necessary improvements is another key component of the total cost of 
housing. A diminishing supply of land available for residential construction boosts the cost of land. High 
land costs tend to incentivize home builders to develop higher-end homes and apartments in an effort to 
attract the greatest possible sale prices and lease rates. Developers also sometimes seek to maximize the 
largest number of units allowable on a given parcel. This allows the developer to distribute the costs for 
new infrastructure improvements (e.g., streets, sewer lines, water lines, etc.) over the maximum number 
of lots.  
 
Few vacant residential lots are listed for sale in Norco. Recent sales include a 1.9-acre lot zoned A-1-20 
which sold for $480,000, and a 0.76-acre lot, also zoned A-1-20, which sold for $240,000. Most 
development in Norco would involve recycling properties with existing uses, adding to the cost of land. 
 
A density bonus is available to developers who provide affordable housing as part of their projects. 
Developers of affordable housing may also be granted regulatory concessions or development incentives. 
Density bonuses, together with the incentives and/or concessions, result in a lower average cost of land per 
dwelling unit thereby making the provision of affordable housing more feasible.  
 
Development Costs 
 
The cost of construction is dependent primarily on the cost of labor and materials. The relative importance 
of each is a function of the complexity of the construction job and the desired quality of the finished 
product. As a result, builders are under constant pressure to complete a job for as low a price as possible 
while still providing a quality product. This pressure has led (and is still leading) to an emphasis on labor-
saving materials and construction techniques.  
 
The price paid for material and labor (“hard costs”) at any one time reflects short-term considerations of 
supply and demand. For the period 2014 to 2018, hard costs increased 44 percent across California. Future 
costs are difficult to predict given the cyclical fluctuations in demand and supply that in large part are 
created by fluctuations in the state and national economies. Such policies unilaterally impact construction 
in a region and therefore do not deter housing construction in any specific community.  
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For the average home, the cost of labor is generally two to three times the cost of materials and therefore 
represents a very important component of the total cost of construction. Most residential construction in 
Riverside County is performed with nonunion contractors; as a result, labor costs are responsive to changes 
in the residential market. The relative ease by which a skilled tradesman can get a contractor’s license 
further moderates the pressures that forces labor costs to increase. Construction costs in Norco are about 
the same as in other parts of Southern California.  
 
A reduction in amenities and quality of building materials (above a minimum acceptability for health, 
safety, and adequate performance) could result in lower sale prices. In addition, prefabricated, factory-
built housing may provide for lower-priced housing by reducing construction and labor costs. Another 
factor related to construction costs is the number of units built at one time. As the number of units is 
increased, construction costs over the entire development are generally reduced based on economies of 
scale. This reduction in costs is of particular benefit when density bonuses are used for the provision of 
affordable housing.  
 
Timing and Density  
 
Markets also can constrain the timing between project approval and requests for building permits. In some 
cases, this may be due to developers’ inability to secure financing for construction. In Norco, the average 
time between project approval and request for building permit is four to six weeks. For larger, more 
complex projects, timing can be expected to be closer to 12 weeks as additional engineering and design 
work is required to produce a complete submittal package. 
 
In addition to governmental land use constraints described above, the density of development is limited by 
market factors—in particular, the higher cost of construction for concrete structures and structured 
parking versus wood construction and surface parking. Developers consider market rental rates and sale 
prices before planning higher-density projects that require more costly construction materials. Where 
rental rates and sale prices are inadequate to justify investment in higher-cost construction, project 
densities are likely to be lower.  
 
The City has a formal monitoring program in place to ensure sufficient residential capacity to 
accommodate the identified regional need for lower-income households is maintained within the HDO 
zone (Action 4.1). The program provides that, where an approval of a development (residential, 
commercial, or mixed use) on an identified site results in a reduction of potential affordable units below 
residential capacity assumed in Table 6-6, the City will identify and designate additional sites for rezoning 
to ensure that no net loss occurs. This means that if any one of the identified sites is not developed in 
accordance with the development requirements outlined for the HDO zone, an alternate site or sites must 
be identified and rezoned to maintain the overall affordable unit capacity. This is also consistent with 
requirements under SB 330. The City offers a variety of zones with differing density requirements that are 
available to accommodate a variety of housing development. 
 
Availability of Financing 
 
The availability of financing affects a person’s ability to purchase or improve a home and the cost of 
borrowing money for residential development is incorporated directly into the sales price of rent. Interest 
rates are determined by national policies and economic conditions and there is very little a local 
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government can do to affect these rates. Some local jurisdictions, such as the City of Norco, offer assistance 
to residents to make home buying more affordable through grant and loan programs.  
 
Under the Home Mortgage Disclosure Act (HDMA), lending institutions must disclose information on the 
disposition of loan applications by the income, gender, and race of the applicants. This applies to all loan 
applications for home purchases and improvements, whether financed at market rate or through 
government assistance. HMDA data can be used to evaluate lender compliance with anti-discrimination 
laws and other consumer protection laws. The anti-discrimination laws include the Equal Credit 
Opportunity Act (ECOA) and the Fair Housing Act (FHA). These laws prohibit discrimination in home 
mortgage lending, among other things, on several bases such as race, national origin, sex, and age.  
 
Table 5-10 presents the disposition of home purchase loan applications in 2018 by income of the applicants 
from HMDA data. The data is for the Riverside-San Bernardino-Ontario Metropolitan Statistical Area 
(MSA) and for the purchase of single-family, duplexes, triplexes, and manufactured homes. Almost 80% of 
the loan applications were received from moderate- and above-moderate-income households. Low- and 
very-low-income households accounted for approximately 12% and 8%, respectively. The overall loan 
origination rate was 59% and this rate decreased as income decreased.  
 

Table 5-10 Disposition of Conventional Home Purchase Loan Applications, 2019 
Applicant Income Total 

Applications 
Percent 

Originated (1) 
Percent 
Denied 

Percent 
Other (2) 

Very Low Income (<50% MFI) 19,443 45% 26% 28% 
Low Income (50-79% MFI) 28,600 51% 24% 25% 
Moderate Income (80-120% MFI) 56,337 59% 17% 24% 
Upper Income (>120% MFI) 130,469 63% 14% 23% 
All 234,849 59% 17% 24% 

Source: Federal Financial Institutions Examination Council – Home Mortgage Disclosure Act, https://ffiec.cfpb.gov/, 2021 
Notes: 
1. “Originated” refers to loans approved by the lender and accepted by the applicant. 
2. “Other” includes application approval but not accepted, files closed for incompleteness, and applications withdrawn.  
 
Another constraint that affects the ability of a household to purchase a home is the cost of the house itself 
and the costs that are associated with the purchase. In 2018, the median sales price of a home in Norco was 
$561,000 (SCAG). While this price is moderate for the Southern California region, it often exceeds what 
is considered affordable to the homebuyer. Other factors in home purchasing can constrain a buyer’s ability 
to qualify for a buyer’s loan such a high escrow costs, mortgage processing, title acquisition, real estate 
agent fees, etc. Factors such as homeowner’s associations, increased tax bills due to special assessment 
districts, and Mello-Roos districts also affect a potential homebuyer’s ability to qualify for a loan.  

Efforts to Address Market Constraints  
 
The City has taken into consideration the market constraints in the development of the sites inventory 
by selecting sites that are relatively easy and cost-effective to develop. The selected sites are generally 
vacant, flat or mildly sloped, and have access to utilities and improved roadways. In addition, as 
described earlier, the City and State both have density bonus programs. Concessions also may be 
available to developers who provide affordable housing as part of their projects. Density bonuses, 
together with the incentives and/or concessions, result in a lower average cost of land per dwelling unit, 
thereby making the provision of affordable housing more feasible. See Action Items 2.1, 2.6, 4.5, and 4.7.  
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6 Housing Resources 
 
This section summarizes the land, financial, and administrative resources available for the development 
and preservation of housing in Norco. The analysis includes an evaluation of the availability of land 
resources for future housing development; the City’s availability to satisfy its share of the region’s future 
housing needs; the financial resources available to support housing activities; and the administrative 
resources available to assist in implementing the City’s housing programs and policies.  
 

6.1 Regional Housing Needs Allocation (RHNA) 
 
Norco’s Regional Housing Allocation (RHNA) for the 2021-2029 planning period has been determined by 
SCAG to be 454 housing units, including 145 units for very-low-income households, 85 units for low-
income households, 82 units for moderate-income households, and 142 units for above-moderate-income 
households.  
 

Table 6-1: Regional Housing Needs Allocation 2021-2029 
Income Group Number of Units Percentage 

Very Low 145 32% 
Low  85 19% 
Moderate 82 18% 
Above Moderate 142 31% 
Total 454 100% 

Source: SCAG 6th Cycle Final RHNA Allocation Plan 
 

As the city of Norco is almost entirely built out, construction of housing will require a new approach to 
accommodate future growth. The existing residential zones require large minimum lot sizes and low 
maximum densities, which makes it challenging to accommodate the fair-share housing allocation. Infill 
development is likely to be the best strategy to meet the City’s 2021-2029 RHNA allocation. In selecting 
infill sites, it is important to select vacant or underutilized sites where mixed-use development with a 
residential component can be accommodated. The following sections will present potential sites to 
accommodate the remaining housing need.  
 

6.2  Zoning Appropriate to Accommodate Lower-income Housing 
 
Density is a critical factor in the development of affordable housing. In theory, maintaining low densities 
typically increases the cost of construction per unit, while higher density development lowers the per-unit 
land cost and facilities construction in an economy of scale. In addition to potential for density bonus 
provisions, more intense residential development is achieved through a number of mechanisms, including 
clustering of residential development, zero-lot line densities on a portion of land while creating space for 
amenities, and retaining the overall density assignment of the entire property. This method is effective 
when portions of the property not utilized for residential development can be developed with compatible 
uses, such as open space/recreation, parks, schools, public facilities, and support commercial.  
 
The HCD has deemed affordability as correlated with density. Consequently, HCD has established “default 
densities” that by definition are considered sufficient to provide market-based incentives for the 
development of housing for lower-income households. For jurisdictions with a population greater than 
25,000, that are located within a Metropolitan Statistical Area (MSA) with a population of more than two 
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million default density is 30 dwelling units per acre. These jurisdictions are referred to as metropolitan 
jurisdictions. In contrast, for jurisdictions with a population of less than 25,000 that are located within a 
Metropolitan Statistical Area (MSA) with a population of more than 2 million, the default density is 20 
dwelling units per acre. These jurisdictions are referred to as suburban jurisdictions.  
 
According to the California Department of Finance, the city of Norco has a population of 27,564 residents. 
The city is located within the Riverside-San Bernardino-Ontario MSA, which has a total population of 
more than 4 million residents. The population estimates for the City includes approximately 3,573 
individuals institutionalized in the California Rehabilitation Center (CRC). While HCD does not take the 
institutionalized population of a jurisdiction into account when distributing the RHNA, they do include 
this population in determining the default density for a community. Thus, Norco is designated a  
metropolitan jurisdiction with a default density of 30 dwelling units per acre. However, a conservative 
density of 20 units per acre has been applied to calculate realistic capacity for housing sites since the 
density permitted within the City’s HDO zone is 20 to 30. 
 

6.3 Availability of Sites for Housing 
 
State law requires that a community provide an adequate number of sites to allow for and facilitate 
production of the City’s regional share of housing. To determine whether the City has sufficient land to 
accommodate its share of regional housing needs for all income groups, the City must identify “adequate 
sites.” Under State law (California Government Code Section 65583), adequate sites are those with 
appropriate zoning and development standards, with services, and facilities, needed to facilitate and 
encourage the development of a variety of housing for all income levels.  
 
One of the sites from 2014-2021 Housing Element remains viable for development and has been maintained 
in the Housing Element. This site is zoned HDO and may be developed with up to 30 dwelling units per 
acre by-right if at least 20 percent of units are affordable to low-income households. This site has been split 
into two smaller sites, 8.8 and 9.7 acres. To accommodate the remaining RHNA, two additional sites were 
added, River & Second 1 and 2 (7.3 acres each). One of these sites is currently owned by the City, while the 
other is privately owned. Both sites are viable for mixed use development. A map of the sites is provided in 
Figure 6-1. 
 

• Hamner Avenue and Fourth Street (Site 1) 
• Town and Country Drive (Site 2) 
• Second and River 1 (Site 3) 
• Second and River 2 (Site 4) 

 
All of the identified sites are in urbanized locations, fronting on paved roads with water, sewer, and dry 
utility services readily available.  
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Housing Element Sites

   Figure 6-1
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Sites 1 & 2

      Figure 6-2
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To encourage and facilitate the development of affordable housing, the City has the ability to offer potential 
developers a menu of incentives, including: development fee modifications, fast-track processing, density 
bonus incentives, reduction in development standards, and funding for offsite improvements, as indicated 
in the Housing Plan. Funding for these regulatory and financial incentives could be provided through 
available CDGB and HOME funds.  
 
6.3.1 Potential Mixed-Use Sites 
 
The HDO zone is intended to facilitate the development of affordable housing within a mixed-use context 
while taking into account the community’s small plot agricultural/animal-keeping/equestrian lifestyle. 
The City’s Zoning Code previously implied limitation of residential development to 50 percent of HDO-
zoned sites. The City revised the HDO zone to be consistent with Government Code Section 65583.2(h), 
to clarify that HDO allows for 100 percent residential use during the City’s October 6th City Council 
meeting. When the HDO zone is applied to a property, mixed-use development is permitted and 
residential development at 20 to 30 dwelling units per acre is required on acres specified in the HDO site 
plan. All parcels approved as a HDO zone must meet the requirements for residential development before 
nonresidential uses, as permitted in the underlying zoning, are allowed.  
 
The City also revised the HDO zone such that residential development proposed on a site from a previous 
Housing Element Cycle, including at least 20 percent of units affordable to low-income households, would 
be approved by-right. This zone will continue to allow development at a density of at least 20 units per 
acre and up to 35 units per acre with the City density bonus for equestrian facilities (30 units without 
density bonus). Additional density bonus is available through State density bonus law. The City will 
establish objective development standards to be met by all such development; these standards will be 
implemented through ministerial project reviews. Density bonuses in accordance with Chapter 18.65 of 
the Zoning Code will also be available to accommodate higher-density development on the sites. To 
encourage the preservation of the City’s rural aesthetic and development pattern while encouraging the 
development of affordable housing, the City provides for a density bonus for the provision of equestrian 
facilities and/or parkland above the City’s open space requirements. The following maps identify sites 
within the City that can potentially accommodate mixed-use development with a residential component.  

 
6.3.2 Vacant Underutilized Sites 

 
State law requires jurisdictions demonstrate in the Housing Element that the land inventory is adequate 
to accommodate the jurisdiction’s share of the region’s projected growth. According to Norco’s General 
Plan Land Use Element, “the City of Norco is approaching build-out, and very little land area remains in 
the sphere of influence where the City could annex large undeveloped areas.” Sites 1 through 4 in the Site 
Inventory are predominantly vacant and Sites 1 and 2 have been rezoned to accommodate and encourage 
development at densities appropriate for lower-income housing. Sites 3 and 4 would be rezoned with HDO 
following approval of the Housing Element. 
 
To calculate the number of potential residential units, a potential unit capacity of 75 percent has been 
applied to all four sites. As there is no recent history of significant residential development in Norco, this 
assumption conservatively assumes developers will not seek maximum possible residential densities (100 
percent). This reflects that a portion the site realistically would be developed for residential uses and the 
other portion developed for commercial or mixed uses. Assumption of 75 percent residential development 
is supported by trends of nearby mixed-use development, such as Sumner Place Development, a mixed-use 
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development proposed in 2021 in the City of Eastvale at the southeast corner of Sumner Avenue and 
Schleisman Road. 1 The site proposed for development includes a total of 9.25 acres, 7.2 acres proposed for 
residential development (78 percent residential, 30 units per acre) and 0.51-acre proposed for commercial 
use. Each site rezoned HDO will accommodate residential densities of dwelling units per acre, which is 
consistent with the HCD default density to accommodate lower-income housing in a metropolitan 
jurisdiction.  
 
Sites identified as viable for development and adequate in accommodating the City’s RHNA are identified 
as discussed below. 

Site 1: Hamner Avenue and Fourth Street 
 
Located in the center of the city, west of Interstate 15, Site 1 is comprised of two vacant parcels totaling 8.8 
acres. The site is located north of Fourth Street and west of Hamner Avenue, with a business park to the 
north and vacant parcels to the west. The vicinity of the site contains a mix of commercial, office, and 
business park uses. In November 2007, a developer purchased the site from Caltrans; however, to date, no 
formal proposals have been presented to develop the site. The site is zoned Commercial General with a 
Housing Development Overlay. 
 
This site remains viable for residential development to accommodate the City’s 2021-2029 RHNA 
allocation. Assuming 75 percent of the site will be developed as residential at a density of 20 dwelling units 
per acre, approximately 132 units can be accommodated on site. Although not including in the sites 
inventory, this site could be developed 100 percent residential at 30 units per acre; therefore, the capacity 
for the site could be greater than the conservative estimate provided in Table 6-2. Site 1 is entirely vacant 
and located in the center of the city along a prominent arterial roadway. This site is ideal for the 
development of affordable housing based on its proximity to employment centers, including City Hall, the 
Department of Motor Vehicles, a U.S. Post Office, the Department of Social Services, and a number of retail 
businesses.  
 

Table 6-2: Site 1 – Hamner Avenue and Fourth Street 
APN 129-230-036 
General Plan Land Use CC HDO 
Zoning C-G HDO 
Status Vacant 
Availability of Water Along frontage 
Availability of Sewer Along frontage 
Availability of Dry Utilities Along frontage 
Acres 6.4 ac 
Proposed Density1 20 du/ac 
Potential Unit Capacity 96 du 
Income Level Lower income – 49 du 

Moderate income – 17 du 
Above moderate income – 30 du 

  
APN 129-230-037 
General Plan Land Use CC HDO 

 
1 Sumner Place Development, Draft Environmental Initial Study and Mitigated Negative Declaration (2021). Available at: 
https://www.eastvaleca.gov/government/community-development/planning/environmental-documents/sumner-place-project  

https://www.eastvaleca.gov/government/community-development/planning/environmental-documents/sumner-place-project
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Zoning C-G HDO 
Status Vacant 
Availability of Water Along frontage 
Availability of Sewer Along frontage 
Availability of Dry Utilities Along frontage 
Acres 2.4 ac 
Proposed Density1 20 du/ac 
Potential Unit Capacity 36 du 
Income Level2, 3 Lower income – 18 du 

Moderate income – 7 du 
Above moderate income – 11 du 

Note: Development capacity for the site is assumed to be 75% residential. 
1 HDO Zone allows 100 percent residential uses at up to 30 du/ac. Thus, if 100 percent of Site 1 is used 
for residential at 30 du/ac, it would accommodate a total of 264 units. 
2Housing unit distribution by income level by site is based on the overall income level category 
percentage breakdown of the City’s RHNA allocation. Percentages applied for each income category 
include 32 percent very low income and 19 percent low income (for a total of 51 percent lower income), 
18 percent moderate income, and 31 percent above moderate income. 
3At 100 percent residential and 30 units per acre, Site 1 would accommodate 134 lower income, 48 
moderate income, and 82 above moderate-income units. 
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Site. 1 (APN 129-230-036) 

 
 

 
 
 

Site 1 (APN 129-230-037) 
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Site 2: Town & Country Drive 
 
Located in the center of the city, immediately west of Site 1, Site 2 is comprised of two vacant parcels 
totaling 9.7 acres. The site is north of Fourth Street and south of Town & Country Drive, and is surrounded 
by office and business park uses to the north and south, vacant parcels to the east, and vacant land within 
a military facility to the west. The site is zoned Commercial General with a Housing Development Overlay. 
The land has been purchased by a developer but has yet to be developed and remains vacant.  
 
This site remains viable for residential development to accommodate the City’s 2021-2029 RHNA 
allocation. Approximately 146 units can be developed assuming that 75 percent of the site will be 
developed as residential units at a minimum density of 20 dwelling units per. Although not including in 
the sites inventory, this site could be developed 100 percent residential at 30 units per acre; therefore, the 
capacity for the site could be greater than the conservative estimate provided in Table 6-3. Site 2 is entirely 
vacant and located in the center of the City along a prominent arterial roadway. This site remains ideal for 
the development of affordable housing based on its proximately to City Hall and other community services. 
 
Table 6-3 provides detailed information on the parcels within Site 2.  
 

Table 6-3: Site 2 – Town & Country Drive 
APN 129-230-033 
General Plan Land Use CC HDO 
Zoning C-G HDO 
Status Vacant 
Availability of Water Along frontage 
Availability of Sewer Along frontage 
Availability of Dry Utilities Along frontage 
Acres 4.3 ac 
Proposed Density 20 du/ac 
Potential Unit Capacity1 64 du 
Income Level2 Lower income – 33 du 

Moderate income – 12 du 
Above moderate income – 19 du 

  
APN 129-230-034 
General Plan Land Use CC HDO 
Zoning C-G HDO 
Status Vacant 
Availability of Water Along frontage 
Availability of Sewer Along frontage 
Availability of Dry Utilities Along frontage 
Acres 5.4 ac 
Proposed Density 20 du/ac 
Potential Unit Capacity1 81 du 
Income Level2, 3 Lower income – 41 du 

Moderate income – 15 du 
Above moderate income – 25 du 

Note: Development capacity for the site is assumed to be 75% residential. 
1 HDO Zone allows 100 percent residential uses at up to 30 du/ac. Thus, if 100 percent of Site 2 is used 
for residential at 30 du/ac, it would accommodate a total of 291 units. 
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2 Housing unit distribution by income level by site is based on the overall income level category 
percentage breakdown of the City’s RHNA allocation. Percentages applied for each income category 
include 32 percent very low income and 19 percent low income (for a total of 51 percent lower income), 
18 percent moderate income, and 31 percent above moderate income. 
3 At 100 percent residential and 30 units per acre, Site 2 would accommodate 142 lower income, 54 
moderate income, and 90 above moderate-income units 
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Site 2 (APN 129-230-033 & 129-230-034) 
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Site 3: Second and River 1 
 
Located in the southwest edge of the city, Site 3 is a 7.3-acre site with great potential for mixed-use 
development. The site is located south of Second Street between River Road and Trotter Trail. The site is 
surrounded by commercial and residential to the north, residential to the east, public institutions to the 
south (schools and YMCA), and residential further to west (west of Site 4). The site is zoned C-G 
(Commercial General) and does not include a Housing Development Overlay (HDO). 
 
This site remains viable for residential development to accommodate the City’s 2021-2029 RHNA 
allocation. Assuming 75 percent of the site will be developed as residential at a density of 20 dwelling units 
per acre, approximately 109 dwelling units can be accommodated on site. Although not included in the 
sites inventory, this site could be developed 100-percent residential at 30 units per acre; therefore, the 
capacity for the site could be greater than the conservative estimate provided. Site 3 is entirely vacant and 
located near community resources, such as schools and a YMCA, and retail, and is approximately one mile 
from a prominent arterial roadway with substantial commercial development. An HDO would be applied 
to the site while maintaining the underlying general plan designation and zoning. 
 
Table 6-4 provides detailed information on the parcels that are indicated as part of Site 3.  
 

Table 6-4: Site 3 – Second and River 1 
APN 119-020-015 
General Plan Land Use CC (Commercial Community) 
Zoning C-G (Commercial General) 
Status Vacant 
Availability of Water Existing 
Availability of Sewer Existing 
Availability of Dry Utilities Existing 
Acres 1.2 ac 
Proposed Density 20 du/ac 
Potential Unit Capacity1 18 du 
Income Level2 Lower income – 9 du 

Moderate income – 3 du 
Above moderate income – 6 du 

  
APN 119-020-022 
General Plan Land Use (CC) Commercial Community 
Zoning C-G (Commercial General) 
Status Vacant 
Availability of Water Existing 
Availability of Sewer Existing 
Availability of Dry Utilities Existing 
Acres 6.1 ac 
Proposed Density 20 du/ac 
Potential Unit Capacity1 91 du 
Income Level2 Lower income – 47 du 

Moderate income – 16 du 
Above moderate income – 28 du 

Note: Development capacity for the site is assumed to be 75% residential. 
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1HDO Zone allows 100 percent residential uses at up to 30 du/ac. Thus, if 100 percent of Site 3 is used 
for residential at 30 du/ac, it would accommodate a total of 219 units. 
2Housing unit distribution by income level by site is based on the overall income level category 
percentage breakdown of the City’s RHNA allocation. Percentages applied for each income category 
include 32 percent very low income and 19 percent low income (for a total of 51 percent lower income), 
18 percent moderate income, and 31 percent above moderate income. 
3At 100 percent residential and 30 units per acre, Site 3 would accommodate 111 lower income, 40 
moderate income, and 68 above moderate-income units. 
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Site 3 (APN 119-020-015 & 119-020-022) 
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Site 4: Second and River 2 
 
Located the southwestern border of the City of Norco, Site 4 is comprised of two parcels (one vacant and 
one underutilized), totaling 7.3 acres. The site is located south of Second Street and east of River Road. The 
site is surrounded by commercial and residential to the north, residential further east (east of Site 3), public 
institutions to the south (schools and YMCA), and residential to the west. The site is zoned C-G 
(Commercial General) and does not include an HDO.  
 
This site remains viable for residential development to accommodate the City’s 2021-2029 RHNA 
allocation. Assuming 75 percent of the site will be developed as residential at a density of 20 dwelling units 
per acre, approximately 109 dwelling units can be accommodated on site. Although not included in the 
sites inventory, this site could be developed 100-percent residential at 30 units per acre; therefore, the 
capacity for the site could be greater than the conservative estimate provided. Site 4 is mostly vacant with 
a small strip mall located at the southeast corner of Second Street and River Road. Based on 2022 Riverside 
County Tax information, the site was assessed at a land value of $1,012,095 and an improvement value of 
$1,579,993. Therefore, the site is estimated to have an improvement-to-land value is estimated to be 
approximately 1.56. The commercial building is mostly vacant and currently has two tenants that are on 
month-to-month lease agreements with the owner. The owner has had discussions with the City regarding 
the potential for redevelopment of the site with residential and mixed-use land uses. The existing building 
is in poor condition and would be demolished if the site is redeveloped. The building would not be 
repurposed for residential development.  
 
Site 4 is located near community resources, such as schools and a YMCA, and retail, and is approximately 
one mile from a prominent arterial roadway with substantial commercial development. An HDO would be 
applied to the site while maintaining the underlying general plan designation and zoning following 
adoption of the 2021-2029 Housing Element as one of the 2021-2029 Housing Element’s program actions. 
 
Table 6-5 provides detailed information on the parcels that are indicated as part of Site 4.  
 

Table 6-5: Site 4 – Second and River 2 
APN 119-020-021 
General Plan Land Use (CC) Commercial Community 
Zoning C-G (Commercial General) 
Status Underutilized/Commercial 

Center (Strip Mall) 
Availability of Water Existing 
Availability of Sewer Existing 
Availability of Dry Utilities Existing 
Acres 2.1 ac 
Proposed Density 20 du/ac 
Potential Unit Capacity1 31 du 
Income Level2 Lower income – 16 du 

Moderate income – 5 du 
Above moderate income – 10 du 

  
APN 119-020-023 
General Plan Land Use (CC) Commercial Community 
Zoning C-G (Commercial General) 
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Status Vacant 
Availability of Water Existing 
Availability of Sewer Existing 
Availability of Dry Utilities Existing 
Acres 5.2 ac 
Proposed Density 20 du/ac 
Potential Unit Capacity1 78 du 
Income Level2, 3 Lower income – 40 du 

Moderate income – 14 du 
Above moderate income – 24 du 

Note: Development capacity for the site is assumed to be 75% residential. 
1HDO Zone allows 100 percent residential uses at up to 30 du/ac. Thus, if 100 percent of Site 4 is used 
for residential at 30 du/ac, it would accommodate a total of 219 units. 
2Housing unit distribution by income level by site is based on the overall income level category 
percentage breakdown of the City’s RHNA allocation. Percentages applied for each income category 
include 32 percent very low income and 19 percent low income (for a total of 51 percent lower income), 
18 percent moderate income, and 31 percent above moderate income. 
3At 100 percent residential and 30 units per acre, Site 4 would accommodate 111 lower income, 40 
moderate income, and 68 above moderate-income units. 
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Parcel No. 7 (APN 119-020-021 & APN 119-020-023) 
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6.3.3 Comparison of Site Inventory and RHNA (Summary) 
 

As outlined in the previous section, the City was assigned a RHNA allocation of 454 units for the 2021-
2029 planning period. To accommodate the RHNA, the site inventory includes four sites; two of these sites 
are zoned HDO and two sites will be zoned HDO (Action 4.1). All four sites will permit development of 20 
to 30 dwelling units per acre. Table 6-8 provides detailed site information showing how the housing 
opportunity sites can accommodate the City’s RHNA allocation.  
 

Table 6-6: Residential Unit Capacity on HDO Zoned Sites 

 
As shown in Table 6-6, the four identified sites would conservatively accommodate 495 units, greater than 
the City’s RHNA allocation, utilizing 75 percent of the site for residential at a density of 20 units per acre. 
This density of development is permitted and encouraged through the application of the HDO zone. The 
Housing Plan also includes a specific program ensuring that sites are available for residential uses. 
Furthermore, the HDO Zone allows the entire site to be used for residential uses at up to 30 dwelling units 
per acre (35 with City density bonus, and additional density with State density bonus). At a density of 30 
units per acre and with 100 percent residential development, the four sites have capacity to accommodate 
up to 988 total units, with 498 lower income, 182 moderate income, and 308 above moderate-income units. 
 
In addition to the sites identified to accommodate housing, local housing programs are available to address 
housing needs in the city. The Riverside County Economic Development Agency offers several programs 
available to city residents, including the Home Repair Loan Program and Senior Home Repair Grant, which 
provides funding to qualifying residents to perform critical repairs on their homes. Additionally, the 
County offers the Mortgage Credit Certificate (MCC) Program, which allows qualified home buyers to 
reduce 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 mortgage, and the First Time Home Buyer Program (FTHB), a program designed 
to aid lower-income persons in the purchase of their first homes.  

 
6.3.4 Accessory Dwelling Units  
 
Since 2017, several State laws have been passed to support development of ADUs as a strategy in addressing 
some of the State’s housing challenges. ADUs can be an option for several special-needs groups, including 
low-income individuals and families. Since implementation of these laws, ADU development has steadily 
increased across the state and within the city of Norco. As shown in Table 6-9, from 2018 through April 
2021 the City issued 28 permits for ADU construction.  

  

Site Acres 
Proposed 
Density 

Assumed 
Residential 
Percent of 

Site 

Potential 
Unit 

Capacity 

1 Hamner Avenue and Fourth Street 8.8 20 du/ac 75% 132 
2 Town & Country Drive 9.7 20 du/ac 75% 145 
3 Second & River 1  7.3 20 du/ac 75% 109 
4 Second & River 2 7.3 20 du/ac 75% 109 
 Total 51.5   495 
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Table 6-7: ADU Development History 
Year No. of Permits Issued 

2018 0 
2019 2 
2020 15 
2021 (Jan-Apr) 11 

 
There is an upward trend in ADU permit issuance in Norco, with 15 permits issued in all of 2020 followed 
by 11 permits in only the first four months of 2021. This increase is a direct result of successful efforts to 
expand ADU availability by loosening regulations statewide, and can reasonably be expected to continue 
into the foreseeable future. However, the City conservatively projects the three-year annualized rate at 5 
units per year (2018-2020) and the addition of 5 ADUs per year for the eight-year planning period of this 
Housing Element, or a total of 40 ADUs. However, based on the large increase in the rate of ADU permits 
and ADU ordinance, the City realistically expects the addition of 15 ADUs per year for the eight-year 
planning period of this Housing Element, or a total of 120 ADUs.   
 
Given the housing affordability analysis contained in Section 4.4, Housing Costs, the City expects a large 
majority of new ADUs to be affordable to low or moderate income households. This is supported by the 
SCAG Regional Accessory Dwelling Unit Affordability Analysis (2020), which established that, within 
Riverside County, 15 percent of ADUs are affordable to extremely-low-income households, 7.7 percent to 
low-income households, 34.8 percent to low-income households, and 34.8 percent to moderate-income 
households, with only 7.7 percent priced at above-moderate-income levels. Additionally, under Action 2.3, 
the City would allocate funds to subsidize affordable ADUs (up to 10 during the planning cycle). Although 
ADUs could be used as a strategy for increase affordable housing opportunity within the city, ADU 
capacity was not included in addressing the prescribed RHNA housing allocation or counted as a buffer 
and would instead be supplementary to the sites identified for RHNA housing accommodation. 
 
6.3.5 Environmental Constraints 

 
Potential environmental constraints to future development of sites identified include Multiple Species 
Habitat Conservation Plan (MSHCP) and seismic and flooding hazards, which are addressed in the Non-
Governmental Constraints Section of the Housing Element. Locations identified in the Site Inventory were 
compared with all hazard maps included in the City’s Safety Element; none were found to be within areas 
that have developed restrictions due to risk of damage form disasters (such as floods, wildfires, or seismic 
events). The sites inventoried have a commercial or residential land use designation, which was determined 
based on surrounding land uses, and already has examined potential environmental constraints. Aside from 
the constraints mentioned earlier, there are little additional constraints that would impede the 
development of new housing units in the future on the identified sites.  
 
6.3.6 Infrastructure 

 
The City’s five-year Capital Improvement Program identifies expenditures of City funds used for public 
improvement projects, including infrastructure. The City understands that improvements can be achieved 
with a comprehensive approach that includes reviewing infrastructure plans for each application for 
discretionary approval of General Plan amendments, tentative parcel tract maps, or development proposals 
that include extension of an existing street or construction of a new street. The City requires that project 
applications be reviewed for adequate infrastructure. Applications are reviewed on a case-by-case basis to 
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ensure there is the capacity to service new developments. Infrastructure requirements and costs are 
discussed in the Non-Governmental Constraints Section of the Housing Element.  
 
Improvements to the City’s sewer system are of importance. Due to the rural pattern of development in 
Norco, many homes were built with septic tanks instead of being connected to the City sewer system. A 
concern with septic tanks is contamination of ground water from deteriorating septic tanks. The City has 
passed an ordinance requiring that new homes be connected to the City’s sewer system and existing homes 
be connected upon sale to a new owner if the home is within 200 feet of a sewer line. If new residential 
projects are constructed on the above-mentioned sites, such projects will be required to be connected to 
the City sewer system.  
 

6.4 Financial Resources 
 
A variety of federal, state, and local programs are available to create and/or maintain rental and purchase 
affordability for lower-income households and for persons with special needs. These programs are also 
available to other jurisdictions for potential acquisition, subsidy, or replacement of units at risk. The 
following summarizes financial resources available to the City, private, and non-profit parties to 
preserve/create housing that is affordable.  
 
Programs that may be used in Norco are listed here. Information related to these programs will be updated 
annually and made available by the City of Norco.  
 
6.4.1 Federal Programs 

 
Community Development Block Grant Program (CDBG): This program is intended to enhance 
and preserve the City’s affordable housing stock. Funds are awarded to the City on a formula basis 
for housing activities. Eligible activities include acquisition, rehabilitation, economic 
development, and public services. CDBG grants benefit primarily households with incomes not 
exceeding 80 percent of the county median family income. Riverside County cities with a 
population of 50,000 or less may enter into a Cooperation Agreement with the Riverside County 
Economic Development Agency to participate in the CDBG. CDBG funds are used by the City to 
find public service projects and programs that cannot be fully funded using other City funds, 
including senior recreation staffing and city-wide public improvement projects. In Fiscal Year 2019 
to 2020, the City was budgeted $80,432 CDBG dollars and spent $73,767.  
 

• HOME Investment Partnership: HOME funding is a flexible grant program that is awarded to 
Riverside County on a formula basis for housing activities, which takes into account local market 
conditions, inadequate housing, poverty and housing production costs. HOME funding is 
provided to jurisdictions either to assist rental housing or home ownership through the 
acquisition, construction, reconstruction, and/or rehabilitation of affordable housing tenant-based 
rental assistance, poverty acquisition, site improvements, expenses for special needs related to 
housing also are available.  
 

• Section 8 Rental Assistance Program: This program provides rental assistance payments to 
owners of private market-rate units on behalf of very-low-income tenants.  
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• Emergency Shelter Grant (ESG) Program: Funds provided to Riverside County for nonprofits 
that support emergency shelters, services and transitional housing for homeless individuals and 
families. 

 

6.4.2 State Programs 
 

• California Housing Finance Agency (CalHFA): CALFHA sells tax-exempt bonds for below-
market-rate loans to first-time homebuyers. The program operates through participating lenders 
who originate loans for CalHFA purchase.  

 
• Low-Income Housing Tax Credit (LIHTC): Tax credit available to individuals and corporations 

that invest in low-income rental housing. Tax credits sold to people with high tax liability, and 
proceeds are used to create housing.  

 
• CalHome: Grants to cities and non-profit developers to offer homebuyer assistance, including 

down payment assistance, rehabilitation, acquisition/rehabilitation, and homebuyer counseling. 
Provides loans to developers for property acquisition, site development, predevelopment and 
construction-period expenses for homeownership projects.  

 
• Building Homes and Jobs Act: SB 2 establishes a permanent source of funding for affordable 

housing. Fifty percent of the first year of funding is allocated to the California Housing and 
Community Development Department to assist persons experiencing or at risk for homelessness. 
After the first year, 70 percent of funding will be allocated to local governments for a variety of uses 
including development of affordable housing, matching funds for programs with similar goals and 
assisting persons experiencing or at risk for homelessness. 
 

• Veterans and Affordable Housing Bond Act of 2018: SB 3 places a $4 billion affordable housing 
and veterans housing bond on the statewide ballot in November 2018. Cities and counties are 
eligible to apply for various programs valued at $2.85 billion, including the Multifamily Housing 
Program, Infill Infrastructure Grant Program, Joe Serna Jr. Farmworker Housing Fund, Local 
Housing Trust Fund Matching Grant Program, CalHome/Self Help Housing and Transit Oriented 
Development Implementation Fund. 

 
6.4.3 Local Programs 
 

• Riverside County Mortgage Credit Certificate Program (MCC): Income-tax credits available 
to first-time homebuyers for the purchase of new or existing single-family housing. Local agencies 
make certificates available.  

 
• Riverside County Mortgage Revenue Bond: Bonds used to finance development of multifamily 

housing or lower- and moderate-income households.  
 

• Home Repair Loan Program and Senior Home Repair Grant: Run by Riverside County, funding 
is available for exterior and/or interior repairs and improvements costing up to $10,000 for 
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homeowners who are age 62 or over, or households where the head of the household or spouse are 
handicapped or disabled.  

 
6.4.4 Administrative Resources 
 
Private developers and service providers are available to assist with the provision of housing and housing-
related services within Norco. These private entities can be for-profit and non-profit ventures. The 
following are some of the active affordable housing developers and supportive housing service providers in 
Riverside County:  
 

• Bridge Housing Corporation  
• Catholic Charities 
• Housing Authority of the County of Riverside 
• Habitat for Humanity  
• Jamboree Housing 
• Lutheran Social Services 
• National CORE 
• Neighborhood Partnership Housing Services, Inc. 
• Riverside County Economic Development Agency 
• Riverside Housing Development Corporation 
• Wakeland Housing and Development Corporation 

 
The City will work with these and other qualified housing developers and service providers to create 
affordable housing through new construction, acquisition/rehabilitation, and preservation.   
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7 Progress Report 
 

State law establishes an eight-year cycle regulating housing element updates. The Norco Housing Element was updated for the 2014-2021 planning 
period and submitted for review and certification by the California Department of Housing and Community Development (HCD). The Element 
was approved by HCD in January 2014. Pursuant to Government Code Section 65588, local governments must review their 2014-2021 Housing 
Element and evaluate the following: 

 

1. The progress of the City or County in implementation of the housing element 
2. The effectiveness of the housing goals, objectives, and policies in contributing to the attainment of the State housing goal 

 
For the 2014-2021 planning period, the City established six specific goals related to housing: 

 

1. Promote and maintain the City's small-plot agricultural and animal-keeping lifestyle while ensuring that all residents have decent, safe, 
sanitary, and affordable housing regardless of income; 

2. Remove or reduce constraints on the development of housing 
3. Preserve and improve the City's existing housing stock 
4. Provide adequate housing in the City for all economic segments of the community 
5. Provide equal-housing opportunities for all residents of the community 
6. Encourage energy-conservation activities in all residential development 

 
Cumulative Impact of Previous Housing Element’s Programs to Address the Housing Needs of Special Needs Populations. 
The City has limited resources to directly address the housing needs for extremely low and special needs households. However, the City utilizes a 
density bonus to incentivize housing for large families. Within the HDO zone, the City encourages the development of high-density residential uses 
and allows for a mixture of residential and non-residential development. The application of the HDO zone allows residential development at 30 
dwelling units per acre and will allow for development up to 35 dwelling units per acre if a density bonus is utilized. In addition, through its CDBG 
program, the City addresses the supportive needs of seniors and persons with disabilities. The implementation of Action 2.3 through the passage 
of a new ADU ordinance which allows for the development of smaller, more affordable second units on previously-developed sites, which are 
especially useful where custom design features are needed to serve the disabled and other special needs groups. In addition, through Action 3.1, the 
City has continued to utilize Code Enforcement to ensure affordable units and those occupied by others with special needs are maintained to a 
minimum standard of livability and are not removed from the housing stock due to inadequate maintenance. Through the preservation of at-risk 
housing, the City also works to conserve housing for special needs groups, especially for seniors. 
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The following table reviews the continued progress in implementation, the effectiveness of the Housing Element, and the appropriateness of the 
City’s housing goals since 2014.  

Goal 1: Promote and maintain the City’s small-plot agricultural and animal-keeping lifestyle while ensuring that all residents have decent, safe, 
sanitary, and affordable housing regardless of income. 

Policy 1.1 Animal-Keeping Policy: Housing program and subsequent projects and regulations will be evaluated on the basis of protecting and 
enhancing an animal-keeping and small-plot agricultural lifestyle. 

Policy 1.2: Public Service Policy: Ensure that the level of public services to residential areas of the City is based on anticipated population 
projections with the goal of protecting the environment. 

Program Accomplishments 

Action 1.1: Agricultural and Animal Keeping Development Program. 
To preserve the animal, keeping and small-plot agricultural character of 
the existing community, the City will use land use regulations to guide 
new growth into focused areas, allowing for the preservation of lower 
density neighborhoods. To maintain the unique character of the city, all 
new single-family subdivisions shall have a minimum lot size of 20,000 
square feet. Similarly, all new residential lots shall have minimum lot 
depths of 200 feet to allow appropriate yard area for the keeping of large 
animals and small plot agriculture. With the adoption of a specific plan, 
primary animal keeping areas can be established on each individual lot in 
place of requiring the standard 200-foot lot depth, so as to still encourage 
the small-plot agricultural lifestyle. 

Timing: Ongoing, 2014-2021 

Responsibility: Planning Department 

Progress: During the previous planning period, the City maintained 
development standards to ensure that all newly created subdivisions consist of 
a minimum of 20,000 square feet. 

Effectiveness: The City's Zoning Code mandates that all new single family 
agricultural/residential lots have a minimum lot size of 20,000 sq. ft. Minimum 
lot sizes are: 

• The Agricultural Estate (A-E) zone requires a minimum lot size of 40,000 
sq. ft. 

• The Agricultural Low-Density (A-1) zone has three separate zones 
requiring minimum lot sizes of 10 acres, ½ acre, and 40,000 sq. ft. 

• Residential lots in the Hillside (HS) zone require a minimum lot size of 
20,000 sq. ft. 

Continued Appropriateness: To maintain the rural atmosphere of Norco, the 
Zoning Code set forth standards to require minimum lot sizes that are 20,000 
sq. ft. or greater in most residential zones. The City will continue to maintain 
this rural atmosphere through requiring lot sizes that are approximately 
20,000 sq. ft. or greater. The City will continue requiring a minimum lot depth 
of 200 feet in zones that are intended for agriculture and animal keeping. 



    City of Norco 
General Plan 

 

2021-2029 Housing Element 
118 

Action 1.2: Public Services Program. To encourage the expansion of 
existing public services and to ensure that all residential development is 
adequately served, all new residential construction shall include the 
necessary infrastructure to provide services concurrent with City 
standards, including a lateral connection to the City's sewer system for 
each single lot that is developed with a home. Additionally, any 
residential units not currently hooked up to the sewer system shall be 
required to install a lateral sewer line connection to the system upon sale 
of the property in question where a sewer main exists near the property. 

Timing: Ongoing, 2014- 2021 

Responsibility: Engineering Division 

Progress: During the previous planning period, as applications were processed 
the City required and verified that all new residential construction would be 
connected to the City’s sewer system. The City enforces an ordinance that 
specifically mandates that all new construction connect to the City’s existing 
sewer system. 

Effectiveness: All new units constructed from 2014-2021 were connected to 
the existing infrastructure system.  

Continued Appropriateness: The City will continue to require all new 
construction to connect to existing systems or to provide new infrastructure to 
avoid the use of septic tanks and other private disposal systems. 
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Goal 2: Remove or reduce constraints on the development of housing. 

Policy 2.1: Remove or mitigate constraints to the maintenance, improvement, and development of affordable housing as is feasible and in conjunction with 
the Land Use Element of the General Plan, and the goals of the community. 

Policy 2.2: Ensure that the water and sewer providers are aware of the City’s intentions for residential development throughout the City. 

Policy 2.3: Provide developer incentives, such as a density bonus or flexibility in development standards, to facilitate the development of quality housing 
that is affordable to lower and moderate-income households. 

Policy 2.4: Periodically review and revise the City’s development standards, if necessary, to facilitate quality housing that is affordable to all income levels. 

Policy 2.5: When feasible, consider reducing, subsidizing, or deferring development fees and offering faster permitting time periods to facilitate the 
provisions of affordable housing. 

Policy 2.6: Support innovative public, private and non-profit partnership efforts for the development of affordable housing. 

Program Accomplishments 

Action 2.1: Development Standard Review. City staff will specifically 
review the development standards for the residential zones to identify 
standards that may constrain the development of affordable housing and 
housing for special groups such as disabled individuals. The City of Norco 
is flexible and is committed to working with developers to build affordable 
units, which may require modifications to constraining standards. The 
City will further review any standards identified in Chapter 5 of the 
Housing Element as a constraint and alter them as necessary to ensure that 
affordable housing can be developed. In the interim, staff will, on a case-
by-case basis, identify ways that standards can be relaxed if it is 
determined that such requirements are in any way impeding the 
development of affordable housing or housing for disabled residents. The 
City will also continue to provide development standard modifications, 
streamlined permit processing for applications related to the creation of 
affordable housing, and will offer fee modifications, when feasible, for 
projects including affordable units that are required to apply for variations 
to the existing development standards. Incentives for extremely low-
income housing will be encouraged to prioritize the development of units 
for this income group. 

Timing: Annually, 2014-2021 

Responsibility: Planning Department 

Progress: On a regular basis the City reviews its development standards as 
well as instances where developers express concerns regarding the feasibility 
of constructing new housing in the City. During the planning period, Staff 
has maintained communication with local developers regarding development 
standard modifications. 

Effectiveness: Throughout the planning period, Staff has maintained its 
commitment to address development constraints on a project-by-project 
basis and to identify ways that standards could be modified if it is determined 
that such requirements were impeding the development of affordable housing 
or housing for disabled residents. The City also provides fast-track processing 
for applications related to the creation of affordable housing and offers fee 
modifications, subject to funding availability, for projects including 
affordable units that are required to apply for variations to the existing 
development standards. The City was able to achieve its objectives. 

Continued Appropriateness: The City recognizes the importance of 
reviewing its development standards on a regular basis and seeking input 
from developers to identify potential constraints to the development of 
affordable housing.  
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Action 2.2: Streamlined Permit Processing. The City shall prioritize 
development processing time of applications for new construction or 
rehabilitation of housing for lower and moderate-income households and 
seniors. Applications for housing development that is appropriate to 
accommodate extremely low-income households will be given priority 
over all other income groups. 

Timing: Ongoing 2014-2021 

Responsibility: Planning Department 

Progress: During the previous planning period, as applications were received, 
the City prioritized applications for new construction or rehabilitation of 
housing for lower- and moderate-income households and seniors, with 
highest priority given to extremely-low-income households.  

Effectiveness: Throughout the planning period, staff has maintained its 
commitment to address development constraints on a project-by-project 
basis and to identify ways that standards could be modified if it is determined 
that such requirements were impeding the development of affordable housing 
or housing for disabled residents. The City also provides fast-track processing 
for applications related to the creation of affordable housing and offers fee 
modifications, when funds are available, for projects including affordable 
units that are required to apply for variations to the existing development 
standards. The City was able to achieve its objectives.  

Continued Appropriateness: The City recognizes the importance of 
securing affordable housing options through the creation of incentives for 
developing residential units that are affordable to low- and moderate-income 
households as well as seniors.  

Action 2.3: Accessory Unit Development. The City recognizes that 
second units provide a unique opportunity to create affordable units in 
residential areas, particularly for elderly residents. Consequently, during 
the 2008-2014 planning period, Staff reviewed and updated the second 
unit ordinance to comply with State law and to ensure that no constraints 
exist to the development of second units in the City. The City will 
administer their updated second unit ordinance and will promote the 
ordinance online and at City Hall.  

Timing: Ongoing 2014-2021 

Responsibility: Planning Department 

Progress: In its certification of the 2014-2021 Housing Element Update to the 
Norco General Plan, HCD required the adoption of ADU requirements 
consistent with state standards, which are updated periodically. The state 
views ADUs favorably as a means of increasing the amount of affordable 
housing units in California and requires them for all cities in the state.  

On May 5, 2021, the Norco City Council adopted Ordinance No. 1067 to 
ensure the City’s requirements for ADUs are consistent with the State of 
California’s requirements.  

Effectiveness: During the 2014-2021 planning period, the City continued to 
provide for second units that comply with the existing Chapter 18.30.40, 
Accessory Dwelling Units, of the City of Norco Municipal.  

Continued Appropriateness: The City recognizes ADUs as an affordable 
housing option and will continue to allow for second units to be constructed.  
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Action 2.4: Fee Subsidies for Extremely Low-Income Households. If 
and when funding becomes available in the future, the City shall consider 
the establishment of a program to help subsidize a portion of the 
application processing fees for developments in which five percent of units 
are affordable to extremely low-income households. To be eligible for this 
fee subsidy, the units shall be affordable by affordability covenant (no less 
than 45 years for owner-occupied units and not less than 55 years for 
rental units). As the City had previously utilized redevelopment set-aside 
funds, there is not currently a permanent funding source for this program. 
For the 2021-2029 planning period the City will investigate new funding 
opportunities and administer funds as they become available. The City 
shall promote the benefits of such a program to the development 
community by posting information on its web page and creating a handout 
to be distributed with land development applications, once funding is 
available.  

Timing: Ongoing 2014-2021 

Responsibility: Planning Department 

Progress: Due to lack of funding available, the City did not implement a 
program to help subsidize a portion of the application processing fees for 
developments in which five percent of units are affordable to extremely-low-
income households. 

Effectiveness: The City provides fast-track processing for applications 
related to the creation of affordable housing and offers fee modifications, 
when funds are available, for projects including affordable units that are 
required to apply for variations to the existing development standards. 

Continued Appropriateness: The City recognizes the importance of 
securing affordable housing options through the creation of incentives for 
developing residential units that are affordable to extremely-low-income 
households. This action will be continued in the 2021-2029 Housing Plan 
focusing on the constraint removal of developing affordable housing, 

Action 2.5: Water and Sewer Providers. In accordance with Government 
Code Section 65589.7 as revised in 2005, immediately following City 
Council adoption, the City must deliver a copy of the 2014-2021 Housing 
Element to all City Departments, other public agencies, or private entities 
that provide water or sewer services to properties within the city of 
Norco.   

Timing: Ongoing 2014-2021 

Responsibility: Planning Department 

Progress: Following the certification and adoption of the 2014-2021 Housing 
Element, the City submitted the final draft to the appropriate water and 
sewer service providers 

Effectiveness: The City was able to achieve its objective, providing water and 
sewer providers with information about future housing development. 

Continued Appropriateness: As required by state law, the City would 
submit the final 2021-2029 Housing Element to local water and sewer 
providers for their review and input. This program would be included in the 
2021-2029 Housing Element. 
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Action 2.6: Flood Management. In accordance with Government Code 
Section 65302, the City has reviewed the Conservation and Safety 
Elements to consider flood risks as they relate to future land use decisions. 
The Conservation Element identifies rivers, creeks, streams, flood 
corridors, riparian habitats, and land that may accommodate floodwater 
for the purposes of groundwater recharge and storm water management. 
Additionally, the Safety Element identifies information regarding flood 
hazards, including, but not limited to flood hazard zones, National Flood 
Insurance Program maps published by FEMA, information about flood 
hazards, designated floodway maps, dam failure inundation maps, areas 
subject to inundation in the event of the failure of levees or floodwalls, etc. 
as listed in Section 65302 (g)(2) and establishes a set of comprehensive 
goals, policies, and objectives for the protection of the community form the 
unreasonable risks of flooding. The City will continue to utilize 
information from the General Plan and consider flood risks in all future 
land use decisions.  

Timing: Ongoing 2014-2021 

Responsibility: Planning Department 

Progress: During the application review period the City ensured consistency 
with the General Plan and state and federal requirements to ensure 
consistency with goals, policies, and objectives regarding flooding. 

Effectiveness: The City was able to achieve its objective effectively, ensuring 
protection of the community from unreasonable risks of flooding. 

Continued Appropriateness: The City recognizes the importance of 
ensuring safety for its residents and workers and will continue ensuring all 
proposed development is consistent with the General Plan and state and 
federal requirements, unless permitted otherwise.  
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Goal 3: Preserve and improve the City’s existing housing stock. 

Policy 3.1: Monitor and enforce building and property maintenance code standards in residential neighborhoods. 

Policy 3.2: Seek methods of preserving and enhancing existing neighborhoods within the City through capital improvement planning and development 
programs. 

Policy 3.3: Using all available funds, continue and/or create programs to maintain or improve the character and quality of existing housing and 
neighborhood environments. 

Policy 3.4: Encourage property owners to maintain and make improvements to their properties by taking advantage of programs offered by the City and 
County. 

Policy 3.5: Encourage energy efficient design in existing and new residential units and promote sustainability upgrades in existing and proposed residential 
complexes. 

Program Accomplishments 

Action 3.1: Code Enforcement Program. As the housing stock continues to 
age, the enforcement of existing property maintenance codes is a primary 
means to preserve housing and the quality of neighborhoods. The Code 
Enforcement Division is responsible for enforcing City ordinances affecting 
property maintenance, building conditions, and other housing and 
neighborhood issues as identified by citizens and inter-department staff. 

Timing: Ongoing, 2014-2021 

Responsibility: Planning Department and Building Department 

Progress: Code Enforcement was conducted throughout the City on a 
complaint basis and deals with violations to the Norco Municipal Code and 
other City regulations. 

Effectiveness: The City was able to achieve its objective effectively, 
ensuring enforcement of City ordinances affecting property maintenance, 
building conditions, and other housing and neighborhood issues. 

Continued Appropriateness: The City recognizes the importance of 
maintaining an aging housing stock to preserve the quality and character of 
the neighborhoods. Code Enforcement will continue providing service 
regarding violations to the Norco Municipal Code and other City 
regulations. 
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Action 3.2: Home Rehabilitation Program. To assist with the preservation 
of older housing units, the former City Redevelopment Agency established 
the Home Rehabilitation Program. This program provided loans and one-
time grants to qualified lower income homeowners to repair or improve 
their homes, including improvements to the exterior appearance of their 
homes or to make exterior and interior repairs. Eligible repairs include 
exterior painting, landscape improvements, repair of code violations, and 
substandard conditions, roof repairs, plumbing repairs, electrical works 
repairs to heating, cooling, and ventilation systems, sewer hook-ups or 
septic work, and access modifications are eligible. To be eligible, 
participants had to own and occupy the residence to the rehabilitated; and 
additionally, must qualify as very-low income. Funding was prioritized for 
elderly residents and disabled residents of any age.  

The elimination of the City’s Redevelopment Agency during a prior 
planning period resulted in a loss of a direct funding resource for this 
program. Consequently, for the 2014-2021 planning period, the City 
investigated new funding opportunities and sought to administer funds as 
they became available.  

Timing: Ongoing, 2014-2021 

Responsibility: Planning Department 

Progress: Due to lack of funding available, the City did not implement a 
program to assist qualified lower-income homeowners to repair or improve 
their homes. 

Effectiveness: The City continues to encourage residents to utilize county 
housing assistance and repair programs to relieve costs associated with 
home repairs. Programs include:  

• Home Repair Program 
• Senior Home Repair Program 
• Home Weatherization Program 

Continued Appropriateness: The City recognizes the importance of 
maintaining an aging housing stock to preserve the quality and character of 
the neighborhoods. This action will be continued in the 2021-2029 Housing 
Plan focusing on the constraint removal of home repair and improvement of 
older homes. 

Action 3.3: Monitor Affordable Units. The City of Norco currently had 
three affordable rental housing complexes, with 166 deed restricted units 
that do not expire until after 2035. To determine how effective the City’s 
housing programs have been in the development and maintenance of 
affordable housing, the City will monitor these affordable units to ensure 
that the rent payments charged are consistent with levels appropriate for 
the identified income category. The City has posted their AB 987 Affordable 
Housing Database on its website and will continue to track affordable 
housing units citywide through the annual certification process. In addition, 
as the City develops additional affordable units these properties will be 
added to the table and will be monitored annually to ensure they meet 
affordability requirements. 

Timing: Ongoing, 2014-2021 

Responsibility: Planning Department 

Progress: The City maintained its AB 987 Affordable Housing Database on 
its website and tracked affordable housing units citywide through the 
annual certification process. 

Effectiveness: The City was able to achieve its objective effectively, tracking 
affordable housing to ensure that the rent payments charged are consistent 
with levels appropriate for the identified income category. 

Continued Appropriateness: The City recognizes the importance of 
consistently monitoring and updating as necessary affordable housing rent 
costs and will continue to do so into the 2021-2029 planning period, 
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Action 3.4: Riverside County Partnership Program. As a means of further 
leveraging housing assistance, the City will cooperate with the Riverside 
County Economic Development Agency (EDA) and Riverside County 
Housing Authority to promote resident awareness and application for 
County-run housing assistance programs. These programs include: 

• Home Repair Program, 
• Senior Home Repair Program, 
• Home Weatherization Program, 
• First-time Home Buyer Down Payment Assistance Program, and 
• Mortgage Credit Certificate Program. 

The County offers a variety of housing assistance programs that can 
supplement future City housing programs as they become available. As the 
City has little control over how the County’s programs are administered the 
City will be responsible for providing information on the City’s website and 
at City Hall. 

Timing: Ongoing, 2014-2021 

Responsibility: Planning Department 

Progress: The City has advertised county-run housing assistance programs 
through the City website and City Hall and has continued to encourage 
residents to utilize county resources. 

Effectiveness: The City was able to achieve its objective effectively, 
providing information regarding application for county-run housing 
assistance programs on the City’s website and at City Hall. 

Continued Appropriateness: The City recognizes the importance of 
providing housing assistance programs to its residents and will continue to 
implement and promote additional programs as funds become available. 



    City of Norco 
General Plan 

 

2021-2029 Housing Element 
126 

Action 3.5: Capital Improvement Program. Identify capital improvements 
citywide, including maintenance and improvement of streets and trails, to 
preserve and enhance the identity of each of the city’s neighborhoods. 

Timing: Ongoing, 2014-2021 

Responsibility: Planning Department and Engineering Division 

Progress: The City of Norco Public Works Department invests in its 
infrastructure through its rolling five-year Capital Improvement Program 
(CIP). Using various funding sources (revenues generated from ratepayers 
and user fees, grants, and bonds), the City acquires, repairs, or replaces the 
major assets needed to deliver its services (water, sewer, streets, trails, 
streetlights, traffic signals and storm drains) to the City's residents and 
businesses. The CIP includes extensive water and sewer main replacement, 
replacement of aging equipment, street reconstruction and paving, street 
striping, horse trails and trail fencing, new storm drains, new water and 
sewer treatment plants, and a variety of other projects. 

Currently, the City is in the process of completing the design and 
construction of various capital improvement projects approved and 
budgeted by City Council for fiscal year 2020-2021. The City has included 
an interactive map on the City website that identifies the type of projects 
the City has planned for fiscal year 2020-21, their location, and the latest 
details about each project (schedule, costs, completion rate, etc.). The 
interactive map also has project data from past fiscal years. 

Effectiveness: The City was able to achieve its objective effectively, 
identifying capital improvements citywide. The City website includes 
project information for years 2017 and onward. Between Fiscal Year 2020 
and 2021, the City actively worked on 98 CIP projects, and 14 projects were 
completed. 

Continued Appropriateness: The City will continue to update the online 
database and create new project lists each year consistent with the rolling 
five-year program currently in place. 

 

  



    City of Norco 
General Plan 

 

2021-2029 Housing Element 
127 

Goal 4: Provide adequate housing in the City for all economic segments of the community. 

Policy 4.1: Identify and monitor suitable sites to accommodate the City’s 2014-2021 RHNA allocation and encourage the construction of new affordable 
housing by advertising vacant and underdeveloped parcels to developers. 

Policy 4.2: Encourage public/private sector partnerships and cooperation in developing and implementing solutions to affordable housing, and special 
housing needs. 

Policy 4.3: Seek and federal, state, and local funding to help provide and subsidize low-cost housing. 

Policy 4.4: Ensure that environmental, public infrastructure, and traffic constraints are adequately addressed with regard to new residential development. 

Policy 4.5: Support innovative public, private, and non-profit partnership efforts for the development of affordable housing. 

Policy 4.6: Provide developer incentives, such as a density bonus or flexibility in development standards, to facilitate the development of quality housing 
that is affordable to lower and moderate-income households. 

Policy 4.7: Encourage residential infill within existing neighborhoods to better utilize existing services and utilities and to reduce infrastructure 
development costs. 

Program Accomplishments 
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Action 4.1: Housing Opportunity Sites. The Norco Land Use Element and 
Zoning Code provide for a variety of residential land uses to accommodate 
the City’s 2014-2021 Regional Housing Needs Allocation (RHNA). As 
shown in Section 6, Housing Resource, of the Housing Element the City has 
rezoned sites applying the Housing Development Overlay (HDO) zone to 
approximately 100 acres of underutilized and vacant land. The HDO zone 
requires and encourages the development of high-density residential uses 
and allows for a mixture of residential and non-residential development. 
The application of the overlay zone will allow residential development at 30 
dwelling units per acre on 5 sites throughout the City and will allow for 
development up to 35 dwelling units per acre if a density bonus is utilized. A 
density bonus will be awarded to developments that provide equestrian 
facilities on parkland/open space beyond the requirement outlined in the 
City’s zoning code. 

Of the 101.7 acres rezoned approximately 92 acres are vacant with no 
development. To encourage the development of residential projects with 
affordable units, the City will meet with landowners to facilitate 
redevelopment on vacant sites and severely underutilized sites within the 
HDO zone. To further encourage development, the City may offer 
landowners a menu of incentives including development fee modifications, 
fast track processing, density bonus incentives, reductions in development 
standards, and funding for off-site improvements, as indicated in the 
Housing Plan. Funding for these regulatory and financial incentives will be 
provided through CDBG funds and other funding sources as they become 
available. The City will also prioritize funding for projects that incorporate 
units for extremely low-income households. 

The City has a formal monitoring program in place to ensure sufficient 
residential capacity to accommodate the identified regional need for lower-
income households is maintained within the HDO zone. The program 
provides that where an approval of a development (residential, commercial, 
or mixed-use) on an identified site results in a reduction of potential 
affordable units below residential capacity assumed in Table 6-9, the City 
will identify and designate additional sites for rezoning to ensure that no 
net loss occurs. This means that if any one of the identified sites is not 
developed in accordance with the development requirements outlined for 

Progress: During the previous planning period, the City identified 
opportunity sites for the future construction of infill housing. Specifically, 
the 2008-2014 Housing Element identified 5 sites that were rezoned to 
accommodate higher density development. The location of these zones was 
depicted in the City’s Zoning Map for developers pursuing potential sites. 

Effectiveness: The City effectively was able to provide and maintain 
information on specific sites that are available for development in the 
community. The rezoning of the 5 identified sites to apply the Housing 
Development Overlay (HDO) zone streamlined and created incentives for a 
mixture of residential and non-residential development. Two of the five sites 
have been developed or are in the process of development. Another site is in 
the entitlement process for a mixed-use project including 320 residential 
units. 

Continued Appropriateness: This program continues to provide 
appropriate land use designations and maintain an inventory of suitable 
sites for residential inventory available on the City’s website to non-profit 
and for-profit housing developers.  
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the HDO zone, an alternate site or sites must be identified and rezoned to 
maintain the overall affordable unit capacity. 

Timing: Ongoing, 2014-2021. Monitor sites as development is proposed. 

Responsibility: Planning Division 

Action 4.2: Lot Consolidation Program. Parcels identified as part of the 
Housing Development Overlay zone range in size from approximately 0.5 
acres and in some cases are narrow or shallow in size, which could be seen 
as an additional constraint to the development of housing. To encourage the 
development of residential and mixed-use projects, the City will establish a 
lot of consolidation program if needed, which can offer incentives such as a 
reduction in development standards (i.e., lot size, parking, and open space 
requirements) to merge adjacent lots. The City, budget allowing, may also 
offer to subsidize a portion of development fees to encourage lot 
consolidation and to promote more intense residential and mixed-use 
development on vacant and underutilized sites within the Gateway Specific 
Plan area. The City will promote the program at City Hall, on its website, 
and will evaluate requests for funding on a case-by-case basis. 

Timing: 2014-2021. Monitor size as development is proposed.  

Responsibility: Planning Department 

Progress: During the previous planning period, the City has established the 
Lot Consolidation Program to encourage residential and mixed-use projects 
through incentives provided to these types of projects. 

Effectiveness: Problems with traffic congestion and marginal land use are 
often associated with a pattern of lots that are of an irregular form, shape, or 
inadequate size for proper usefulness and development. Highly fragmented 
ownership and disjointed parcel configurations seriously hinder plans for 
renovation or expansion of businesses operating within these areas. This 
program has encouraged the development of residential and mixed-use 
projects by working with applicants to consolidate parcels, thereby 
stimulating eventual recycling of existing uses in affected areas.  

Continued Appropriateness: This program will continue to be 
implemented in order to encourage the creation of lots large enough for 
multi-unit development.  
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Action 4.3: Land Use Database. Throughout the City of Norco there are a 
number of vacant parcels ranging in size that provide opportunities for the 
development of affordable and market rate housing. The former City of 
Norco Redevelopment Agency had established an Infill Housing Program to 
maintain a comprehensive land use database identifying parcels and/or 
structures suitable for residential development and/or redevelopment at 
costs below market rate. In many instances these sites were in addition to 
the sites identified in the Housing Resources section of the Housing 
Element. As the Redevelopment Agency provided staff and funds to 
maintain this program, the City will continue to monitor funding 
opportunities to re-establish a similar program in the future. 

Timing: Ongoing, 2014-2021.  

Responsibility: Planning Department 

 

Progress: Due to lack of funding available, the City did not implement a 
program to maintain a comprehensive land use database identifying parcels 
and/or structures suitable for residential development and/or 
redevelopment at costs below market rate.  

Effectiveness: Maintaining an inventory of parcels and/or structures 
suitable for residential development and/or redevelopment at costs below 
market rate would be beneficial in meeting housing demands, as well as, 
attracting potential infill developers to develop at identified sites. The 2008-
2014 Housing Element identified 5 sites that were rezoned to accommodate 
higher density development. These sites were identified as “Housing 
Development Overlay Zone” on the Zoning Map.  

Continued Appropriateness: The City recognizes the importance of 
securing affordable housing by providing attractive infill options for future 
potential development. This action will be continued in the 2021-2029 
Housing Plan focusing on the constraint removal of developing affordable 
housing, 

Action 4.4: Density Bonus Program. During the 2008-2014 planning 
period, the City of Norco revised their density bonus ordinance to be 
consistent with State Law, which includes decreasing the number of 
affordable units a developer must provide to receive a density bonus and 
allowing up to three regulatory concessions. The revised ordinance is 
intended to facilitate the development of housing for low and very low-
income households that is restricted for a period of no less than 44-55 years. 
The City will promote the use of the density bonus ordinance in 
conjunction with the Housing Development Overlay zone, mixed-use 
projects, senior housing, and within Specific Plans. Information on the 
ordinance will be provided at City Hall and online at the City’s website to 
promote the application of ordinance for the development of affordable 
units. 

Timing: Ongoing, 2014-2021 

Responsibility: Planning Department 

Progress: Information regarding the Density Bonus Program was made 
available on the City website and is made available at the City Hall. 

Effectiveness: The City was able to effectively provide and maintain 
information to promote the application of the Density Bonus Program for 
the development of affordable units. 

Continued Appropriateness: The City will continue to promote the 
program as an important strategy in attracting adequate housing in the City 
for all economic segments of the community. 
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Action 4.5: First Time Homebuyer Program. To provide additional 
assistance for low and moderate-income households the former 
Redevelopment Agency established the First Time Homebuyer Program. 
This down-payment assistance program was available to eligible moderate-
income families or individuals seeking to purchase a home in Norco. The 
maximum amount of assistance offered was $80,000 and assumed a loan 
term of 30 years and 3 percent interest.  

Unfortunately, the elimination of the City’s Redevelopment Agency during 
the 2008-2014 planning period resulted in the loss of a direct funding source 
for this program. Consequently, for the 2014-2021 planning period, the City 
will investigate new funding opportunities annually and administer funds 
as they become available. If, and when, a permanent funding source is 
identified, the City will provide information about the program at City Hall, 
on the City’s website, and in other public places to increase awareness.  

Timing: Ongoing, 2014-2021.  

Responsibility: Planning Department 

Progress: Due to lack of funding available, the City did not implement a 
program to assist qualified first-time homebuyers in the purchase of homes. 

Effectiveness: The City continues to encourage residents to utilize county 
programs, which includes a First Time Homebuyer Program (FTHB) 
available to Norco residents. From Fiscal Year 2014 to 2015, 15 units were 
served under the FTHB program. 

Continued Appropriateness: The City recognizes the importance of 
providing housing assistance programs to its residents. While this program 
will be included in the 2021-2029 Housing Element, the program will be 
reinitiated when funds become available.  

Action 4.6: Affordability Housing Financing Program. The City of Norco 
recognizes that the availability of financing is crucial to the development of 
affordable housing. To assist with the provision of funding and financing, 
the City will facilitate discussions between developers and local banks to 
meet their obligations pursuant to the California Community Reinvestment 
Act (CCRA) providing favorable financing to developers involved in 
projects designed to provide lower and moderate-income housing 
opportunities. Similarly, the City will maintain a list of mortgage lenders 
participating in the California Housing Finance Agency (CHFA) program 
and refer the program to builders or corporations interested in developing 
housing in the City. Whenever feasible the City will offer funds, including 
HOME and CDBG funds, as well as any awarded grant funds, to assist 
developers with the construction of new single family and multi-family 
homes for sale or rent that are affordable to very low-, low-, and moderate-
income households. The City shall promote use of the residential density 
bonus and other incentives through public outreach materials such as 
informational packets and web-based postings to assist private developers 
in constructing affordable housing units.  

Timing: Ongoing, 2014-2021.  

Responsibility: Planning Department 

Progress: The City will continue to facilitate meetings with prospective 
developers and local banks to meet its obligations pursuant to the California 
Community Reinvestment Act (CCRA). Information regarding the Density 
Bonus Program was made available on the City website and to the public.  

Effectiveness: While no affordable housing units have been developed to-
date within the 2014-2021 Housing Element period, a project in the 
entitlement process on one of the City’s Housing Development Overlay sites 
will contain 320 units, with the potential for an affordable housing set-aside 
within this total. 

Continued Appropriateness: The City will continue to promote available 
programs as an important strategy in attracting adequate housing to the 
City for all economic segments of the community. 
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Action 4.7: Developer Partnership Program. The City shall encourage 
development of moderate and lower-income household units by private, 
public, and non-profit developers during the planning period.  To achieve 
this, the City will explore funding opportunities, such as HOME funds, 
California Housing Finance Agency single-family and multi-family 
programs, HUD Section 208/911 loans, and HOPE II and III Homeownership 
programs to stimulate private developer and non-profit entity efforts in the 
development and financing of housing for lower and moderate-income 
households. The City will also continue to seek additional opportunities to 
work with Habitat for Humanity, and other private or public agencies, for 
the development of low-income housing units, especially through the Infill 
Housing Program. 

Timing: Ongoing, 2014-2021  

Responsibility: Planning Department 

 

Progress: Due to lack of funding available, the City did not implement a 
program to assist qualified first-time homebuyers purchase homes. 

Effectiveness: The City continues to encourage residents to utilize County 
programs which includes a First Time Homebuyer Program (FTHB) and 
Mortgage Credit Certificate Program (MCC) available to Norco residents. 
From Fiscal Year 2014 to Fiscal Year 2015, 15 units were served under the 
FTHB program and 82 units were served under the MCC program. 

Continued Appropriateness: The City recognizes the importance of 
providing housing assistance programs to its residents. While this program 
will be included in the 2021-2029 Housing Element, the program will be 
reinitiated when funds become available.  

Action 4.8: Incentives for Large Multifamily Units. It is crucial that 
affordable units constructed in the City are available for families, as well as 
other special needs groups; however, larger units are often more costly to 
develop. The City will prioritize incentives for developers to encourage the 
inclusion of units with three or more bedrooms to accommodate low-
income large family households. Incentives may include but are not limited 
to; (1) Regulatory concessions/waivers; (2) Fee waivers/ financial assistance; 
(3) streamlined entitlement review/approvals; (4) Technical assistance for 
financing/ funding of development projects. Individual projects will be 
evaluated to determine if they qualify for any incentives on a case-by-case 
basis by the Planning and Building Division. As funding to assist projects is 
limited, given the elimination of the Redevelopment Agency, the City will 
investigate other funding opportunities to work with developers to 
incentivize large units. 

Timing: Ongoing, 2014-2021 

Responsibility: Planning Department 

Progress: On a regular basis the City reviews its development standards as 
well as in instances where developers express concerns regarding the 
feasibility of constructing new housing in the City. During the planning 
period, staff has maintained communication with local developers regarding 
development standard modifications. 

Effectiveness: Throughout the planning period, staff has maintained its 
commitment to address development constraints on a project-by-project 
basis and to identify ways that standards could be modified if it is 
determined that such requirements were impeding the development of 
affordable housing or housing for disabled residents. The City also provides 
fast-track processing for applications related to the creation of affordable 
housing and offers fee modifications, subject to availability of funds, for 
projects including affordable units that are required to apply for variations 
to the existing development standards. The City was able to achieve its 
objectives. 

Appropriateness: The City recognizes the importance of reviewing its 
development standards on a regular basis and seeking input from developers 
to identify potential constraints to the development of affordable housing. 
The City will continue to review its standards and address any standards 
that may be identified to create incentives for the development of large units 
in the 2021-2029 Housing Element. 
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Goal 5: Provide equal housing opportunities for all residents of the community. 

Policy 5.1: Promote equal housing opportunities that do not discriminate against any person due to age, race, sex, marital status, ethnic background, 
income, or any arbitrary factors. 

Policy 5.2: Cooperate with the Fair Housing Council in the enforcement of fair housing laws and in the review of violations of applicable federal and State 
fair housing laws. 

Policy 5.3: Comply with the requirements of the Federal Fair Housing Act and the California Fair Employment and Housing Act to provide reasonable 
accommodation in the zoning code and other land use regulations to provide housing for persons with disabilities. 

Program Accomplishments 

Action 5.1: Fair Housing Program. The Fair Housing Council of Riverside 
County, Inc., implements the policies and practices for fair housing in Norco 
and takes action on any circumstances that affect equal housing 
opportunities. The City refers all inquiries for these services to the Fair 
Housing Council and also maintains literature and informational brochures 
at City Hall that are available for public distribution. The City will also 
continue to refer inquiries to the Fair Housing Council for the provision of 
fair housing assistance including landlord/tenant counseling, homebuyer 
assistance, and amelioration or removal of identified impediments. The City 
will provide informational materials on fair housing practices at a variety of 
public locations throughout the City. 

Timing: Ongoing, 2014-2021 

Responsibility: Planning Department 

 

Progress: The City maintains an active partnership with the Riverside 
County Fair Housing Council and currently provides information to 
residents on the process to file complaints with the Fair Housing Council to 
eliminate housing discrimination. 

Effectiveness: Throughout the planning period the City has made 
pamphlets available at City Hall regarding information about fair housing as 
provided by the Fair Housing Council. With the elimination of the 
Redevelopment Agency, the City has been identified to maintain the 
relationship with the Fair Housing Council and will continue to provide 
information about tenant and landlord housing rights offered. City staff will 
work cooperatively with the Fair Housing Council to actively pursue any 
complaints of housing discrimination within the City.  

Appropriateness: The City will continue to be involved with the Fair 
Housing Council to eliminate housing discrimination and distribute 
information to the public about how they can report housing 
discrimination. 
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Action 5.2: Reasonable Accommodation Program. Pursuant to 
Government Code Section 65583, the City of Norco is obliged to remove 
potential and actual governmental constraints upon the maintenance, 
improvement, or development of housing for all income levels and for 
persons with disabilities. The Fair Housing Act, as amended in 1988, 
required that cities and counties provide reasonable accommodation to 
rules, polices, practices, and procedures where such accommodations may 
be necessary to afford individuals with disabilities equal housing 
opportunities. Reasonable accommodation provides a basis for residents 
with disabilities to request flexibility in the application of land use and 
zoning regulations or, in some instances, even a waiver of certain 
restrictions or requirements from the local government to ensure equal 
access to housing opportunities. Cities and counties are required to consider 
requests for accommodations related to people with disabilities and provide 
the accommodation when it is determined to be “reasonable” based on fair 
housing laws and case law interpreting the statutes. The City of Norco 
encourages and promotes accessible housing for persons with disabilities. 
This includes the retrofitting of existing dwelling units and enforcement of 
the State accessibility standards for new residential construction.  

The City is committed to assisting residents in need of reasonable 
accommodation and will continue investigating opportunities to offer 
financial assistance through the Home Rehabilitation Program and will 
continue to direct eligible residents to apply for funds. Applicants can apply 
for grants or a rebate to complete improvement projects that remove 
constraints to their living facilities. In General, City Staff takes into 
consideration the provisions of the Americans with Disabilities Act (ADA) 
in the review and approval of housing projects and grants modifications and 
deviations from the Municipal Code to accommodate the needs of persons 
with disabilities. During the 2008-2014 planning period, the City 
established formal reasonable accommodations which are advertised on the 
City website, at City Hall and in other public places. 

Timing: Ongoing, 2014-2021 

Responsibility: Planning Department 

Progress: The City’s formal application for reasonable accommodation is 
codified in Chapter 9.95, Reasonable Accommodation, of the Municipal 
Code as of 2014. Due to lack of funding available, the City did not 
implement a funding program to assist residents with disabilities. 

Effectiveness: The program provides a formal procedure to request 
reasonable accommodation for persons with disabilities seeking equal 
access to housing under the Federal Fair Housing Act and the California 
Fair Employment and Housing Act. 

Appropriateness: The City will promote the adopted reasonable 
accommodation procedures on the City website and at City Hall. The City 
will continue to seek opportunities to secure funding for housing assistance 
and repair programs. 
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Action 5.3: Housing Developmentally Disabled Program. The housing 
needs of persons with disabilities, including persons with developmental 
disabilities are typically not addressed by Title 24 Regulations. The housing 
needs of persons with disabilities, in addition to basic affordability, range 
from slightly modifying existing units to requiring a varying range of 
supportive housing facilities. To accommodate residents with 
developmental disabilities the City will seek State and federal monies, as 
funding becomes available, in support of housing construction and 
rehabilitation targeted for persons with disabilities, including 
developmental disabilities. Norco will also provide regulatory incentives, 
such as expedited permit processing and fee waivers and deferrals, budget 
permitting, to projects targeted for persons with disabilities, including 
persons with developmental disabilities. To further facilitate the 
development of units to accommodate persons with developmental 
disabilities, the City shall reach out annually to developers of supportive 
housing to encourage development of projects targeted for special needs 
groups. Finally, as housing is developed or identified, Norco will work with 
the Inland Regional Center to implement an outreach program informing 
families within the City of housing and services available for persons with 
developmental disabilities. Information will be made available on the City’s 
website. 

Timing: Ongoing, 2014-2021 

Responsibility: Planning Department 

 

Progress: Due to lack of funding available, the City did not implement a 
program in support of housing construction and rehabilitation targeted for 
persons with disabilities, including developmental disabilities. On a regular 
basis the City reviews its development standards as well as in instances 
where developers express concern regarding the feasibility of constructing 
new housing in the City. During the planning period, staff has maintained 
communication with local developers regarding development standard 
modifications. 

Effectiveness: Throughout the planning period, staff has maintained its 
commitment to address development constraints on a project-by-project 
basis and to identify ways that standards could be modified if it is 
determined that such requirements were impeding the development of 
affordable housing or housing for disabled residents. The City also provides 
fast-track processing for applications related to housing construction and 
rehabilitation targeted for persons with disabilities, including 
developmental disabilities. 

Appropriateness: The City will continue to seek state and federal monies, 
as funding becomes available, in support of housing construction and 
rehabilitation targeted for persons with disabilities, including 
developmental disabilities. Norco will also provide regulatory incentives, 
such as expedited permit processing and fee waivers and deferrals, budget 
permitting, to projects targeted for persons with disabilities, including 
persons with developmental disabilities. Additionally, the City will 
continue to partner with the Inland Regional Center to implement an 
outreach program informing families within the City of housing and services 
available for persons with developmental disabilities. 
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Goal 6: Encourage energy conservation activities in all residential development.  

Policy 6.1: Provide an adequate supply of housing will ensure sufficient affordable housing for full range of income groups reducing long commutes in 
search of affordable housing. 

Policy 6.2: Adopt higher densities and promote infill and compact development patterns to encourage housing, affordability, maximize existing land 
resources, reduce pressure to convert agricultural resources, and conserve habitat and environmentally sensitive areas. 

Policy 6.3: Promote renewable energy generation and water conservation and efficiency in new development of housing. 

Policy 6.4: Promote and support State and local programs for energy conservation and renewable energy system instillation in existing homes. 

Policy 6.5: Encourage new residential development to include energy efficiency measures beyond the minimum standards of Title 24. 

Policy 6.6: Encourage the use of active and passive solar energy systems in residential developments and enforce energy standards required by the State 
Energy Building Regulations for residential development. 

Program Accomplishments 

Action 6.1: Sustainable Land Use Planning. The City of Norco recognizes 
that long term planning effort should focus on sustainability and the 
reduction of greenhouse gases. To progress towards these goals the City 
understands that it must provide an adequate supply of housing that is 
sufficient for range of income groups thereby reducing long commutes in 
search of affordable housing. This requires planning for sufficient housing 
supply in the right locations – close to jobs, services, and amenities – which 
will in turn reduce congestion and long commutes. To achieve this, the City 
will promote infill and compact development patterns, has adopted higher 
densities in the Housing Development Overlay Zone and will conserve 
habitat and environmentally sensitive areas including residential lots that 
are appropriate for animal keeping and agricultural uses.  

Timing: Ongoing, 2014-2021. 

Responsibility: Planning Department 

Progress: During the previous planning period, the City identified 
opportunity sites that are sufficient for a range of income groups thereby 
reducing environmental impacts associated with long commutes in search 
of affordable housing. 

Effectiveness: Investigating opportunities for housing to accommodate a 
range of income groups to be developed in the right areas is effective, in 
theory. Further investigation of these sites can provide details on mitigating 
environmental impacts of long commutes to work destinations in the City 
of Norco. 

Appropriateness: This program has identified and advertised development 
opportunities within the Housing Development Overlay zone at City Hall, 
and on its website to encourage compact development in key growth areas. 
This promotes the use of Multifamily Green Building Guidelines and 
furthers the progress of this program.  
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Action 6.2: Energy Efficient Design. The City will review ordinances and 
recommend changes where necessary to encourage energy efficient housing 
design and practices that are consistent with state regulations. The City will 
periodically distribute literature or post information on their website 
regarding energy conservation, including solar power, energy efficient 
insulations, and subsidies available from utility companies and encourage 
homeowners and landlords to incorporate these features into construction 
and remodeling projects. When possible, the City will encourage energy 
conservation devices including, but not limited to lighting, water 
treatments, and solar energy systems for all residential projects. The 
Planning division will encourage maximum utilization of federal, State, and 
local government programs, such as the County of Riverside Home 
Weatherization Program, that assist homeowners in providing energy 
conservation measures. 

Timing: Ongoing, 2014-2021. 

Responsibility: Planning Department 

Progress: On an ongoing basis the City reviews applicable ordinances and 
recommends changes to encourage energy-efficient housing design and 
practices that are consistent with the state regulations. During the 2014-
2021 planning period, the City of Norco, as part of the Western Riverside 
Council of Governments, adopted an Energy Action Plan and Climate 
Action Plan. Through its EAP, the City of Norco is committed to reducing 
local energy use through the enactment of policies, strategies, and actions 
that are cost-effective and environmentally sound.  

Effectiveness: The City currently provides information on energy-efficiency 
programs on its website and at City Hall. When appropriate, City staff and 
code enhancement officers direct residents to apply for applicable programs. 
Additionally, the City encourages all new developments to be energy 
efficient and to take into consideration LEED standards. The City was able 
to achieve its objectives.  

Appropriateness: The City recognizes the importance of encouraging 
energy-efficient design, particularly in the design of new residential units for 
lower-income households. The City will continue to encourage maximum 
utilization of federal, state, and local government programs, such as the 
County of Riverside Home Weatherization Program, that assist 
homeowners in providing energy-conservation measures. The Housing 
Development Overlay zone promotes the use of Multifamily Green Building 
Guidelines and furthers the progress of this program. 
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Action 6.3: Energy Conservation Program. During the planning period, 
the City will seek out and pursue, in conjunction with local partners, 
funding for and development of programs for new construction and 
rehabilitation to promote energy conservation efforts. The City will assist 
residents in conserving resources and lowering utility costs by partnering 
with the utilities, including Southern California Edison, to conduct energy 
audits, and other measures to identify and eliminate unnecessary or 
wasteful resource consumption. The City will also actively coordinate with 
Southern California Edison to ensure that the public is informed of all 
available programs providing incentives for the installation of energy 
conserving measures, including the California Alternate Rates for Energy 
program and the Family Electric Rate Assistance program. 

Timing: Ongoing, 2014-2021 

Responsibility: Planning Department 

Progress: The City, in conjunction with local partners and utility providers, 
have provided development programs for new construction and 
rehabilitation to promote energy conservation efforts. Specifically, the City 
joined Western Community Energy (WCE) JPA, a Community Choice 
Aggregation (CCA) program designed to offer residents and businesses a 
choice as to who provides them with electricity. Under a CCA, residents 
and businesses have the ability to choose from new rates and power sources 
(that are often more renewable and at reduced cost) offered by the CCA. 

Effectiveness: During the last planning period, the City and Southern 
California Edison have invested in grid enhancements and advanced 
technologies that have improved service reliability, and reduced dependence 
on foreign oil. Grid improvements have included installing new poles and 
wires, constructing new substations, and installing new technologically 
advanced meters. The advance broadband meters communicate with the 
homeowner’s electronics and help with energy efficiency and usage.  

Appropriateness: This program assists residents in conserving resources 
and lowering utility costs by working with the utilities and local partners to 
conduct energy audits and other measures to identify and eliminate 
unnecessary or wasteful resource consumption.  
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8 Definitions 
 
Key housing-related terms and concepts, as well as agencies involved in housing in Norco are defined here: 
 
Acre 
A unit of land measure equal to 43,560 square feet. 
 
Affordable Housing 
Under State and federal statutes, housing which costs no more than 30 percent of gross household income 
is referred to as “affordable housing.” Housing costs factored into this definition include rent or mortgage 
payments, utilities, taxes, insurance, homeowner association fees, and other related costs. 
 
Assisted Housing 
Assisted housing refers to units that are subsidized by federal, state, or local housing programs. 
 
At-risk Housing 
Multifamily rental housing that may lose its status as housing affordable for low- and moderate-income 
tenants due to the expiration of federal, state, or local agreements is referred to as “at-risk” housing.  
 
California Department of Housing and Community Development (HCD) 
HCD is responsible for administering State-sponsored housing programs and for reviewing housing 
elements to determine compliance with State housing law.  
 
Census 
The official United States decennial enumeration of the population conducted by the federal government. 
 
Condominium 
A building or group of buildings in which units are owned individually, but the structure, common areas, 
and facilities are owned by all titleholders on a proportional, undivided basis.  
 
Community Development Block Grant (CDBG) 
The CDBG program is administered by the U.S Department of Housing and Urban Development (HUD). 
The program allots money to cities and counties for housing and community development activities. 
 
Comprehensive Housing Affordability Strategy (CHAS) 
Custom tabulations of American Community Survey data prepared by the U.S. Census Bureau for the U.S. 
Department of Housing and Urban Development that demonstrates the extent of housing problems and 
housing needs, particularly for low-income households. 
 
Density 
Density is the number of dwelling units per unit of land. Density us usually expressed “per acre.” As an 
example, a development with 100 units located on 20 acres has a density of 5.0 units per acre.  
 
Density Bonus 
Under State density bonus laws, a developer is commonly allowed additional residential units within a 
project beyond the maximum number for which the parcel is otherwise permitted. Usually, a density bonus 



    City of Norco 
General Plan 

 

2021-2029 Housing Element 
141 

is permitted in exchange for the provision or preservation of affordable housing units at the same site or at 
another location. 
 
Development Impact Fees 
A fee or charge imposed on developers to pay a jurisdiction’s costs of providing services to new 
development. 
 
Dwelling, Multifamily 
A building containing two or more dwelling units for the use of individual households is referred to as 
multifamily. Apartments and condominium buildings are examples of this dwelling unit type. 
 
Dwelling, Single-family  
A dwelling unit designated for occupancy by not more than one household is referred to as a single-family 
housing unit. Single-family detached units do not share a wall with other single-family units. Single-family 
attached units are attached to one or more other one-family dwellings by a common vertical wall.  
 
Dwelling Unit 
One or more rooms, designated, occupied, or intended for occupancy as separate living quarters, with 
cooking, sleeping, and sanitary facilities provided within the unit for the exclusive use of a household. 
 
Element 
A division or chapter of the General Plan. 
 
Economic Segments 
The term “economic segments” is intended to include all persons living in the City and includes all, five 
income categories. Please see the definition for “Income Category.” 
 
Emergency Shelter 
Housing with minimal supportive services for homeless persons that is limited to occupancy of six months 
or less by a homeless person. No individual or household may be denied emergency shelter.  
 
General Plan 
A legal document that is adopted by the legislative body of a City or County. The General Plan sets forth 
policies regarding long-term development. California law requires the preparation of seven elements or 
chapters in the General Plan: Land Use, Housing, Circulation, Conservation, Open Space, Noise, and 
Safety. Additional elements are permitted, such as Economic Development, Urban Design, and similar local 
concerns.  
 
HCD 
See definitions for California Department of Housing and Community Development. 
 
Home Mortgage Disclosure Act (HMDA) 
The HMDA requires larger lending institutions making home mortgage loans to publicly disclose the 
location and disposition of home purchase, refinance, and improvement loans. Institutions subject to 
HMDA must also disclose the gender, race, and income of loan applicants. 
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HOME Program 
The HOME Investment Partnership Act. Title II of the National Affordable Housing Act of 1990 authorized 
a funding program for housing. The HOME program administered by HUD provides formula grants to 
states and localities to build, buy, and/or rehabilitate affordable or ownership housing or to provide direct 
rental assistance to low-income people. 
 
Household  
The U.S Bureau of Census defines a household as all persons living in a housing unit whether or not they 
are related. A single person living in an apartment as well as a family living in a house is considered a 
household. A household does not include individuals living in dormitories, prisons, convalescent homes, 
or other groups.  
 
Household Income 
The total income of all persons living in a household. 
 
HUD 
See definition for U.S Department of Housing and Urban Development. 
 
Income Category 
For planning purposes, the Department of Housing and Community Development has established income 
definitions based on the area mean income (AMI) within California counties. The following table presents 
HCD 2021 income categories applicable to Norco. 
 

Income Category Income Limit for a Four-Person Household 
(Year 2021) 

Very Low $39,500 
Low $63,200 
Moderate $93,000 
Above Moderate over $93,000 

Note: Based on Riverside County area median income of $77,500 for four-person households in 2021. 
Source: Department of Housing and Community Development, 2021 
 

Market Rate Housing 
Housing which is available on the open market without any subsidy. The price for housing is determined 
by the market forces of supply and demand, and varies by location. 
 
Median Income 
The midpoint income for each household size within a region that is defined annually by HUD. Half of the 
households in the region have incomes above the median and half have incomes below the median. 
 
Parcel 
The basic unit of land entitlement. A designated area of land established by plat, subdivision, or otherwise 
legally defined and permitted to be used, or built upon.  
 
Regional Housing Needs Assessment (RHNA) 
The Regional Housing Needs Assessment (RHNA) is based on State of California projections of population 
growth and housing unit demand. The State distributes the total RHNA to each regional planning agency, 
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which is the Southern California Association of Governments (SCAG) for the Southern California region. 
SCAG is responsible for allocating the quantified housing need to each city and/or county within the SCAG 
region. These housing-need numbers serve as the basis for the update of the Housing Element in each 
California city and county. 
 
Rehabilitation 
The upgrading of a building in a dilapidated or substandard condition for human habitation or use. 
 
Housing Choice Voucher (formerly known as Section 8) 
The tenant-based Housing Choice Vouchers (Section 8) program subsidizes a family’s rent in a privately 
owned house or apartment. Local public housing authorities typically administer the program. The Section 
8 program pays the difference between 30 percent of the household annual income and fair-market rent 
charged by the landlord. Households with incomes of 50 percent or below the area median income are 
eligible to participate in the program.  
 
Southern California Association of Governments (SCAG) 
The Southern California Association of Governments is a regional planning agency that encompasses six 
counties: Imperial, Los Angeles, Orange, Riverside, San Bernardino, and Ventura. SCAG is responsible for 
preparation of the Regional Housing Needs Assessment (RHNA), which determines a jurisdiction’s share 
of regional housing growth.  
 
Special-needs Groups 
Special-needs groups tend to have more difficulty in finding decent affordable housing due to their special 
circumstances. Under California Housing Element statues, these special-needs groups consist of the 
elderly, disabled (including developmentally disabled), large households, female-headed households, 
farmworkers, and the homeless.  
 
Subdivision 
The division of a lot, tract, or parcel of land in accordance with the Subdivision Map Act (California 
Government Code Section 66410 et seq.). 
 
SRO 
A common acronym used to refer to “single room occupancies,” which is a housing type that can be used 
for affordable housing. Tenants occupy a single room and share bathrooms, kitchens, and other living areas.  
 
Supportive Housing 
Housing with no limit on length of stay, that is occupied by the target population and that is linked to 
onsite or offsite services that assist the supportive housing resident in retaining the housing, improving his 
or her health status, and maximizing his or her ability to live and, when possible, work in the community.  
 
Transitional Housing 
Rental housing operated under program requirements that call for the termination of assistance and 
recirculation of the assisted unit to another eligible program recipient at some predetermined future point 
in time, which shall be no less than six months. 
 
U.S. Department of Housing and Urban Development (HUD)  
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HUD is a cabinet-level department of the federal government responsible for housing, housing assistance, 
and urban development. Housing programs administered through HUD include Community Development 
Block Grants (CDBG), HOME, and Section 8 Rental Assistance.  
 
Zoning 
A land regulatory measure enacted by local government. Zoning district regulations governing lot size, 
building bulk, placement, and other development standards vary by district, but must be uniform within 
the same district. Each city and county adopts a zoning ordinance/code specifying these regulations  
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Appendix A: AB 987 Database 

 

Street Address 
Assessor’s 

Parcel 
Number 

Total 
Subsidized 

Units 

Subsidized Units by  
Bedroom Size 

Year 
Constructed/ 
Rehabilitated/ 

Assisted 

Covenant 
Document 

No. and 
Date 

Restrictions 
Expiration 

Date 1 BR 2BR 3BR 4BR 

Senior Rental Housing 

Heritage Park 
2665 Clark St 
Norco, CA 92860 

129261001 86 64 22 0 0 2007 5/22/2007 5/22/2062 

Clark Terrace I 
2660 Clark St. 
Norco, CA 92860 

129240008 40 40 0 0 0 1995 12/20/1995 12/20/2035 

Clark Terrace II 
2660 Clark St. 
Norco, CA 92860 

129240011 40 40 0 0 0 2000 7/26/2001 7/26/2041 

Ownership Housing – First-time Homebuyer Program 

Single-family Home 
Norco CA 92860 

130162037 1 – – 1 – 1994 #069298 
2/17/1994 

2/17/2024 

Single-family Home 
Norco CA 92860 126240010 1 – – 1 – 1998 

#164322 
4/28/1998 4/28/2028 

Single-family Home 
Norco CA 92860 

123091021 1 – – 1 – 2001 
#2001-108381 

3/16/2001 
3/16/2031 

Single-family Home 
Norco CA 92860 

133130011 1 1 – – – 1995 #302205 
9/13/1995 

9/13/2025 

Single-family Home 
Norco CA 92860 125070018 1 – – 1 – 1996 

#245382 
7/1/1996 7/1/2026 

Single-family Home 
Norco CA 92860 

131180027 1 – – – 1 1995 
#218474 
7/6/1995 

7/6/2025 

Single-family Home 
Norco CA 92860 

127150021 1 – – 1 – 1994 #449285 
11/30/1994 

11/30/2024 

Single-family Home 
Norco CA 92860 129272002 1 – – 1 – 1998 

#557311 
2/24/1998 2/24/2028 

Single-family Home 
Norco CA 92860 

129281004 1 – – 1 – 1995 
#236976 

6/22/1995 
6/22/2025 

Single-family Home 
Norco CA 92860 

123060023 1 – – 1 – 1997 #283042 
8/8/1997 

8/8/2027 

Single-family Home 
Norco CA 92860 168020008 1 – – 1 – 1994 

#394346 
10/13/1994 10/13/2024 

Single-family Home 
Norco CA 92860 127342009 1 – – 1 – 1999 

#1999-
330722 

7/23/1999 
7/23/2029 

Single-family Home 
Norco CA 92860 125240003 1 – – – 1 1995 

#327937 
9/29/1995 9/29/2025 

Single-family Home 
Norco CA 92860 

131040021 1 – – 1 – 1997 
#115581 

11/25/1997 
11/25/2027 

Single-family Home 
Norco CA 92860 

125100042 1 – – 1 – 2001 N/A 
3/30/2001 

3/30/2031 

Single-family Home 
Norco CA 92860 153061002 1 – – – 1 1998 

#283545 
7/9/1998 7/9/2028 

Single-family Home 
Norco CA 92860 

125100024 1 – – 1 – 1998 
#48950 

2/11/1998 
2/11/2028 

Single-family Home 
Norco CA 92860 

131060017 1 – – 1 – 1994 #410304 
10/26/1994 

10/26/2024 
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Street Address 
Assessor’s 

Parcel 
Number 

Total 
Subsidized 

Units 

Subsidized Units by  
Bedroom Size 

Year 
Constructed/ 
Rehabilitated/ 

Assisted 

Covenant 
Document 

No. and 
Date 

Restrictions 
Expiration 

Date 1 BR 2BR 3BR 4BR 

Single-family Home 
Norco CA 92860 

127030009 1 – 1 
–  –  

1999 
#199549 

2/25/1999 
2/25/2029 

Ownership Housing – Infill Housing Program 

Single-family Home 
Norco CA 92860 131030052 1 – – 1 – 1994 

#267797 
6/30/1994 5/4/2024 

Single-family Home 
Norco CA 92860 

131030069 1 – – 1 – 1995 
#167142 

5/24/1995 
4/25/2025 

Single-family Home 
Norco CA 92860 

131060008 1 – – 1 – 1994 #250769 
6/21/1994 

4/27/2024 

Single-family Home 
Norco CA 92860 133040018 1 – – 1 – 2004 

#250774 
6/21/2004 4/27/2034 

Single-family Home 
Norco CA 92860 

122080035 1 – – 1 – 2004 
N/A 

4/16/2004 
1/7/2034 

Single-family Home 
Norco CA 92860 

131030070 1 – – 1 – 2007 N/A 
4/14/2007 

3/21/2037 

Single-family Home 
Norco CA 92860 131030071 1 – – 1 – 1994 

#478985 
12/27/1994 12/21/2024 

Single-family Home 
Norco CA 92860 

122080032 1 – – 1 – 2004 
N/A 

2/5/2004 
2/5/2034 

Single-family Home 
Norco CA 92860 

131040001 1 – – 1 – 1998 #364963 
8/28/1998 

8/28/2023 
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Communitywide Mailer (front) 

 

Communitywide Mailer (back) 
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March 25, 2021 Virtual Community Meeting Presentation 
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Social Media Outreach – Facebook Postings 
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Social Media Outreach – Twitter Postings 
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July 21, 2021 Planning Commission/City Council Joint Study Session 
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September 8th Planning Commission Meeting 
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October 6th City Council Meeting 
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Stakeholder Meeting Letter, September 16th, 2021 
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C.1. Overview of AB 686 

In 2018, the California State Legislature passed AB 686 to expand upon the fair housing requirements and 
protections outlined in the Fair Employment and Housing Act (FEHA). The law: 

 requires all state and local public agencies to facilitate deliberate action to explicitly address, 
combat, and relieve disparities resulting from past patterns of segregation to foster more inclusive 
communities; and 

 creates new requirements that apply to all housing elements due for revision on or after January 1, 
2021. 

The passage of AB 686 protects the requirement to affirmatively further fair housing within California state 
law, regardless of future federal actions. It also preserves the strong policy in the U.S. Department of 
Housing and Community Development’s (HUD) Affirmatively Furthering Fair Housing (AFFH) Rule as 
published in the Federal Register in 2015. 

As of January 1, 2019, AB 686 proactively applies the obligation to affirmatively further fair housing to all 
public agencies in California. Public agencies must now examine existing and future policies, plans, 
programs, rules, practices, and related activities and make proactive changes to promote more inclusive 
communities.  

AB 686 also creates new requirements for all housing elements due to be revised on or after January 1, 2021. 
These requirements ensure that the obligation to affirmatively further fair housing is a part of a 
jurisdiction’s planning process and guiding documents for community development. 

C.2. Assessment of Fair Housing Issues 

A fair housing issue is a condition in a geographic area of analysis that restricts fair housing choice or access 
to opportunity and includes such conditions as ongoing local or regional segregation or lack of integration, 
racially or ethnically concentrated areas of poverty and affluence, significant disparities in access to 
opportunity, disproportionate housing needs, and evidence of discrimination or violations of civil rights 
law or regulations related to housing.  

This assessment of fair housing considers the elements and factors that cause, increase, contribute to, 
maintain, or perpetuate segregation, racially or ethnically concentrated areas of poverty, significant 
disparities in access to opportunity, and disproportionate housing needs. The California Department of 
Housing and Community Development (HCD) has developed a statewide AFFH Data Viewer. The AFFH 
Data Viewer assembles various data sources and provides options for addressing each of the components 
within the full scope of the assessment of fair housing. The AFFH Data Viewer was utilized to address the 
data components of new requirements to affirmatively furthering fair housing in combination with other 
data such as local or regionally available data. Other data sources used in this assessment include the 2010 
U.S. Census, American Community Survey (ACS) 5-Year Estimates, and other sources as referenced below. 
Patterns were compared from the 2019 ACS 5-Year and the 2010 ACS 5-Year Census data to identify trends 
within the jurisdiction.  

C.2.1. Fair Housing Enforcement and Outreach Capacity 

The City of Norco (City) is served by the Fair Housing Council of Riverside County (FHCRC). The 
FHCRC is a non-profit organization that seeks to protect the housing rights of all individuals. This 
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organization, approved by HUD, works with government offices to ensure Fair Housing laws are upheld. 
Since 1986, FHCRC has taken part in a variety of activities to eliminate illegal housing discrimination, such 
as free educational workshops, outreach to the community, and the investigation of discrimination 
complaints throughout the county. 

FHCRC investigates allegations of discrimination based on a person’s status as a member of one of the 
State or Federally protected categories, which include: Race, Color, Religion, National Origin, Sex, Familial 
Status, Disability, Marital Status, Sexual Orientation, Ancestry, Age, Source of Income, and Arbitrary 
Characteristics. Race, Color, Religion, National Origin, Sex, Familial Status, and Disability are the 
categories protected by the federal Fair Housing Act. The State of California provides protection from 
discrimination based on all seven of the federal protected categories and has added Marital Status, Sexual 
Orientation, Ancestry, Age, Source of Income and Arbitrary Characteristics as additional protected classes 
under State law. According to FHCRC quarterly reports covering July 1, 2013 through June 30, 2018, 87 
percent of fair housing complaints were received by telephone and 13 percent of complaints were received 
in-person at an office location. Once a Fair Housing complaint is received, FHCRC educates the 
complainant of their rights and responsibilities. The complainants are advised of possible further 
investigation depending on the complaint. 

During the five-year period studied (July 1, 2013 to June 30, 2018) in the Analysis of Impediments to Fair 
Housing Choice 2019-2024, FHCRC assisted county residents with fair housing discrimination 
complaints, addressing 3,108 complaints in total, with 95 percent of those from in-place tenants, 3 percent 
from landlords or managers and the balance from other types of complainants. Consistent with state and 
national trends, the leading bases of complaints included physical disability (51 percent), mental disability 
(12 percent), race (10 percent), familial status (8 percent), national origin (7 percent), and sex (3 percent). 
Taken together, complaints based on disability status accounted for 63 percent of all cases in Riverside 
County. None of the complaints received during the 5-year period were from Norco residents. 

The 2014 County of Riverside (County) Analysis of Impediments (A.I.) included a recommendation to 
“[c]ontinue to develop, expand, and provide more education and outreach to housing providers, 
community organizations, and the general public regarding housing discrimination, fair housing laws, and 
services provided by the Fair Housing Council.” The County supported the development and expansion of 
education and outreach to housing providers, community organizations, and the general public requesting 
housing discrimination, fair housing laws, and services provided by FHCRC. FHCRC provided 20 first-
time homebuyer workshops during fiscal year 2017-18.  

In addition, the City regularly updates its municipal and zoning codes in accordance with State and 
Federal laws and requirements regarding fair housing. With each housing element cycle, local nonprofits, 
agencies, advocacy groups, and other fair housing stakeholders are invited to take part in the development 
and review of the City’s housing element (see Section C.2.6). To increase enforcement and outreach, the 
City will provide FHCRC information at City Hall and will provide a link on their website to fair housing 
services and information. 

C.2.2. Integration and Segregation 

Integration generally means a condition in which there is not a high concentration of persons of a particular 
race, color, religion, sex, familial status, national origin, or having a disability or a particular type of 
disability when compared to a broader geographic area. Segregation generally means a condition in which 
there is a high concentration of persons of a particular race, color, religion, sex, familial status, national 
origin, or having a disability or a type of disability in a particular geographic area when compared to a 
broader geographic area. 
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Race and Ethnicity 

The ethnic and racial composition of a region is useful in analyzing housing demand and any related fair 
housing concerns as it tends to demonstrate a relationship with other characteristics such as household 
size, locational preferences and mobility. In February 2017, HCD and the California Tax Credit Allocation 
Committee (TCAC) convened a group of independent organizations and research centers that would 
become the California Fair Housing Task Force (“Task Force”). HCD and TCAC charged the Task Force 
with creating an opportunity map to identify areas in every region of the state whose characteristics have 
been shown by research to support positive economic, educational, and health outcomes for low-income 
families—particularly long-term outcomes for children. These opportunity maps are made from composite 
scores of three different domains made up of a set of indicators. Table C-1 shows the full list of indicators. 
The opportunity maps include a measure or “filter” to identify areas with poverty and racial segregation. 
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 population 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 

According to the California Fair Housing Task Force’s 2021 TCAC/ HCD opportunity maps, the city of 
Norco is made up of census tracts identified as Highest Resource and High Resource, as shown in Figure 
C-1. Nearby areas that are designated as High Segregation & Poverty include central portions of the city of 
Riverside to the east and Corona to the south (see Figure C-2). Within the County of Riverside, the eastern 
portion of the county is shown as generally having lower resources than western jurisdictions. High 
resource areas are clustered around the Norco/Corona, Indio/La Quinta, and Temecula regions. Areas of 
Low Resource and High Segregation & Poverty are found around the outskirts of urban areas, within the 
more rural regions of the county. 

Table C-1: Domains and List of Indicators for Opportunity Maps 

Domain Indicator Indicator 
Economic  Poverty 

Adult education 
Employment 
Job proximity 
Median home value 

Environmental CalEnviroScreen 3.0 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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Figure C-1: 2020 TCAC/HCD Opportunity Areas (Norco) 
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Figure C-2: 2021 HCD/TCAC Opportunity Areas (County) 
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Figure C-3: Areas of Minority Concentration in Norco 
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Census block groups with the highest concentration of minority races, in this case, a Hispanic majority, 
are located west of Interstate 15 and the northern boundary of the city that borders Jurupa Valley. These 
block groups consist of a minority concentration of 73.70 percent and 81.47 percent respectively (Figure 
C-3). While these block groups have a high percentage of minorities, most of the census block groups in 
the city have a low percentage ranging from 30 to 48 percent. In contrast, a majority of census blocks in 
Riverside County have a high concentration of minority groups, where the minority population is upwards 
of 90 percent. An important note on mapping of racial/ethnic concentrations is that concentration is 
defined by the proportion of a racial/ethnic group in the total population of a census block group. If a 
census block group has a low population, the proportion of a racial/ethnic group may appear high. This 
could be the case with Norco, as the city has a small population relative to other cities in the county.  

Persons with Disabilities 
According to the 2019 A.I., nearly 63 percent of the discrimination complaints in the County of Riverside 
over the last five years were on the basis of physical or mental disability. In total, there were 3,108 fair 
housing complaints surfaced through the work of the FHCRC over the last five years, with 1,586 or 51.03 
percent of all discrimination cases reported on the basis of physical disability and with 370 or 11.90 percent 
of all discrimination cases reported on the basis of mental disability. These two case categories were the 
leading causes (first and second, respectively) of discrimination complaints in Riverside County according 
to FHCRC data. 
 
As shown in Figure C-4, people with disabilities generally compose 10 to 20 percent of the population 
within Riverside County census tracts. Higher concentrations of persons with disabilities are located in 
the Hemet, Banning, and Palm Desert areas. Tracts within the city of Norco include populations with less 
than 10 percent or 10 to 20 percent persons with disabilities (see Figure C-5). Therefore, the city of Norco 
includes relatively small numbers of persons with disabilities compared to the county. 

Familial Status 

In order for families to have protected choice they need to access housing options without discrimination. 
In a 2016 housing discrimination study, researchers found that compared to households without children, 
households with children were shown slightly fewer units and were commonly told about units that were 
slightly larger, and as a result, slightly more expensive to rent (California Department of Housing and 
Community Development, 2021). This differential treatment is considered discrimination and a type of 
steering, which occurs on a racial basis as well. 

Familial status refers to the presence of children under the age of 18, whether the child is biologically 
related to the head of household, and the marital status of the head of household. The 2019 A.I. compared 
County of Riverside households by household type for 2000, 2010, and 2016. The analysis found the number 
of family households married without children, other families, and non-families are generally increasing, 
while families married with children are generally decreasing. On the contrary, the average household size 
continued to increase between 2000 and 2016, from 2.98 to 3.26, showing housing is becoming more 
crowded even though the number of households married with children are declining.  

According to the HCD AB686/AFFH data tool maps (see Figure C-6), all census tracts in the city identified 
persons 18 years and over in households living alone as making up less than 20 percent of the overall 
population. Conversely, persons 18 years and over in households living with a spouse accounted for 36 to 
60 percent of the population (see Figure C-7). Census tracts near the center of the city had a slightly lower 
percentage of persons 18 years and over in households living with a spouse than the areas further away 
from the center of the city. These percentages are consistent with the percentage of married persons 
reported in the 2019 A.I. (24.34% married with children, 29.82% married without children, 54.16% total).  
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As shown in Figure C-8, all census tracts in the city had greater than 60 percent of married couple 
households having children. Although the percentage of married persons within the city was consistent 
with percentages reported by the county in the 2019 A.I. as mentioned above, the percentage of married 
couples with children in the city is notably higher than rates reported by the county. Less than half of 
married couples within the county had children (24.34% married with children and 29.82% married 
without children), while percentages range from 60 to 100% among married couples within the city. In 
addition to married couples, the percent of children in female-headed households ranged from less than 20 
percent to 40 percent as shown in Figure C-9. These households were concentrated toward the center of 
the city.  
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Figure C-4: Percent Population with Disabilities in Riverside County  
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Figure C-5: Percent Population with Disabilities in Norco  
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Figure C-6: Percent Population of Adults Living Alone – Norco 
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Figure C-7: Percent Population of Adults Living with their Spouse – Norco 
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Figure C-8: Percent of Children in Married Couple Households – Norco 
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Figure C-9: Percent of Children in Single Female-Headed Households – Norco 
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Income Level 

Identifying low or moderate income (LMI) geographies and individuals is important to overcome patterns 
of segregation. Figure C-10 shows the Lower and Moderate Income (LMI) areas in the County by census 
tract. HUD defines a LMI area as a census tract or block group where over 51 percent of the population is 
LMI (based on HUD income definition of up to 80 percent of the AMI). Similar to trends of high and low 
resource show in Figure C-2, the western portion of the County of Riverside contains lower proportions 
of low to moderate income populations while the eastern portion includes higher proportions of low to 
moderate income populations. There are four clusters of low percentage low to moderate income 
populations, including western Norco/Corona/Eastvale, northeast Riverside, surrounding 
Murrieta/Temecula, and the Indio/La Quinta area. The city of Norco does not include any LMI areas 
(greater than 50 percent low to moderate income), with the exception of census tract 410.04 (Figure C-
11). Census tract 410.04 is predominately within the City of Riverside and is reflective of However, the 
cities of Corona and Riverside contain concentrations of LMI areas, while cities to the west, including 
Eastvale and Chino Hills, and unincorporated Riverside County to the south do not.  

C.2.3. Racially and Ethnically Concentrated Areas 

Racially/Ethnically Concentrated Areas of Poverty 

In an effort to identify racially/ethnically-concentrated areas of poverty (RECAPs), HUD has identified 
census tracts with a majority non-White population (greater than 50 percent) and has a poverty rate that 
exceeds 40 percent or is three times the average tract poverty rate for the metro/micro area, whichever 
threshold is lower. The County of Riverside includes several RECAP area clusters scattered throughout 
the jurisdiction as shown in Figure C-12. RECAP areas include Riverside/Moreno Valley, southwest of 
Perris, Hemet, Mecca, and Desert Hot Springs. Most of the RECAP areas overlap areas also designated as 
being higher in percentage of poverty-status households; however, some RECAP areas, such as near Perris 
and Riverside, contain lower percentages of poverty-status households. The city of Norco is not considered 
a RECAP area and is identified as having lower percentages of poverty-status households (less than 10 
percent to 20 percent). 

Racially Concentrated Areas of Affluence 

In response to the RECAPs utilized by HUD in its 2015 AFFH rule, scholars at the University of Minnesota 
Humphrey School of Public Affairs have created the Racially Concentrated Areas of Affluence (RCAAs) 
metric to more fully tell the story of segregation in the United States. Based on their research, 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 (slightly more than double the national the median household 
income in 2016). While this is a useful measure nationwide, HCD has adjusted the RCAA methodology to 
better reflect California’s relative diversity. 
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Figure C-10: Low and Moderate Income (LMI) areas in Riverside County 
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Figure C-11: Low and Moderate Income (LMI) areas in Norco 
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Figure C-12: Racially Concentrated Areas of Poverty (RECAPs) in Riverside County 
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RCAAs have not been studied extensively nor has a standard definition been published by HCD or HUD, 
this fair housing assessment uses the percent White population and median household income as proxies 
to identify potential areas of affluence. Figure C-13 shows the disparity between white population and 
minority populations. Census block groups within the city of Norco are identified as having a sizable (10 
to 50 percent gap) White population majority. Median income within the city ranges from less than 
$30,000 to greater than $125,000, as shown in Figure C-13. Census block groups with the highest median 
incomes in the city are located to the far west and east (block group 1, census tract 408.13; block group 1, 
census tract 407.01; and block group 2, census tract 466.02). Overlapping areas of sizable White 
population majority and high median income are located in the far east and west portions of the city 
indicating possible racially concentrated areas of affluence. 

According to ACS 5-Year 2014-2019 data, the city median income was $102,817 and the County was 
$73,260. Additionally, the 59.8 percent of the city population and 59.8 percent the county population 
identified as White (alone). The city of Norco has a substantially higher median income than Riverside 
County, but overall percentage of the White population is almost identical. However, as shown in Figure 
C-10 and described above, there are four clusters within the county of low poverty and higher affluence, 
including western Norco/Corona/Eastvale, northeast Riverside, surrounding Murrieta/Temecula, and the 
eastern Palm Desert area. Map II-3: Demographics and Poverty of the 2019 A.I. illustrates relatively high 
concentrations of White population overlapping these same areas, indicating possible racially 
concentrated areas of affluence. 

C.2.4. Access to Opportunities 

Access to opportunity is a concept to approximate place-based characteristics linked to critical life 
outcomes. Access to opportunity oftentimes means both improving the quality of life for residents of low-
income communities, as well as supporting mobility and access to “High Resource” neighborhoods. This 
encompasses education, employment, economic development, safe and decent housing, low rates of violent 
crime, transportation, and other opportunities, including recreation, food and healthy environment (air, 
water, safe neighborhood, safety from environmental hazards, social services, and cultural institutions). 

TCAC/HCD Opportunity Maps 

The 2021 TCAC/HCD Opportunity Maps are made from composite index scores of three different divisions 
(economic, environmental, and education) to categorize tracts as low, moderate, or high resource (Table 
C-1 shows the full list of indicators). Categorization is based on percentile rankings for census tracts 
within Riverside County. Higher composite scores mean higher resources. At the county level, high and 
highest resource areas are located in the eastern and central areas of the county. Most tracts surrounding 
the city of Norco are of high or highest resource. From Indio to Blythe, the vast majority of eastern Riverside 
County is mostly of low resource. Locally, northern and central census tracts (407.03 and 408.12) scored 
lower, indicating lower resources than other tracts within the city, although overall scores still indicated 
High Resource. Table C-2 shows the scores by domain. 
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Figure C-13: White Population and Median Income Distribution 
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Table C-2: Opportunity Map Scores and Categorization (2021) 

Census Tract 
Economic  
Domain Scores 

Environmental 
Domain Scores 

Education  
Domain Score 

Composite  
Index Score Final Category 

466.01 N/A N/A N/A N/A N/A 

466.02 0.853 0.136 0.904 0.533 Highest Resource 

407.01 0.906 0.2 0.949 0.725 Highest Resource 

407.02 0.881 0.193 0.84 0.534 Highest Resource 

407.03 0.802 0.302 0.795 0.388 High Resource 

408.06 0.863 0.265 0.827 0.514 Highest Resource 

408.12 0.717 0.201 0.879 0.435 High Resource 

408.13 0.868 0.089 0.854 0.459 Highest Resource 

Source: California Fair Housing Task Force, TCAC/HCD Opportunity Maps, 2021 Statewide Summary 
Table, December 2020 

Education 

The County of Riverside includes 23 school districts and 558 schools. The number of Title 1 schools in the 
county is 48, approximately 8.6 percent of total schools within the county. According to the AFFH Data 
Viewer, education domain scores within the county were consistent with the opportunity composite index 
scores. The areas that had the greatest education domain scores were in areas such as western 
Norco/Corona/Eastvale, northeast Riverside, surrounding Murrieta/Temecula, and the eastern Palm 
Desert area. Areas that were identified as having lower education domain scores included tracts in more 
rural areas and of higher poverty status (see Section C.2.1), such as Banning, Hemet, and Mecca.   

According to the AFFH Data Viewer, all census tracts within the city were identified as greater than 0.75 
education domain score (more positive education outcomes), except for census tract 466.01, which was 
categorized as less than 0.25 education domain score (less positive education outcomes). This census tract 
includes the California Rehabilitation Center, a correctional facility, which may include populations of 
persons with low education opportunity and achievement. According to the 2015-2019 American 
Community Survey 5-Year Estimate, Norco has a high percentage of Title I schools (27.7 percent) 
compared to the county overall (8.6 percent) as seen in Table C-3. Title I schools are intended to help meet 
the educational needs of students by using federal, state, and local funds to support effective, evidence-
based educational strategies that close the achievement gap and enable the students to meet the state’s 
challenging academic standards. Schools in which children from low-income families make up at least 40 
percent of enrollment are eligible to use Title I funds to operate schoolwide programs that serve all children 
in the school in order to raise the achievement of the lowest-achieving students. Kidsdata.org, a program 
of the Lucile Packard Foundation for Children’s Health, estimated that 19.6 percent of children aged 0-17 
in the Corona-Norco District were living in low-income working families between 2012 and 2016. In the 
city of Norco, Title I schools are concentrated in tracts 407.03, 410.04, and 466.02, which consists of a 
population with higher percentages of lower to moderate income households and a total non-White 
population when compared to the rest of the city. The Early Care and Education Unit (ECE) has received 
several grants to help meet their goals for improving childcare and building capacity in Riverside County. 
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These grants allow ECE to assist the community in receiving child development funding; work with 
teachers and childcare providers in promoting early literacy and reading readiness; assist parents with 
skills for raising their children; and increase quality child development programs. 

Employment 

Local economic characteristics impact local housing needs, even though these characteristics may not be 
directly related to fair housing. These economic characteristics include the types of jobs available within 
the municipality, the way residents access jobs, the types of occupations held by residents, and their 
household income. HUD states, “The job proximity index quantifies the accessibility of a given residential 
neighborhood as a function of its distance to all job locations within a Central Business Service Area 
(CBSA), with larger employment centers weighted more heavily.” The 2019 A.I. identified the County of 
Riverside’s top 10 employers as primarily in the Medical, Education, and Municipal sectors. While one 
major retail company, Amazon, remains among the top ten County employers, it is surpassed by the U.S. 
Military, a major university, and a regional government bureaucracy in terms of numbers of employees. The 
2019 A.I. provided Jobs Proximity Index rankings for various groups, broken down by ethnicity and with 
separate statistics for residents below the poverty level. The scores for the jurisdiction are fairly consistent, 
even when compared to scores for residents below the federal poverty line. In fact, the highest score in the 
jurisdiction is among Native Americans below the poverty line, at 52.34. The lowest score is assigned to 
Blacks in poverty, at 46.08. The other four ethnic groups scored higher among their populations in poverty 
than among their general populations: Whites, at 51.17, Hispanics at 49.17, and Asians and Pacific Islanders 
at 49.34. These relatively high Jobs Proximity Index scores for populations in poverty indicate a co-location 
of job centers and high poverty neighborhoods. 

According to the ACS 5-year Estimate, the most common employment sectors for those who live in Norco, 
are construction, retail trade, and health care and social assistance. This breakdown is of primary residents 
of Norco, though some of these residents may live within the city and work elsewhere. In 2018, the areas 
with the highest median household income in Norco were census tracts 407.01 and, 408.13, which are 
clustered at the southern border of the city’s boundary. Similar to the distribution of median household 
income, the highest job proximity rankings in Norco were concentrated in southern Norco. Higher median 
household income could be correlated to the jobs proximity index rankings as those households have 
better access to jobs through Interstate 15 and State Route 91. Generally, Norco has higher index scores 
nearly across the board which indicates greater access for Norco residents to opportunities in the 
important areas of education and employment and lower exposure to poverty. Furthermore, these scores 
are consistent across various protected groups, meaning that members of most racial and ethnic groups 
experience a better standard of living by various measures than their counterparts within the greater 
statistical region. 

Transportation 

Riverside residents in urban and suburban areas generally enjoy superior access to transportation 
infrastructure, which includes the RTA bus system, the Sun Line Transit Agency in the Palm Springs area, 
Palo Verde Transit Agency in the Blythe area, the Riverside Metrolink Station, with links to San 
Bernardino County’s Omnitrans system as well as to Amtrak, the Corona Transit Center, and the West 
Corona Metrolink Station. The County is home to at least four municipal airports, (Banning Muni Airport, 
Corona Muni Airport AJO, Palm Springs International Airport, Riverside Muni Airport), five County-
owned and operated airports (Chiriaco Summit, French Valley, Hemet Ryan, Jacqueline Cochran, and 
Blythe), and enjoys proximity to Ontario International Airport. The County is also traversed by numerous 
major freeways within its boundaries (Interstates 10, 15, 215, and State Routes 60, 91, 71, 74, 79, 86, and 111). 
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Table C-3 identifies access to opportunity indicators by race and ethnicity. According to All Transit, the 
County of Riverside scored a 3.3 out of 10 for their overall transit performance score. The performance score 
takes into considerations such as transit trips per week within 0.25 mile, transit routes within 0.5 mile, 
jobs accessible within a 30-minute trip time, and number of commuters that use transit. 

All Norco residents generally enjoy superior access to transportation infrastructure, which includes the 
Riverside Transit Agency (RTA) bus system, the Riverside Metrolink Station, and the Corona Transit 
Center and Metrolink station. The city is also traversed by the Interstate 15 and in close proximity to State 
Route 91. Each of the public transit operators mentioned have programs available to incentivize ridership 
of students, seniors, and persons with disabilities. Each has an ADA plan and each of the bus lines offer a 
version of dial-a-ride that provides origin-to-destination advanced reservation transportation services for 
seniors and persons with disabilities. According to All Transit, the City of Norco had an overall transit 
performance score of 1.6. This score is roughly half of the County’s performance score. Transit 
opportunities are low within the city due to the rural nature of the area. Census tracts that had the highest 
transit scores were 466.01 and 408.12. Both tracts are within the center of the city, adjacent to I-15 and bus 
stops at 5th and Hamner. According to the 2019 5-Year ACS, approximately 47.4 percent of residents 
experience a work commute time of less than 30 minutes. 

Environmental 

The California Office of Environmental Health Hazard Assessment (OEHHA) developed a screening 
methodology to help identify California communities disproportionately burdened by multiple sources of 
pollution called the California Communities Environmental Health Screening Tool (CalEnviroScreen). 
This tool uses census tracts as the unit of analysis where 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.   

Pollution Burden scores for each census tract are derived from the average percentiles of the seven 
Exposures Indicators (ozone and PM2.5 concentrations, diesel PM emissions, drinking water 
contaminants, pesticide use, toxic releases from facilities, and traffic density) and the five Environmental 
Effects indicators (cleanup sites, impaired water bodies, groundwater threats, hazardous waste facilities 
and generators, and solid waste sites and facilities). Indicators from the Environmental Effects component 
were given half the weight of the indicators from the Exposures component. The calculated average 
pollution burden score (average of the indicators) was divided by 10 and rounded to one decimal place for 
a Pollution Burden score ranging from 0.1 -10.  

Population Characteristics scores for each census tract are derived from the average percentiles for the 
three Sensitive Populations indicators (asthma, cardiovascular disease, and low birth weight) and the five 
Socioeconomic Factors indicators (educational attainment, housing burdened low income households, 
linguistic isolation, poverty, and unemployment). The calculated average percentile is divided by 10 for a 
Population Characteristic score ranging from 0.1 -10.  

After the components are scored within Pollution Burden or Population Characteristics, the scores are 
multiplied to calculate the overall CalEnviroScreen Score ranging from 1-100%. CalEnviroScreen reports 
scores as percentiles to compare tracts across the entire county.  

Tracts in the city of Norco had relatively low scores with most tracts ranging in between the 30-50 
percentile, with the outlier being tract 410.04 that scored 90.20%. This tract also experiences a greater 
percentage of low to moderate income households and a predominant population of Hispanics. Census 
tract 410.04 scored high due to high exposures to ozone, particulate matter 2.5, toxic releases, traffic, 
pesticides, and contaminated drinking water. Census tract 410.04 overlaps several jurisdictions, with most 
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of its area overlapping the City of Riverside. Figure C-14 and Table C-3 shows that while Norco had 
relatively low scores, overall Riverside County averaged high scores with most tracts scoring over 50.01%.  

Neighboring cities like Riverside (average: 71-95 percentile) and Jurupa Valley (average:  65-91 percentile) 
had some of the highest scores in the county. Norco’s relatively low scores can be correlated to the policies 
and practices the City has adopted to reduce the environmental footprint of the community. For example, 
the Norco Municipal Code encourages the use of xeriscape landscaping on all new development to reduce 
the overall amount of water that is ultimately directed toward the watering of landscaping. In addition, 
the City’s Conservation Element combined the goals of the Western Riverside Council of Government’s 
Climate Action Plan with goals of the Southern California Association of Government’s Sustainable 
Community Strategy which has the same overriding goal of reducing greenhouse gas emissions, but with 
the focus on coordinated transpiration and land use planning. 

C.2.5. Disproportionate Housing Needs 

Disproportionate Housing Needs generally refers to a condition in which there are significant disparities 
in the proportion of members of a protected class experiencing a category of housing need when compared 
to the proportion of members of any other relevant groups, or the total population experiencing that 
category of housing need in the applicable geographic area. For purposes of this definition, categories of 
housing need are based on such factors as cost burden and severe cost burden, overcrowding, 
homelessness, and substandard housing conditions.  

There are four housing problems in the (Comprehensive Housing Affordability Strategy) CHAS data: 1) 
housing unit lacks complete kitchen facilities; 2) housing unit lacks complete plumbing facilities; 3) 
household is overcrowded; and 4) household is cost burdened. A household is said to have a housing 
problem if they have any 1 or more of these 4 problems. 

As shown in Table C-4, a higher percent of non-White households experienced housing problems than 
White households in Norco. Non-White households that experienced the greatest proportion of housing 
problems include American Indian (100 percent), Hispanic (46.73 percent), and Asian or Pacific Islander 
(46.15 percent); however, all non-White households had a higher percentage of housing problems than 
White households in Norco.  

City data is consistent with findings for Riverside County. A higher percent of non-White households 
experienced housing problems than White households in Riverside County as well. Non-White 
households that experienced the greatest proportion of housing problems include Hispanic (59.46 
percent), Black (58.67 percent), and American Indian (52.07 percent); however, all non-White households 
had a higher percentage of housing problems than White households in the county. Aside from American 
Indian households, all other city populations experienced a lower percentage of housing problems than 
their respective populations within the county, including White households. Approximately 37.16 percent 
of overall households in the city identified one or more housing problems, whereas 49.38 percent of overall 
households in the county identified one or more housing problems. Of note, American Indians residents in 
Norco identified as 100 percent of households with housing problems; however, the number of American 
Indian households in the city is extremely low.  
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Table C-3: Access to Opportunity Indicators by Race/Ethnicity 

Opportunity Indicators 
Census Tracts 

City of 
Norco 

County of 
Riverside 

407.01 407.02 407.03 408.06 408.12 408.13 466.01 466.02 

Poverty Rate 

Population Below 
Federal Poverty Level 

4.1 3.6 7.1 6.2 18.8 6.4 4.3 3.4 7.5 13.7 

White alone 4.7 4.0 7.4 6.0 20.0 7.2 4.2 3.7 8.4 12.0 

Black or African 
American alone 

0.0 100.0 100.0 0.9 - 7.4 14.3 0.0 8.6 17.5 

American Indian and 
Alaska Native alone 0.0 - - 8.2 - 0.0 - 0.0 0.0 20.8 

Asian alone 0.0 0.0 8.7 8.4 42.9 0.0 0.0 0.0 1.1 11.3 

Native Hawaiian and 
Other Pacific Islander 
alone 

- - - - - - - - - 13.0 

Hispanic or Latino (of 
any race) 9.6 1.3 9.4 7.3 28.3 8.4 5.5 3.1 10.8 16.7 

School Proficiency 

Total Title 1 Schools - - - - - - - - 3 48 

Total Schools - - - - - - - - 11 558 

Percent of Schools - - - - - - - - 27.3 8.6 

Unemployment Rate 
(2019) 

2.7 3.4 3.4 0.6 3.1 1.6 0.1 2.4 2.1 4.5 

Job Proximity 
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< 29 mins. 52.4 44 47.2 44.4 41.4 42.9 47.5 49.5 48.8 44.3 

30 – 59 mins. 28.6 34.7 28.7 36.1 39 29.4 35.4 22.2 26.4 31.6 

60 mins. or more 19.2 21.4 23.9 19.6 19.6 27.8 17.2 28.2 24.8 24.1 

Transit Metrics 

All Transit Performance 
Score 

1.9 1.2 0.5 0.0 2.8 1.4 3.1 1.4 1.6 3.3 

Transit Trips Per Week  
within ½ Mile 

146 112 97 0 220 141 216 93 138 589 

Transit Routes within ½ 
Mile 

1 1 0 0 1 1 1 1 1 3 

Jobs Accessible in 30-
Min Trip 

14,488 12,467 8,473 0 28,001 22,173 28,001 14,321 17,685 27,262 

Commuters Who Use 
Transit (percent) 

0.00 0.41 1.06 1.57 1.60 0.38 0.00 2.94 1.11 1.42 

CalEnviroScreen  

CES 3.0 Score 26.31 32.06 23.26 16.13 35.23 28.81 - 27.43 18.87 27.93 

CES 3.0 Percentile 52.50 63.17 45.73 28.06 68.89 57.43 - 54.69 34.45 50.01 

Pollution Burden Score 89 76 65 72 91 97 - 88 4.54 5.17 

Population 
Characteristics Score 

28 48 32 14 44 25 - 31 4.20 5.17 

Sources: 2015-2019 American Community Survey 5-Year Estimates; AllTransit Metrics, 2021; CalEnviroScreen 3.0, 2021 
Notes: Data regarding census tract 466.01 were not available on CalEnviroScreen. 
City and county CalEnviroScreen scores were calculated by taking the average score for all census tracts included within the geographic boundary. 
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Figure C-14: CalEnviroScreen 3.0 Percentile Scores 
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Table C-4: Any Housing Problem by Tenure and Race 

 
White Black 

Asian or 
Pacific 

Islander 

American 
Indian Hispanic Other All 

Norco 

Total households 4,908 74 247 4 1,680 109 7,022 

Households with 
housing problems 1,665 29 114 4 785 44 2,641 

Percent of 
households with 
housing problems 

33.92% 39.19% 46.15% 100.00% 46.73% 40.37% 37.61% 

Riverside County 

Total households 355,051 42,287 36,803 3,380 233,476 12,205 683,145 

Households with 
housing problems 149,920 24,810 18,755 1,760 138,825 6,270 337,325 

Percent of 
households with 
housing problems 

42.22% 58.67% 50.96% 52.07% 59.46% 51.37% 49.38% 

Sources: HUD CHAS Databook using data from 2013-2017 ACS; County of Riverside Analysis of Impediments to Fair Housing 
Choice 2019-2024 

Large households may also be subject to disproportionate housing problems, whether  it is affordability or 
adequate physical needs (number of rooms, complete facilities). Table C-5 shows that non-family 
households actually experienced the greatest percentage of housing problems (50.58 percent). The 
household type with the lowest percentage of housing problems was family households with less than five 
people (31.66 percent). The percentage of families with more than five people that experienced one or more 
housing problems (40.08 percent) was almost exactly between the other two household types. According 
to county data, large families experienced the greatest percentage of households with housing problems 
(64.48 percent). Non-families experienced the second largest percentage of  households with housing 
problems (50.51 percent) and small families experienced the lowest percentage (43.63 percent) even 
though the ratio of households of each household type was relatively consistent between city and county 
populations. Overall, the city had similar or lower percentages of households with housing problems across 
all household types compared to the county. One explanation could be that the county has a larger 
percentage of renter-occupied housing than the city, as identified below in Table C-10. Renters may 
experience more housing problems as a result of slow landlord response, or lack of property investment. 
According to 2015-2019 ACS 5-Year Estimates, 27.21 percent of 1-person households, 12.33 percent of 2- to 
4-person households, ad 17.01 percent of 5-person and greater households were renters in the City of Norco. 
This would be consistent with the trend identified for households with housing problems in the city, 
indicating a possibility that renters are more likely to experience housing problems than homeowners in 
the city. 
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Table C-5: Housing Problems by Household Type and Size 

Household Type Family households, <5 people Family households, 5+ people Non-family households 

Norco 

Total households 4,074 1,260 1,710 

Households with housing 
problems 1,290 505 865 

Percent of households with 
housing problems 31.66% 40.08% 50.58% 

Riverside County 

Total households 375,275 129,419 178,440 

Households with housing 
problems 163,745 83,445 90,135 

Percent of households with 
housing problems 43.63% 64.48% 50.51% 

Sources: HUD CHAS Databook using data from 2013-2017 ACS; County of Riverside Analysis of Impediments to Fair Housing 
Choice 2019-2024 

Cost Burden 

Cost burden is the fraction of a household’s total gross income spent on housing costs. There are two levels 
of cost burden: (1) “Cost Burden” refers to the number of households for which housing cost burden is 
greater than 30 percent of their income; and (2) “Severe Cost Burden” refers to the number of households 
paying 50 percent or more of their income for housing. This analysis must address the burdens on both 
owners and renters (tenure). 

According to HUD CHAS Databook using data from 2013-2017 ACS, the race and ethnicities that 
experience the greatest severe cost burden in Norco are Other and Hispanic, as shown in Table C-6. The 
race and ethnicities that experience the greatest severe cost burden in Riverside County are Black and 
Other. Compared to the county, Norco had lower severe cost burden percentages across all races.  

As shown in Table C-7, non-family households experienced the greatest percentage of severe cost burden 
within Norco and Riverside County. The percentage of non-family households was substantially higher 
than family households, less than five people and family households, and more than five people; however, 
the percentage of non-family households with severe cost burden (27.95) was similar to the county’s 
percentage of non-family households with severe cost burden (27.00). A nonfamily household consists of 
a householder living alone (a one-person household) or where the householder shares the home exclusively 
with people to whom he/she is not related. As identified above, the 2019 A.I. compared County of Riverside 
households by household type for 2000, 2010, and 2016. The analysis found the number of family 
households married without children, other families, and non-families are generally increasing, while 
families married with children are generally decreasing. This could indicate that there is a lack of housing 
affordable for non-families and single persons that do not rely on two incomes for living expenses.  
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Table C-6: Severe Cost Burden by Race 

 White Black 
Asian or 
Pacific 

Islander 

American 
Indian Hispanic Other All 

Norco 

Total 
households 

4,908 74 247 4 1,680 109 7,022 

Households 
with severe cost 
burden 

730 0 30 0 365 24 1149 

Percent of 
households with 
severe cost 
burden 

14.87% 0.00% 12.15% 0.00% 21.73% 22.02% 16.36% 

Riverside County 

Total 
households 355,051 42,287 36,803 3,380 233,476 12,205 683,145 

Households 
with severe cost 
burden 

65,420 12,500 8,370 755 55,930 3,160 146,135 

Percent of 
households with 
severe cost 
burden 

18.43% 29.56% 22.74% 22.34% 23.96% 25.89% 21.39% 

Sources: HUD CHAS Databook using data from 2013-2017 ACS; County of Riverside Analysis of Impediments to Fair Housing 
Choice 2019-2024 

Table C-7: Cost Burden for Households by Type 

 Family households, <5 people Family households, 5+ people Non-family households 

Norco 

Total households 4,074 1,260 1,710 

Households with severe cost 
burden 539 133 478 

Percent of households with 
severe cost burden 13.23% 10.56% 27.95% 

Riverside County 

Total households 375,275 129,419 178,440 

Households with severe cost 
burden 

73,835 24,125 48,185 
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Percent of households with 
severe cost burden 19.67% 18.64% 27.00% 

Sources: HUD CHAS Databook using data from 2013-2017 ACS; County of Riverside Analysis of Impediments to Fair Housing 
Choice 2019-2024 

Affordability could be a barrier to housing for persons 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, 
depending on their qualifications. Households may experience cost burden when SSI incomes are not 
adequate to pay for rent and not increasing at rates comparable to rent increases. Majority of renters within 
city census tracts had over 40 percent cost burdened households, while majority of homeowners within 
city census tracts had less than 40 percent cost burden (see Figure C-15). Due to lack of rental options 
available in the city, renters could experience lack of affordable options. 

 



2021-2029 Housing Element Appendix C 
C-32 

Figure C-15: Distribution of Cost Burdened/Overpayment Households 
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Overcrowding 

Households having more than 1.01 to 1.5 persons per room are considered overcrowded and those having 
more than 1.51 persons per room are considered severely overcrowded. The person per room analysis 
excludes bathrooms, porches, foyers, halls, or half-rooms. This analysis of Norco addresses the 
overcrowding on both owners and renters. 

According to the 2018 five-year ACS estimates, a low percentage of households in Norco (average: 1.5 
percent) are living in overcrowded conditions. Regionally, census tracts with overcrowded households are 
concentrated in the west Riverside County, particularly in the cities of Riverside and Jurupa Valley. 
Meanwhile, within Norco, all tracts besides one have a low percentage of overcrowding ranging between 
1 and 3 percent. The tract with the highest percentage of overcrowded living conditions is tract 410.04 
(11.01 percent) which is located in the northeastern part of the city that borders Jurupa Valley (see Figure 
C-16). The low average of overcrowded living condition in Norco suggests that there are no significant 
disparities in the proportion of members of a protected class, as populations of all races and income levels 
do not experience overcrowding within the city. 

Substandard Housing 

Housing age is frequently used as an indicator of housing condition. In general, residential structures over 
30 years of age require minor repairs and modernization improvements, while units over 50 years of age are 
likely to require major rehabilitation such as roofing, plumbing, and electrical system repairs. Within the 
housing industry, as a general rule, homes older than 30 years begin to require major investments to 
maintain quality. Necessary improvements include siding, painting, and roofing, among others. 

According to the 2019 A.I., as of 2017, 32.3 percent of County housing was at least 38 years old. A similar 
percentage of units within Norco are of similar condition, as only 36 percent of housing is older than 50 
years old in all tracts of the city (Table C-8). According to HUD CHAS Databook using data from 2013-
2017 ACS, approximately 317,235 had at least one of the four housing problems recognized by HUD, 
indicating potential substandard conditions. Housing problems considered by HUD is inclusive of cost 
burden, and therefore, the number of units indicated reflects both physical and financial housing problems. 
However, financial burden could be considered an indicator for potential substandard living conditions, 
since the 2019 A.I. identified that low-income families are often the most impacted by substandard living 
conditions.  

Within the city, old housing units are concentrated in census tracts 466.02, 408.12, and 408.13 in the south-
center of the city. Most new housing has been built in the last 30 years in tract 407.03, which is located at 
the city’s eastern boundary. The primary contributor for development within the eastern portion of the 
City the past three decades is the availability of vacant land large enough to facilitate the approval of 
residential tract maps. In other parts, such as the south, the land is more build out and has limited room 
for new housing tracts except for some infill opportunities. Based on Code Enforcement, Building 
Department, and Planning Department knowledge of the community, fewer than one percent of homes 
(approximately 75 units) are substandard, and a further 2 percent (approximately 150 units) have 
unpermitted construction which may be substandard, yielding a total of 225 units of substandard housing. 
This is supported by SCAG data, which show 0.14 percent of Norco residences lack plumbing facilities and 
0.24 percent lack complete kitchen facilities (Pre-certified Local Housing Data for the City of Norco, 
August 2020). Housing with substandard conditions could be the result of several causes, including 
unpermitted construction. The enforcement of existing property maintenance codes is a primary means to 
preserve housing and the quality of neighborhoods. The Code Enforcement Division is responsible for 
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enforcing City ordinances affecting property maintenance, building conditions, and other housing and 
neighborhood issues as identified by citizens and inter-department staff. 

Table C-8: Age Housing Built 

Year Built Number of Units Percent of Units 

Before 1940 205 2.7% 

1940-1949 273 3.7% 

1950-1959 810 10.8% 

1960-1969 1,582 21.2% 

1970-1979 2,151 28.8% 

1980-1989 765 10.2% 

1990-1999 579 7.7% 

2000-2009 1,072 14.3% 

2010 or later 35 0.5% 

Total 7,472  

 Source: 2015-2019 American Community Survey 5-Year Estimates 
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Figure C-16: Distribution of Overcrowded Households 

 



2021-2029 Housing Element Appendix C 
C-36 

Displacement 

Neighborhood change is influenced by three processes: movement of people, public policies and 
investments, such as capital improvements and planned transit stops, and flows of private capital 
(California Department of Housing and Community Development, 2021). Displacement can broadly be 
understood to be caused by disinvestment, investment-fueled gentrification, or a process combining the 
two. Low-income neighborhoods experience displacement due to disinvestment resulting from both 
public and private sector decisions. Similarly, both public and private investments fuel displacement by 
attracting residents with higher incomes and higher educational attainments into low-income 
communities. These processes can disproportionally impact people of color, as well as lower income 
households, persons with disabilities, large households, and persons at-risk or experiencing homelessness. 

The University of California Berkley developed a Sensitive Communities map to identify communities 
sensitive to displacement as a result of neighborhood changes. Sensitive communities are defined based on 
the following set of criteria: 

 The share of very low-income residents is above 20 percent. 

The tract must also meet two of the following criteria: 

 The share of renters is above 40 percent. 
 The share of people of color is above 50 percent. 
 The share of very low-income households (50 percent AMI or below) that are severely rent 

burdened is above the county median. 
 They or areas in close proximity have been experiencing displacement pressures. 

Displacement pressure is defined as: 
o The percentage change in rent above county median for rent increases OR 
o The difference between tract median rent and median rent for surrounding tracts above 

median for all tracts in county (rent gap).  

Based on the Sensitive Communities analysis conducted by the University of California Berkley through 
the Urban Displacement Project, the County’s most vulnerable populations were in and near the cities of 
Corona, Riverside, Moreno Valley, Perris, Lake Elsinore, Hemet, Banning, Desert Hot Springs, Palm 
Springs, Indio and Mecca. The City of Norco contained one census tract, census tract 466.01, that was 
identified as vulnerable to displacement. Census tract 466.01 had the highest percentages of non-White 
population and rentership within the city. Additionally, the AFFH Data Viewer layer for Urban 
Displacement Project identified census tract 466.01 as having 30 percent very-low income population. 
Census tract 466.01 was likely designated as sensitive to displacement due to very-low income population, 
high rental percentage, and high proportion of non-White population.  

Land uses in census tract 466.01 are California Rehabilitation Center, Naval Weapons Station Seal Beach 
Detachment Norco, Norco College, as well as a small pocket of single-family housing to the southwest. The 
Naval Weapons Station Seal Beach Detachment Norco is a United States Navy facility that receives federal 
funding and oversight. Norco College is a two-year public institution of higher education, one of three 
colleges funded and managed by Riverside Community College District (RCCD). Norco College serves 
over 16,000 students annually through online education. The Norco campus previously offered some in-
person classes but has transitioned to online-only classes only since 2020. The campus now contains 
administrative offices and facilities. Due to existing land uses, the City of Norco is generally limited in its 
jurisdiction over movement of people, public policies, and/or flows of private capital within this census 
tract. The nature of existing land uses likely skew the factors considered by University of California 
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Berkley in determining displacement risk. Land uses support students (data is from 2017 when in-person 
classes were still being offered) and rehabilitation patient populations, where residency is predominantly 
short-term and populations are lower-income. Other census tracts within the city were not identified as 
vulnerable to displacement. To deter displacement risk within areas under the City’s jurisdiction, the City 
commits to development of a Code Enforcement Program (Action 2.3) that will facilitate repairs of rental 
properties that serve to mitigate displacement and relocation impacts on residents. Additionally, the 
program supports in the creation of affordable rental options. Action 5.4, Partnership with the Fair 
Housing Council for Disparity and Displacement Protection Services., commits to facilitating fair housing 
education, outreach, and randomized testing to identify social inequities in the community. The City will 
specifically work with facilities in census tract 466.01 to provide fair housing and affordable housing 
information to residents in this area. These programs support households vulnerable to displacement. 

Geologic and climate forces can increase susceptibility to displacement because of environmental 
disasters. According to the City’s General Plan Safety Element (2013) and Local Hazard Mitigation Plan 
(2017), the City of Norco is susceptible to wildfire within its hillside areas along the city’s northwest and 
eastern borders. The Safety Element identifies fire protection strategies to combat wildfire risk specific to 
the various at-risk areas. Additionally, the  city contains several flood hazard areas along city drainages 
near the city’s north and west borders, as well as several areas throughout the western half of the city. The 
City is naturally insulated against extensive natural flooding hazards from the Santa Ana River to the north 
by steep bluffs that exist along the south bank of the river. The only areas susceptible to flooding would 
be limited to the Silverlakes Equestrian Center located in the north side of the City, a portion of the Santa 
Ana Riverbed along the west border, and small pockets of land around the City’s flood control channels. 
The Safety Element identifies flood hazard areas and provides for land uses and facilities within these areas 
that would minimized risk to lives and property. State legislation requires that the Safety Element be 
reviewed and updated as necessary alongside the Housing Element. Therefore, the City will update the 
Safety Element, and as part of the update, will consider changed conditions associated with disaster risk 
(e.g., new/increased wildfire or flooding hazards and/or available technologies and policies to mitigate such 
risks) to residents that could affect displacement. 

Homelessness 

The homeless includes individuals or families who lack or are perceived to lack a fixed, regular, and 
adequate nighttime residence, or who have a primary nighttime residence in a shelter, on the street, in a 
vehicle, or in an enclosure or structure that is not authorized or fit for human habitation. People 
experiencing homelessness are vulnerable to violence and criminalization due to their unhoused status. 

The County of Riverside manages a range of coordinated efforts and engages active collaboration among 
community organizations, churches, service clubs, and concerned citizens dedicated to overcoming 
homelessness in conducting its annual Point-in-Time (PIT) Count survey. According to the County of 
Riverside Department of Public Social Services (DPSS), 1,685 individuals in Riverside were unsheltered 
homeless in 2018, in addition to 631 individuals who were sheltered homeless. 

According to the Continuum of Care (CoC) and Riverside County Department of Public Social Services 
(DPSS) 2020 Homeless Point-in-Time Count and Survey, there were an estimated 2,884 homeless persons 
on any given day in Riverside County. This assessment estimated 12 homeless persons in the city of Norco.  

There are numerous factors that contribute to homelessness in Norco and Riverside County. Difficulties 
in obtaining employment, insufficient education, mental illness, and substance abuse are a few of the more 
common factors. In recent history, however, new factors are emerging that significantly contribute to 
homelessness. The trends that largely are responsible for the rise in homelessness are a growing shortage 
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of affordable housing, and simultaneous growth in the population of low-income renters, which has 
correlated with high demand and shrinking supply. 

Other Data 

Tenure 

Norco’s population is made up of primarily homeowners. According to 2015-2019 ACS data, 83.9 percent 
of households are owner-occupied, compared to 66.3 percent of households in the county. Additionally, 
the percentage of owner-occupied units decreased from 2010 to 2019 within the county (70.0 to 66.3), but 
increased for the city (81.3 to 83.9). Both populations experienced growth from 2010 to 2019. The county 
experienced growth, numerically, in both homeowners and renters from 2010 to 2019; however, the growth 
in the renter population outpaced the growth in the homeowner population, causing a decrease in the 
overall percentage of homeowners. The city experienced a numeric increase in number of homeowners and 
a decrease in renters from 2010 to 2019. 

Table C-10: Housing by Tenure 

 City of Norco Riverside County 

Tenure Estimate Percentage Estimate Percentage 

2010 

Owner-occupied 5,764 81.3 467,086 70.0 

Renter-occupied 1,323 18.7 199,820 30.0 

Total 7,087  666,906  

2019 

Owner-occupied 5,974 83.9 480,944 66.3 

Renter-occupied 1,145 16.1 243,949 33.7 

Total 7,119  724,893  

Source: 2015-2019 American Community Survey 5-Year Estimates; 2006-2010 American Community Survey 5-Year Estimates 

Mortgage Lending 

Initially in mortgage lending, buyers must locate a lender who will qualify them for a loan. This part of the 
process entails an application, credit check, ability to repay, amount eligible for, choosing the type and 
terms of the loan, etc. Applicants are requested to provide sensitive information including their gender, 
ethnicity, income level, age, and familial status. This information is required to be gathered by the 
Community Reinvestment Act and the Home Mortgage Disclosure Act; however, it does not guarantee 
that individual loan officers or underwriters will not misuse the information. 

A report on mortgage lending discrimination by the Urban Land Institute describes four basic stages in 
which discrimination can occur: 

 Advertising/outreach stage. Lenders may not have branches in certain locations, not advertise to 
certain segments of the population, or violate advertising rules with respect to fair housing. 
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 Pre-application stage. Lenders may not provide applicants of different racial and ethnic 
backgrounds the same types of information as other preferred groups, or may urge some to seek 
another lender. 

 Lending stage. Lenders may treat equally qualified individuals in a different manner, giving 
different loan terms, preferred rates, or denying a loan based on a factor not related to ability to 
pay and risk. 

 Loan administration. Lenders may treat minorities in harsher terms, such as initiating foreclosure 
proceedings if any payment is late, or by making loans at terms that encourage defaults. 

Table C-11 shows loan application actions by race in the City of Norco for 2019 as provided by the Federal 
Financial Institutions Examination Council (FFIEC) Home Mortgage Disclosure Act (HMDA) Dataset. 
Table C-12 further identifies loan denial percentages by race in Norco for 2019. Comparing the proportion 
each race makes up of the applicant pool to the percentage denied can provide indication as to whether 
mortgage lending discrimination is occurring. 

According to Table C-12, White applicants made up the majority of the applicant pool, accounting for 67.6 
percent of applications. Applicants that identified as Native Hawaiian and Other Pacific Islander made up 
the smallest proportion of applicants, accounting for 0.3 percent. All racial and ethnic applicant categories 
were relatively representative of their overall population percentage within the city. Denial percentages 
were also relatively representative of applicant pool percentage by race; however, the Hispanic applicants 
experienced a higher percentage of denial (28.7 percent) than their proportion of the applicant pool (17.5 
percent). 

 

Table C-11: Loan Application Actions by Race (2019) 

 Loan 
originated 

Application 
approved but 
not accepted 

Application 
denied 

Application 
withdrawn by 

applicant 

File closed for 
incompleteness 

Purchased 
loan Grand Total 

White 833 51 198 175 67 98 1,422 

Black or 
African 
American 

9 - 4 4 4 1 22 

Asian 23 4 9 10 3 2 51 

American 
Indian or 
Alaska Native 

7 - 1 - 1 1 10 

Native 
Hawaiian or 
Other Pacific 
Islander 

4 - 2 1 - - 7 

2 or more 
minority races 

1 - - - 1 - 2 

Race Not 
Available 187 6 72 45 28 180 518 

Other 19 2 7 3 1 1 33 
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Hispanic or 
Latino 190 15 84 36 14 22 361 

Source: Federal Financial Institutions Examination Council (FFIEC) Home Mortgage Disclosure Act (HMDA) Dataset, 2019 
Notes: Other includes Free Form Text and Joint applicants 

 

Table C-12: Loan Applications and Denial by Race 

 
Population 

Population (proportion of 
total population) 

Applicant Pool 
(proportion of total 

applicants) 

Denial (proportion of 
total denials) 

White alone 20,879 78.3% 68.9% 67.6% 

Black or African 
American alone 1,262 4.7% 1.1% 1.4% 

American Indian and 
Alaska Native alone 108 0.4% 0.5% 0.3% 

Asian alone 1,163 4.4% 2.5% 3.1% 

Native Hawaiian and 
Other Pacific Islander 
alone 

39 0.1% 0.3% 0.7% 

Hispanic or Latino 8,788 33.0% 17.5% 28.7% 

Total Population 26,670 - - - 

Source: Federal Financial Institutions Examination Council (FFIEC) Home Mortgage Disclosure Act (HMDA) Dataset, 2019; 
2015-2019 American Community Survey 5-Year Estimates 
Note: The sum of percentages for a given category may not equal 100 percent due to overlap between Hispanic ethnicity and races 
identified. Additionally, not all applicants identified their racial/ethnic backgrounds, or multiple categories were selected.  

C.2.6. Outreach 

The preparation, adoption, and implementation of a housing element requires a diligent effort to include 
all economic segments of the community. AB 686 reinforces and builds on this requirement. Under AB 686 
and changes to Housing Element Law, the housing element must also include a summary of fair housing 
outreach and capacity.  

Public participation is summarized in Section 1.5 of the Housing Element. Several stakeholder groups were 
invited to participate in the planning process, including FHCRC and other fair housing partners and 
advocate groups. Outreach efforts made and public participation opportunities provided included the 
following: 

 Postcards/mailings; 
 Promotion on social media; 
 Custom Housing Element Update webpage; 
 Electronic billboard notices at City entries; 
 Virtual public workshop (March 25, 2021, 6 p.m.); and 
 Planning Commission study session conducted in conjunction with a regularly scheduled meeting 

(April 14, 2021, 7 p.m.). 
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 Planning Commission meeting (September 8, 2021, 6 p.m.) 
 Stakeholder virtual meeting (September 27, 4 p.m.) 
 City Council meeting (October 6, 2021, 7 p.m.) 

The public workshop and Planning Commission meeting were both available to attend via livestream or 
by telephone. Remote accommodations provided opportunities to those with geographic barriers to 
participation. The Planning Commission meeting was also open to the public and allowed in-person 
attendance. Follow-up Planning Commission and City Council meetings were held as hybrid meetings, 
with both in-person and virtual options available to the public. Additionally, a stakeholder meeting was 
conducted via Zoom. 

Meetings were held outside of work hours, during evenings, to facilitate participation. Additionally, a 
stakeholder meeting was held on September 27th at 4 p.m. via Zoom for open discussion. Stakeholders that 
were invited to this meeting were groups (including nonprofit) that have been identified as influential to 
the development of housing and the provision of services in the community and are listed in Section 1.5 of 
the Housing Element. Meetings were recorded and posted on the City website for those who were unable 
to participate and wanted to watch the meetings at a later time. Housing element outreach was conducted 
in accordance with the SB 1000 (2016). Drafts of the housing element were made available to the public for 
review and comment. Comments were incorporated into the adopted Housing Element for resubmission 
to the Department of HCD for review.  

C.2.7. Summary of Fair Housing Issues 

Findings from 2019 Regional Analysis of Impediments to Fair Housing Choice 

The City of Norco participated in the 2019 Riverside County Analysis of Impediments to Fair Housing 
(2019 A.I.). The 2019 A.I. determined the following were impediments to Fair Housing Choice in Riverside 
County.  

 Discrimination against Persons with Disabilities: Consistent with findings in the 2014 A.I., nearly 
63 percent of the discrimination complaints in the County of Riverside between 2013-2018 were 
on the basis of physical or mental disability. Disabled persons are experiencing difficulties when 
requesting reasonable accommodations or modifications. In particular, persons with cognitive 
disabilities experience significantly more problems with these accommodations. This impediment 
was addressed during the 2013-2018 planning period through education and outreach to housing 
providers through workshops, audits, information and referrals. However, given the high 
percentage of all fair housing complaints received by FHCRC between 2013-2018 were on the basis 
of disability, this impediment has not been adequately addressed. 

 Siting and Standards for Transitional and Supportive Housing: Review of the County’s 2017-2021 
Housing Element of the General Plan and County Ordinance 348 governing land use planning and 
zoning in the County of Riverside revealed that transitional and supportive housing are not 
currently defined in the Ordinance and are not treated as a permitted use in residential zones. 

Of the discrimination complaints filed in the County of Riverside between 2013-2018, none originated 
from the City of Norco. Therefore, discrimination against persons with disabilities is not considered 
applicable to the City as an impediment to Fair Housing Choice. Additionally, transitional and 
supportive use definitions are included in the City’s Zoning Code and are permitted in residential 
zones in compliance with State law. Therefore, neither condition identified in the County’s 2019 A.I. 
are applicable to the City. 
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Summary of Additional Fair Housing Concerns 

Additional fair housing concerns identified as part of this Housing Element update are summarized below: 

 City of Norco census tract 410.04 scored 90.20 percent for overall CalEnviroScreen Score. This 
tract also experiences a greater percentage of low to moderate income households and a 
predominant population of Hispanics. Census tract 410.04 also experienced the highest 
percentage of overcrowded living conditions (11.01 percent). Indicators suggest a potential for 
disproportionate access to opportunities and housing needs for this specific region of the 
population. 

 Non-White households experienced a greater proportion of housing problems than White 
households within the city. The City has a program, Action 3.2 Home Rehabilitation Program, to 
investigate new funding opportunities for provided funding resources to qualified lower-income 
homeowners to repair or improve their homes. Such program would support households with 
special needs in addressing housing problems. 

 Household types that experienced the greatest percentage of overall housing problems (which 
includes cost burden) in Norco were non-family households, followed by large family households, 
and small family households. This trend was consistent with the percentage of renters by 
household type, indicating a possibility that renters are more likely to experience housing 
problems than homeowners in the city. 

 Non-family households experienced the greatest percentage of severe cost burden within Norco 
and Riverside County. The percentage of non-family households was substantially higher than 
family households; however, the percentage of non-family households with severe cost burden 
(27.95) was similar to the county’s percentage of non-family households with severe cost burden 
(27.00). The 2019 A.I. found that the number of family households married without children, other 
families, and non-families are generally increasing, while families married with children are 
generally decreasing. This could indicate that there is a lack of housing affordable for non-families 
and single persons that do not rely on two incomes for living expenses. 

 Majority of renters within city census tracts had over 40 percent cost burdened households, while 
majority of homeowners within city census tracts had less than 40 percent cost burden. Due to 
lack of rental options available in the city, renters could experience lack of affordable options. 

 Hispanics experienced a higher percentage of denial (28.7 percent) than their proportion of the 
applicant pool (17.5 percent) based on 2019 mortgage lending data. 

C.2.8. Local Data and Knowledge  

Based on data from Nextdoor, a free social media platform provides neighbors within the same 
geographical area the ability to share information and communicate information, including neighborhood 
updates, polls, events, ask for recommendations, as well as list items for sale. Neighborhoods, as identified 
by residents on Nextdoor, include California Avenue, Crestview, Longhorn Way, Old Town North of 7th, 
JR Spread, Norco Bluffs, Norco Ranch, Norco Ridge Ranch, and South Norco. Some common 
characteristics that Nextdoor users identified as favorable about their community were “quiet,” “dog 
friendly,” “family friendly,” “safe,” “rural,” “hills,”  “trails,” and “neighbors.”  

During the virtual public workshop held on March 25, 2021, the public was able to provide questions and 
comments regarding the housing element process, as well as general information to consider while 
developing the analysis and policies for the housing element. A poll conducted during the meeting revealed 
that 69 percent of attendees felt Norco has enough housing to meet the needs of its residents and 63 percent 
of residents felt that housing in Norco is affordable. One resident expressed concern that new housing 
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would impact the small-plot agricultural lifestyle that attracted them to the city. The small-plot 
agricultural lifestyle is an important component of the city’s character, as identified by the City’s General 
Plan Land Use Element. 

Comments were not provided regarding local demographics or impediments to fair housing during public 
outreach. However, Figure C-17 identifies distribution of White and Hispanic population majority across 
census tracts, the two largest populations of race and ethnicity in the city. Census tracts 466.01, 406.16, 
and 410.04 are majority Hispanic, while all other tracts are majority White population. Census tract 466.01 
land use includes Naval Weapons Station Seal Beach Detachment Norco and Lake Norconian. Census 
tracts 407.01 and 410.04 overlap the cities of Eastvale and Jurupa Valley. 

C.2.9. Other Contributions 

Other contributions that affect the accumulation of wealth and access to resources include historically 
disinvestment, lack of infrastructure improvements, and presence of older affordable housing units that 
may be at risk of conversion to market-rate housing.  

The Norco Public Works Department invests in its infrastructure through its rolling five-year Capital 
Improvement Program (CIP). Using various funding sources (revenues generated from ratepayers and user 
fees, grants, and bonds), the City acquires, repairs, or replaces the major assets needed to deliver its services 
(water, sewer, streets, trails, streetlights, traffic signals and storm drains) to the City’s residents and 
businesses. The CIP includes extensive water and sewer main replacement, replacement of aging 
equipment, street reconstruction and paving, street striping, horse trails and trail fencing, new storm 
drains, new water and sewer treatment plants, and a variety of other projects. 

Currently, the City is in the process of completing the design and construction of various capital 
improvement projects approved and budgeted by City Council for fiscal year 2020-2021. The City has 
included an interactive map on the City website that identifies the type of projects the City has planned 
for fiscal year 2020-21, their location, and the latest details about each project (schedule, costs, completion 
rate, etc.). The interactive map also has project data from past fiscal years. 

Effectiveness: The City was able to achieve its objective effectively, identifying capital improvements 
citywide. The City website includes project information for years 2017 and onward. Between Fiscal Year 
2020 and 2021, the City actively worked on 98 CIP projects, and 14 projects were completed. Projects 
captured on the City’s interactive map range widely throughout the City, concentrated where existing 
public infrastructure is located. 

Additionally, Appendix A includes housing currently under covenants per AB 987. Housing includes 28 
single-family residences and three senior housing facilities. Single-family units include ownership housing 
purchased under the First time Homebuyer Program or the Infill Housing Program. All units will continue 
to provide affordable housing within the covenant restriction expiration date. 
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Figure C-17: Distribution of Predominantly White and Predominantly Hispanic Population 
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C.3. Sites Inventory 

The Norco Land Use Element and Zoning Code provide residential development opportunities to 
accommodate the City’s 2021-2029 Regional Housing Needs Allocation (RHNA). The City has zoned sites 
applying the Housing Development Overlay (HDO) to underutilized and vacant land. Figure C-18 
illustrates the location of the sites inventory for RHNA 

Norco’s Regional Housing Allocation for the 2021-2029 planning period is a total of 454 housing units, 
including 145 units for very-low-income households, 85 units for low-income households, 82 units for 
moderate-income households, and 142 units for above moderate-income households. As shown in Figure 
C-18, sites to accommodate RHNA are located west of the Interstate 15 in tracts 408.12, and 466.02. These 
sites are not concentrated in areas of racial and income segregation as further discussed below. 

 Improved Conditions: The 2014-2021 Housing Element identified five sites for residential 
development, one of these sites has been maintained as a housing site within the 2021-2029 
Housing Element. Because this site has been recycled from the previous planning cycle, HDO 
zoning allows for up to 30 dwelling units per acre without discretionary approvals if at least 20 
percent of units are affordable to low-income households. The site has been split into two sites for 
the 2021-2029 Housing Element update as seen in Figure C-18. Additionally, two new sites have 
been added to accommodate the City’s RHNA. To accommodate lower income RHNA units, the 
City will incentivize the development of affordable housing through density bonuses, development 
fee modifications where feasible, reduction of development standards, and funding for offsite 
improvements where budget allocation permits. In addition, to encourage the preservation of the 
city’s rural aesthetic and historical pattern, the City will provide a density bonus for the provision 
of equestrian facilities and/or parkland above the city’s open space requirements.  

 Exacerbated Conditions: Sites within the HDO zone, which allows 50 to 100 percent of the site to 
be developed with residential use, may be developed for mixed-use, additional residential uses, 
and/or nonresidential uses as permitted by the underlying zone on remaining acreage. Mixed-use 
development can provide a variety of economic opportunities to residents of all income levels, 
including low-income, while simultaneously increasing access to resources. The City’s current site 
inventory and approach to accommodate future growth through the Housing Development 
Overlay is an effective strategy to meet the City’s 2021-2029 RHNA allocation. 

 Isolation of the RHNA: Spatial analysis showed that tracts 408.12 and 466.02 have different 
percentages of low to moderate income households, concentrated minorities, or other housing 
conditions. For example, tract 466.06 has a greater percentage of low to moderate income 
households compared to tract 408.12; whereas tract 466.06 is identified as a highest resource area 
in comparison to tract 408.12, which is identified as a high resource area. With this distribution, 
the City’s site inventory is not concentrated in a single geographical area that experiences greater 
social, economic, or environmental disparities. 

C.3.1. Integration and Segregation: Race and Income 

Census tracts with the highest concentration of minority races, in this case, a Hispanic majority, are 
located west of Interstate 15 (tract 466.06) and the northern tract bordering Jurupa Valley (tract 406.16). 
As shown in Table C-13 below, census tract 408.12 contains 47.63 percent non-White population and 
census tract 466.02 contains 50.03 percent population. Both percentages are similar to the City average of 
47.93 percent.  
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Additionally, tracts with a greater percentage of low- and moderate-income populations are scattered 
throughout Norco with tract 466.02 being located to the southwest, and tract 410.04 at the very northeast 
border of the city. The site inventory identifies two sites within tract 466.02 that are zoned with C-G 
(Commercial General) and two sites within 408.12 that are zoned HDO with an underlying zoning of C-
G (Commercial General). Sites at Second Street and River Road in tract 466.02 would be rezoned with 
HDO over the existing zoning designation. As shown in Table C-13, tract 466.02 has a 28.23 percent low- 
to moderate-income population, which is slightly greater than the City’s average of 25.13 percent. Tract 
408.12 has a 21.49 percent low- to moderate-income population, which is lower than the City average. As 
previously mentioned, the HDO zoning designation incentivizes the development of affordable housing. 
The housing allocated to all four housing sites includes 32 percent very low-, 19 percent low-, 18 percent 
moderate-, and 31 above moderate-income housing.  

The City’s strategy of selecting two sites within tract 466.02 will offer housing opportunities to minority 
and lower-income groups, as well as attract new market rate housing, within this tract and consequently 
integrate people of varying races and income classes. Similarly, by attracting development of affordable 
housing to tract 408.12, the area would diversify and deconcentrate socioeconomic classes. Therefore, 
diversification of housing affordability within the selected sites would be considered an improvement to 
socioeconomic conditions within the city. 

Table C-13. Sites Demographics 

Area 
Non-White Population 

(Percent) 
Low to Moderate Income 

(Percent) 

Census tract 408.12 47.63 21.49 

Census tract 466.02 50.03 28.23 

City Average 47.93 25.13 

Source: AFFH Data Viewer 

C.3.2. Racially/Ethnically Concentrated Areas of Poverty and Affluence 

While no racially/ethically concentrated areas of poverty (per HUD’s definition) were found in Norco, only 
one tract was identified in the City to have 10 to 20 percent of population whose income in the past 12 
months is below poverty level (tract 408.12). In contrast, census tract 466.02 includes only 3.40 percent of 
population considered poverty status, a seen in Table C-14. The City’s site inventory includes two housing 
sites within tract 408.12. The RHNA allocated to all four housing sites would include 32 percent very low-
, 19 percent low-, 18 percent moderate-, and 31 above moderate-income housing. These sites would not only 
introduce affordable housing options for low-income households, but also facilitate development of 
housing of all income levels which would diversify the housing stock and income populations in both 
census tracts. 

Table C14. Areas of Poverty 

Area Percent 

Census tract 418.12 18.80 

Census tract 466.02 3.40 
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City Average 6.38 

Source: 2015-2019 American Community Survey 5-Year Estimates 

C.3.3. Access to Opportunity 

Norco consists of 10 tracts, the vast majority of which are considered high and highest resource 
opportunity areas (Figure C-1). Due to the city’s high access to opportunity, the housing units in the site 
inventory are not disproportionately concentrated in different resource areas as seen in Table C-15. Overall, 
Norco, indiscriminate of location, has an abundance of access to opportunity relative to other jurisdictions 
within the county. All four sites are currently or will be zoned HDO, which allows 50 to 100 percent of the 
site to be developed residential and remaining acreage to be developed with the underlying zoning. All four 
housing sites have an underlying commercial zoning designation. Mixed-use development can provide a 
variety of economic opportunities to residents of all income levels, including low-income, while 
simultaneously increasing access to resources. 

TableC-15. TCAC Opportunity Areas 

Area Index Score 

Census tract 418.12 .43 

Census tract 466.02 .53 

City Average                              .56 

Source: AFFH Data Viewer 

C.3.4. Disproportionate Housing Needs 

The County’s assessment of impediments found a need for affordable housing indicating that the lack of 
available housing is a housing market condition whereby there are an insufficient number of units available 
to accommodate individuals and households at all income levels. The City incentivizes the production of 
affordable housing in the site inventory through their HDO zoning overlay. The HDO permits a density of 
20 to 30 units per acre without discretionary approvals if at least 20 percent of the units are affordable to 
low-income households and the site has been recycled from a previous housing element planning cycle. 
Sites designated as HDO are 50 to 100 percent developable with residential use and the remainder is 
available for development with the underlying zone’s permitted uses. The RHNA allocated to all four 
housing sites would include a ratio of 32 percent very low-, 19 percent low-, 18 percent moderate-, and 31 
above moderate-income housing. These sites would not only introduce affordable housing options for low-
income households, but also facilitate development of housing of all income levels which would diversify 
the housing stock and income populations according to housing affordability ratios prescribed through 
the City’s RHNA. 

 



2021-2029 Housing Element Appendix C 
C-48 

Figure C-18: Location of Sites to Meet RHNA 
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C.3.5. Sites Analysis Conclusion 

A primary goal of the assessment is to ensure available sites for lower-income housing are located equitably 
across a region and within communities with fair access to opportunities and resources. Ensuring that sites 
for housing, particularly lower income units, are in high resource areas rather than concentrated in areas 
of high segregation and poverty requires jurisdictions to plan for housing with regards to the accessibility 
of various opportunities including jobs, transportation, good education, and health services. 

Figure C-19, below shows the location of the sites inventory compared to the distribution of low- and 
moderate-income populations and the TCAC/HCD Opportunity Areas by census tract. Both figures, and 
Table C-15 above, highlight that these sites are located in higher opportunity areas. An examination of the 
opportunity areas identified by HCD and TCAC shows the City of Norco does not contain any low 
resource areas, and ranges in opportunity from moderate resource to highest resource, although the only 
census tract identified as moderate resource is predominately within a neighboring jurisdiction. Using the 
statewide opportunity area map as an overlay to the City’s sites inventory, the City was able to identify 
that the selected sites will accommodate affordable housing in high and/or moderate opportunity areas. 

Norco is largely a built-out community with limited sites available for new housing. When evaluating the 
sites relative to socio-economic patterns within the city, the analysis does not indicate an 
overconcentration of sites in low resource areas or concentrated areas of poverty. Of the four housing sites 
proposed, all of which would be anticipated integrate all levels of housing affordability, Sites 1 and 2 are in 
a high resource opportunity area and Sites 3 and 4 are in a highest resource opportunity area. None of the 
sites are in an area of substantial low-income population (greater than 50 percent). It can be concluded 
that the City’s site inventory will improve current conditions by encouraging a diverse housing market 
that will attract people from all races and income levels in these areas. Therefore, the City meets the goal 
of providing sites for all types of housing, including low-income housing, in high resource and affluent 
areas. 
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Figure 19. Sites Inventory in Relation to Low to Moderate Income Census Tracts and TCAC/HCD Opportunity Areas 
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C.4. Identification and Prioritization of Contributing Factors 

The following are contributing factors that affect fair housing choice in Norco. Programs identified in the 
Housing Element would address the factors identified, which include metrics to implement and evaluate 
effectiveness.  

C.4.1. Housing Problems for Non-families  

The analysis found that non-families experienced the greatest percentage of housing problems, and further, 
the greatest percentage of severe cost burden. The 2019 A.I. found non-families to be among the fastest 
growing cohort of household within the county. Conversely, City data showed an overall decline in non-
family households from 2010 to 2019. Non-families may rely on rental housing, as indicated by trends 
identified with city census data, which Norco has relatively little of compared to the overall County rental 
housing stock. This may indicate that non-families, including single persons, do not have access to 
affordable rental housing within the City of Norco and are opting to live in other more affordable areas 
within the county.  

Contributing Factors: 

 Lack of City-funded assistance programs 
 Limited rental options 
 Availability of affordable housing 

C.4.2. Housing Problems for Non-White Population 

Non-White households experienced a slightly greater proportion of housing problems than White 
households within the city. The race and ethnicity that experience the greatest severe cost burden in Norco 
are Other and Hispanic. Hispanics also experienced a higher percentage of denial on home mortgage loans 
than other race and ethnicities. Therefore, non-White households may experience greater housing 
problems (including cost burden), specifically the Hispanic population, than the predominant White 
population within Norco. However, Norco has higher index scores than Riverside County nearly across 
the board, meaning that members of most racial and ethnic groups experience a better standard of living 
by various measures than their counterparts within the greater statistical region. Census tracts 466.01, 
406.16, and 410.04 are majority Hispanic, while all other tracts are majority White population. Census 
tract 466.01 land use includes Naval Weapons Station Seal Beach Detachment Norco and Lake Norconian. 
Census tracts 407.01 and 410.04 overlap the cities of Eastvale and Jurupa Valley. 

Contributing Factors: 

 Mortgage lending discrimination 
 Limited rental options 
 Availability of affordable housing 

C.4.3. Concentration of Disproportionate Access to Opportunities and Housing Needs 

Census tract 410.04 was the only tract to be identified as moderate resource (all others were high or 
highest) and has having notable levels of environmental burden, low to moderate income, and 
overcrowding. Also, this Census tract has a predominant Hispanic population. These indicators suggest 
that this specific region of Norco experiences disproportionately low access to opportunities and housing 
needs compared to all other Census tracts within Norco. Census tract 410.04 overlaps several jurisdictions, 
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with most of its area overlapping the city of Jurupa Valley. Therefore, indicators may represent an influence 
of outside areas rather than city-specific policy and influence. 

Contributing Factors: 

 Outside areas of influence 
 Limited rental options 
 Availability of affordable housing 

C.4.4. Addressing Contributing Factors 

Following completion of this AFFH analysis, the City has evaluated the goals, programs, and actions 
within the 2014-2021 Housing Element in the context of contributing factors that may be affecting fair 
housing choice within the city. As a result, the City has revised existing and created new housing element 
actions and objectives to remove constraints to fair housing, encourage development of affordable housing, 
and support special needs populations in fair housing issues. Table C-12 below includes actions within the 
updated 2021-2029 Housing Element that specifically address factors contributing to fair housing issues 
identified in this AFFH analysis. Action 5.1 is inclusive of the following actions to address disparities in 
housing access and need. 
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Table C-16: City Actions to Further Fair Housing 

AFFH Fair Housing Issue Contributing Factors City Actions 

Housing Mobility  Limited rental options  
 Availability of affordable 

housing  
 Mortgage lending 

discrimination  

 

 Action 3.3 (Monitor Affordable Units): The City will keep their AB 987 Affordable Housing Database posted on its website and will continue to track affordable 
housing units citywide through the annual certification process. In addition, as the City develops additional affordable units, these properties will be added to the 
table and will be monitored annually to ensure they meet affordability requirements. Additionally, the City will develop waiting lists for persons with disabilities, 
through efforts such as coordination with regional centers for developmental services, and will target those lists to property owners renting affordable units (e.g., 
ADUs). Similarly, the City will develop and maintain a waiting list/contact list of low-income persons seeking affordable housing. The City will advertise 
affordable rentals on the City’s website and provide housing advertisement efforts via creative marketing strategies and facilitate tenancy through use of their 
waiting lists. City housing services would provide mobility opportunities for persons seeking affordable housing or housing for persons with disabilities. 

 Action 3.4 (Housing Financial Assistance Program): As a means of further leveraging housing assistance, the City will cooperate with the Riverside County 
Economic Development Agency (EDA) and Riverside County Housing Authority to promote resident awareness and application for County-run housing 
assistance programs (such as the First-time Home Buyer Down Payment Assistance Program and Mortgage Credit Certificate Program). The City will increase 
resident awareness about housing programs offered by the County by providing information at City Hall and on the City’s website. Information dissemination of 
available assistance programs would support residents in removing barriers to housing in areas of opportunity or areas that would otherwise be 
unaffordable/unavailable to them.  

 Action 4.6 (First Time Homebuyer Program): To provide additional assistance for low- and moderate-income households, the City will investigate funding to 
create a First Time Homebuyer Program. The program will financially support first time homebuyers in removing barriers to housing in areas of opportunity or 
areas that would otherwise be unaffordable/unavailable to them. The city is almost entirely classified as high opportunity area. 

 

New Housing Choices and 
Affordability in Areas of 
Opportunity 

 Limited rental options  
 Availability of affordable 

housing  

 

 Action 2.1 (Elimination of Affordable and Special Needs Housing Development Standard Constraints): The City will meet with local special needs and affordable 
housing community organizations to strategize ways to eliminate zoning and other regulatory barriers to the placement and operation of housing facilities for the 
homeless and special needs populations throughout the City on an annual basis (by June 30th), such as: 

o  Bridge Housing Corporation  
o Catholic Charities 
o Housing Authority of the County of Riverside 
o Habitat for Humanity  
o Jamboree Housing 
o Lutheran Social Services 
o National CORE 
o Neighborhood Partnership Housing Services, Inc. 
o Riverside County Economic Development Agency 
o Riverside Housing Development Corporation 
o Wakeland Housing and Development Corporation 
o California Veterans Assistance Foundation, Inc. 

City will update Zoning and Municipal Code annually to remove constraints identified as appropriate (if any) during meetings with  local special needs and 
affordable housing community organizations (by December 31st). Incentives for extremely-low-income housing will be encouraged to prioritize the development 
of units for this income group. The City will develop a process for reducing, subsidizing, or deferring development fees and offering faster permitting time periods 
to facilitate the provision of affordable housing by June 2022. By working with local special needs and affordable housing community organizations to strategize 
ways to eliminate zoning and other regulatory barriers, the City will facilitate housing supply, choices and affordability in areas of high opportunity (majority of 
the city). These processes would be above and beyond the requirements of SB 35 (Action 2.2). 

 Action 2.3 (Accessory Dwelling Unit Development): The City recognizes that Accessory Dwelling Units (ADUs) provide a unique opportunity to create affordable 
units in residential areas, particularly for elderly residents. Consequently, during prior planning periods, Staff reviewed and updated the ADU ordinance to comply 
with State law and to ensure that no constraints exist to the development of ADUs in the City. The City will administer its updated ADU ordinance and will 
promote the ordinance online, at City Hall, through their Newsroom notification service, and on social media. Additionally, the City will allocate $250,000 in 
funding from the Housing fund  to subsidize up to 10 ADU units to be affordable to low- to extremely-low-income households over the planning period (program 
to be adopted by June 2022). ADUs would provide additional rental options that more affordable than other existing housing options within the city. Subsidizing 
ADUs will ensure affordability for low- to extremely-low-income households. Therefore, this program will facilitate in the creation of affordable housing. 

 Action 2.4 (Affordable Housing Development Fee Subsidy Program (including housing for extremely-low, low, and special needs households)). The City shall 
strategize the establishment of a program to help subsidize a portion of the application processing fees for developments in which five percent of units are 
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affordable to extremely-low-income households. The City will apply for applicable grant and funding opportunities that could be applied towards creation of an 
application subsidy program biannually (during odd years beginning 2023). If funding is awarded, a City planner would be dedicated to managing the program. 
The City will disseminate information on fee subsidies for projects that include units affordable to ELI households at City Hall, on the City’s website and in other 
public places, and by creating a handout to be distributed with development applications. Fee subsidies will support in the creation of new affordable housing 
choices. 

 Action 4.1 (Housing Opportunity Sites): To encourage the development of residential projects with affordable units, the City will meet with landowners to 
facilitate redevelopment on vacant sites and severely underutilized sites within the HDO zone. To further encourage development, the City may offer landowners 
a menu of incentives, including: development fee modifications, fast-track processing, density bonus incentives, reductions in development standards, and funding 
for off-site improvements, as indicated in the Housing Plan. Funding for these regulatory and financial incentives will be provided through CDBG funds and other 
funding sources as they become available. The City will also prioritize funding for projects that incorporate units for extremely-low-income households. This 
action is in combined effort with commitments under Action 2.1. Incentives will support in the creation of new affordable housing choices. 

 Action 5.2 (Promoting Housing for Developmentally Disabled Persons Program): To accommodate residents with developmental disabilities the City will seek 
State and federal monies, as funding becomes available, in support of housing construction and rehabilitation targeted for persons with disabilities, including 
developmental disabilities. Norco will also provide regulatory incentives, such as expedited permit processing and fee waivers and deferrals, budget permitting, to 
projects targeted for persons with disabilities, including persons with developmental disabilities. To further facilitate the development of units to accommodate 
persons with developmental disabilities, the City shall reach out annually to developers of supportive housing to encourage development of projects targeted for 
special needs groups. Finally, as housing is developed or identified, Norco will work with the Inland Regional Center to implement an outreach program 
informing families within the City of housing and services available for persons with developmental disabilities by January 1, 2023. 

 

Place-Based Strategies to 
Encourage Community 
Revitalization 

 Lack of City-funded 
assistance programs  

 

 

 Action 3.1 (Code Enforcement Program): As the housing stock continues to age, the enforcement of existing property maintenance codes is a primary means to 
preserve housing and the quality of neighborhoods. The City is committed to development of a proactive code enforcement program that targets areas of 
concentrated rehabilitation needs and unpermitted ADUs, which will facilitate repairs by owners and will serve to mitigate displacement and relocation impacts 
on residents by December 2022. The City will also create an educational campaign to post on the City’s website and host an annual workshop educating residents 
on ADUs, including the permitting process for new units and how to bring unpermitted units into compliance. 

 Action 3.2 (Home Rehabilitation Program): The elimination of the City’s Redevelopment Agency during a prior planning period resulted in the loss of a direct 
funding resource for this program. Consequently, for the 2021-2029 planning period, the City will annually investigate and pursue new funding opportunities and 
administer funds as they become available, with the goal of supporting six home rehabilitations during the 2021-2029 planning period, at an approximate cost of 
$300,000 (average $50,000 per home). This program would target areas of concentrated rehabilitation needs and financially support households that are otherwise 
unable to afford required rehabilitation efforts. 

 Action 5.3 (Fair Housing Support for Spanish Speaking Households): Non-White households experienced a slightly greater proportion of housing problems than 
White households within the city. The race and ethnicity that experience the greatest severe cost burden in Norco are Other and Hispanic. Hispanics also 
experienced a higher percentage of denial on home mortgage loans than other race and ethnicities. Language barriers may contribute to constraints currently faced 
by the Hispanic population. The City will provide bilingual communications, including but not limited to interpreters and translation services, in official 
governmental actions and communications including meeting and hearing notices and presentations in order to facilitate participation in City public hearings and 
informational events by December 2023. City informational resources for housing services and programs will be translated and provided as well. Translation 
services will provide communications of City-actions and information (such as decisions, programs, investments, and policies) to facilitate participation in City 
workshops and hearings, obtain meaningful feedback, and better serve the City’s Spanish-speaking community.  
 

Protecting Existing Residents 
from Displacement 

 Limited rental options 
 Limited rental options for 

non-family  
 Availability of affordable 

housing  

 

 Action 4.9 (Incentives for Large Multifamily Units): The City is generally limited in rental housing inventory, especially for large family and non-family households 
who may require additional bedroom units (three or more). It is crucial that affordable units constructed in the City are available for families, as well as other 
special-needs groups; however, larger units are often more costly to develop. The City will prioritize incentives for developers to encourage the inclusion of units 
with three or more bedrooms to accommodate low-income large-family households. The City will develop incentives to encourage development of housing units 
with three or more bedrooms by June 2022. The City will generate 41 affordable units with three or more bedrooms to accommodate low-income large-family 
households, or approximately 18 percent of the City’s affordable housing RHNA (41 units/ 230 low- and very low-income units) within the HDO zone to meet the 
percentage of large-family households within the City over the planning period. Housing units will address constraints on housing for non-families and large 
families within the City through new housing choices and affordable options in high opportunity areas. 

 Action 5.1 (Fair Housing Program): The Fair Housing Council of Riverside County, Inc., implements the policies and practices for fair housing in Norco and takes 
action on any circumstances that affect equal housing opportunities. The City refers all inquiries for these services to the Fair Housing Council and also maintains 
literature and informational brochures at City Hall that are available for public distribution. The City will provide multi-lingual informational materials on fair 
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housing practices at a variety of public locations throughout the City. Additionally, the City will continue to participate with the Fair Housing Council of 
Riverside County, Inc. and take actions to fair housing impediments, including posting various resources on the City’s website to assist disadvantaged and low-
income communities such as foreclosure prevention and financial management assistance programs. Fair Housing Council of Riverside County, Inc. will be 
requested to conduct random testing at least once every five years in Norco (testing to be conducted 2023 and 2028) in order to identify housing social inequities 
in the community. Based on findings from the testing, a report will be prepared to identify specific actions the City can take to address identified inequities over 
the 5-year period (2023-2028 and 2028-2033). Inequities would be reevaluated during the following random test to determine whether the previously identified 
inequity was effectively addressed or if City actions should be revised and reassessed during the next 5-year test. 
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End of document. 
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