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HOUSING ELEMENT  

1. Planning Context 

State Law Requirements 

The State of California recognizes the importance of housing and 
therefore legislates requirements for local jurisdictions to contribute to 
solutions to meeting their local and regional housing needs. All 
communities across California are required to prepare a Housing 
Element every eight years to address their local housing needs and a 
share of the regionõs need for housing. 

The Housing Element is mandated by Sections 65580 to 65589 of the 
Government Code. State Housing Element law requires that each city 
and county identify and analyze existing and projected housing needs 
within their jurisdiction and prepare goals, policies, and program s to 
further the development, improvement, and preservation of housing for 
all economic segments of their community commensurate with local 
housing needs. 

To that end, the Government Code requires that the Housing Element 
achieve legislative goals through the following actions:  

¶ Identify adequate sites to facilitate  and encourage the 
development,  maintenance, and improvement of  housing for 
households of all economic levels, including persons with 
disabilit ies.  

¶ Remove, as feasible and appropriate, governmental constraints 
to the production, maintenance, and  improvement of housing for  
persons of all incomes, including those with disabilities . 

¶ Assist in the development of  adequate housing to meet the needs 
of low - and moderate-income households. 

¶ Conserve and improve the condition of housing and  
neighborhoods, including existing  affordable housing . 

¶ Promote housing opportunities for all  persons regardless of race, 
religion, sex, marital status, ancestry, national origin, color,  
familial status, or disability . 

¶ Preserve for lower-income households the publicly assisted 
multi -family housing developments  within each community.  

 

The Housing Element must be updated every eight years. The Ontario 
Housing Element covers the period from October 15, 2013, to 
October 15, 2021.  
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General Plan Consistency 

State law requires that òthe general plan and elements and parts thereof 
comprise an integrated, internally consistent, and compatible statement 
of policies.ó The purpose of requiring internal consistency is to avoid 
policy conflict and provide a clear policy guide for the future 
maintenance, improvement, and development of housing within the 
city. All elements of the Ontario  General Plan have been reviewed for 
consistency in coordination with the update to the Housing Element. 
The City will continue to maintain General Plan consistency.   

In addition, per Assembly Bill (AB) 162 (Government Code Section 
65302), the City will evaluate and amend as appropriate the Safety and 
Conservation Elements of the General Plan to include analysis and 
policies regarding flood hazard and management information.   

Purpose 

An adequate supply of quality and affordable housing is fundamental to 
the economic and social well-being of Ontario. The Housing Element is 
required to address the production, preservation, and improvemen t of 
housing in the community. Among its  most important functions, the 
Housing Element analyzes existing and future housing needs; addresses 
constraints to meeting local housing needs; identifies land, financial, and 
administrative resources for housing ; sets forth goals and policies to 
meet community housing needs; and establishes housing programs and 
an implementation plan.  

Principles  

We believe:  

¶ A range of housing for all  income levels is essential to a complete 
community.   

¶ The cityõs housing stock should match the type and price needed 
by current and future residents and the workforce, including 
those with special needs. 

¶ Preserving, maintaining, improving , and creating distinct 
neighborhoods and the housing stock protects property values 
and provides a desirable place to live. 

¶ Affordable, quality  housing helps attract and retain a qualified 
workforce and supports a prosperous local economy. 
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Content of Housing Element 

California Housing Element law prescribes the scope and content of the 
Housing Element . Pursuant to Section 65583 of the Government Code, 
the Housing Element must contain a variety of detailed analyses listed 
below.  

¶ Analysis of demographic, social, and housing characteristics; 
current housing needs; and future housing needs due to 
population and employment growth and change. 

¶ Analysis of governmental and nongovernmental constraints that 
affect the development, maintenance, and improvement of 
housing for all  income groups and people with disabilities .  

¶ Inventory of resources available to address the cityõs housing 
needs, including available l and for housing, financial resources, 
and administrative capacity to manage housing programs .  

¶ Evaluation of the accomplishments of current housing programs 
and specific programs to address the development, 
improvement, and conservation of housing to meet curr ent and 
future needs.  

¶ Documentation of public outreach for the Housing Element and 
the involvement of the pu blic in shaping housing polic ies and 
programs for the 2013ð2021 Housing Element . 

¶ Housing goals, policies, and programs to address the production, 
maintenance, and improvement of housing for all economic 
segments of the community commensurate with its needs . 

The Housing Technical Report encompasses all six topical areas 
mentioned above, provides a brief synopsis of issues, and then follows 
with a complete set of goals, policies, and programs to be implemented 
over the planning period. The City  also prepared a web format for ease 
of public distribution and use by policymakers and housing providers in 
implementing programs.  

The Ontario Housing Element is prepared to be consistent with several 
policy and program plans mandated by the State of California. Most 
importantly, state law requires the Southern California Association of 
Governments (SCAG) to determine the amount of housing needed 
within its six -county region and allocate a share of the regional housing 
need to each community. Housing Elements are required to incorporate 
the estimates of housing need reflected in regional housing plans. The 
Ontario Housing Element is also consistent with the Cityõs Consolidated 
Plan. 
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Housing Planning Context 

Ontarioõs housing planning context, like that of many urbanized and 
growing communities, is influenced by many regional forces. 
Traditionally, the high cost of housing in the Los Angeles metropolitan 
region has served as an impetus for housing growth in the Inland 
Empire. With businesses now moving inlan d to follow the workforce, 
the City of Ontario , like other inland communities , is emerging as a 
center of economic activity. As such, housing prices are also increasing 
with economic growth .  

The demographics of Ontario have evolved over time, ref lecting 
changes in its industrial base and broad demographic changes reflective 
of the region. Originally an agricultural community settled by 
Canadians and Europeans who established the citrus and dairy 
industries, the cityõs population gradually became home to a younger 
Hispanic population . Ontarioõs demographics are again changing and 
diversifying , in part due to trends reflective of the Inland Empire and 
unique to Ontario .  

Ontario has also experienced commercial and industrial growth that has 
transformed the City into the economic engine of the Inland Empire. 
The development of the Ontario Airport Metro Center  and New Model 
Colony will play the greatest economic roles in reshaping the future. 
The downturn of the economy has slowed growth , but as the market 
starts to improve, Ontario is positioned to become a major metropolitan 
center in the Inland Empire.  

Housing Challenges  

Although t he housing market has experienced significant changes in 
recent years and will continue to change, it is an appropriate time to 
plan for  the Cityõs future. How we house Ontarioõs present and future 
residents and workforce remains the key challenge to creating the type 
and quality of community and securing Ontarioõs future. In this context, 
Ontarioõs 2013ð2021 Housing Element must address several challenges:  

1) Addressing the needs of existing Ontario residents for decent, 
quality, and affordable housing  for residents of all incomes.  

2) Ensuring that the cityõs housing stock matches the type, price, and 
tenure needed by Ontarioõs residents and workforce . 

3) Creating, preserving, and (where needed) improving  the quality 
and identity of Ontarioõs distinct neighborhoods. 

4) Assisting residents of all ages and backgrounds to allow them to 
live, work, and enjoy themselves and their families in Ontario.  
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5) Obtaining financing for affordable housing following the 
dissolution of the Redevelopment Agency and as tax credits 
become more competitive make it more difficult to  obtain 
financing for affordable housing.  

2. Demographic Profile 

A variety of demographic factors influence existing and future housing 
needs in Ontario. This section describes and analyzes the primary 
demographic characteristics of population growth and change, household 
characteristics, special housing needs, and economic trends to provide 
insight into the type and magnitude of housing needs in the city. 

Population Growth 

Ontario is the fourth largest  community in San Bernardino County. 
According to the US Census Bureau, Ontarioõs population was 163,924 
as of April 1, 2010. The Cityõs population made significant gains during 
the 1960s and 1970s through new home construction and annexations of 
unincorporated areas in San Bernardino County. During the 1980s, 
1990s, and 2000s, however, significant increases in population w ere 
primarily due to increases in the average size of households, rather than 
new housing.  

The General Plan projects that Ontarioôs population could exceed 
360,000 by buildout . During the period covering the 2013ð2021 Housing 
Element, the Southern California Association of Governments projects 
the population to increase to 203,800 by 2020 (Figure H-1). Population 
growth is expected to be driven by the development of housing in the 
New Model Colony, the Ontario Airport Metro Center, and Downtown 
and through  demographic changes. This growth will not only bring 
demographic change but also a different type of housing demand.  

Figure H-1. Ontario Population Growth, 2000ð2020 
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Race and Ethnicity 

The County of San Bernardino, much like California as a whole, is 
experiencing racial and ethnic diversification. From 2000 to 2010, the 
composition of communities in San Bernardino County continued to 
shift from a white majority to a Hispanic majority. Ontario is 
experiencing the same general trend. Table H-1 displays changes in the 
race and ethnicity of Ontario residents from 2000 to 2010.  

According to the 2010 Census, Hispanic residents experienced a 20 
percent increase and are the largest ethnic group in Ontario , at 69 
percent of the population. White residents experienced the most 
significant decrease, declining 29 percent. The Asian ethnic group 
experienced the fastest growth, yet accounts for only 5 percent of the 
total population . Between 2000 and 2010, Ontario saw a decline in the 
number of residents in the Afric an American and American Indian 
ethnic groups. 

Table H-1 

Changes in Race and Ethnicity 

Race and 
Ethnicity 

2000 2010 
Percentage 

Change Number Percentage Number Percentage 

Hispanic 94,610 60% 113,085 69% 20% 

Asian1 6,433 4% 8,078 5% 26% 

White 42,048 27% 29,898 18% -29% 

African American 11,317 7% 9,598 6% -15% 

American Indian2 475 <1% 361 0% -24% 

All Others3 3,124 2% 2,904 2% -7% 

Total 158,007 100% 163,924 100% 4% 

Source: US Census Bureau 2000, 2010. 

1. Asian category includes Asian, Hawaiian, and Pacific Islander. 

2. American Indian category includes American Indian, Eskimo, and Aleut. 

3. ñAll otherò includes multiracial categories; the 2000 and 2010 categories are not comparable.  

 
Race and ethnicity are key determinants of housing demand, in 
particular for the one -third of foreign -born residents. The living 
arrangements of foreign-born households di ffer from those of native-
born households. Immigrant households are more likely to include more 
family members, married couples with children, and adults beyond the 
head of household or spouse. These trends suggest immigrants will 
favor homes designed to accommodate larger or extended families.  

Differences in race/ethnicity and housing preferences suggest patterns in 
associated housing problems. For example, to the extent that immigrants 
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prefer larger homes and that first -generation households earn lower 
incomes than second- or third -generation or native-born households, one 
would expect lower rates of homeownership and higher rates of 
overpayment and overcrowding among immigrant families.  

Age Characteristics 

The age characteristics of Ontarioõs residents are related to differences in 
the type of housing needed. Younger households and seniors typically 
prefer smaller housing units, with the former pr eferring rental 
accommodations and the latter ownership units. Middle -aged adults 
typically prefer to move up to larger homes that can accommodate 
families with children. Ontario is unique in that its future demand will 
be driven not only by changes in age characteristics but by the type of 
housing built in strategic focus areas.  

Ontarioõs population is one of the youngest in the county wi th a median 
age of 30, versus a median age of 31.7 years countywide. Approximately 
72 percent of the Cityõs adult residents were below age 44, and nearly 
42 percent of all residents were below age 24. As shown in Table H-2, 
the Cityõs largest age group is almost evenly split among those less than 
18 years and those between the ages of 25 and 44. Consistent with the 
broader region and reflective of the baby boom generation, adults ages 
45 to 64 were the fastest-growing group, increasing 36 percent.  

Table H-2 

Changes in Age Characteristics 

Age Groups 
2000 2010 

Percentage 
Change Number Percentage Number Percentage 

Less than 18 54,304 34% 49,443 30% -9% 

18ï24 (college age) 17,734 11% 19,296 12% 9% 

25ï44 (young adults) 51,179 32% 49,428 30% -3% 

45ï64 (middle age) 25,468 16% 34,703 21% 36% 

65+ (seniors) 9,322 6% 11,054 7% 19% 

Total 158,007 100% 163,924 100% 4% 

Source: US Census Bureau 2000, 2010. 

 
The age characteristics of Ontarioõs existing residents suggest a greater 
need for family  housing and senior housing. A large presence of families 
and middle -aged persons also implies a high demand for single-family 
housing that is large enough to accommodate children. Increases in the 
middle -age population, should they remain in Ontario over the next 
decade, should materialize in an increasing demand for senior housing, 
such as condominiums, that require less maintenance than a single-
family home.  
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Although household age characteristics traditionally influence housing 
demand, development plans will also attract different age groups as well. 
As the City builds out the Ontario Airport Metro Center  with amenitized 
apartments and condominiums, the vibrant 24 -hour lifestyle environment 
will likely attract adults between the ages of 18 and 44. Similarly, the 
lower -density single-family development envisioned for the New Model 
Colony area will attract middle -aged families, many with children.  

Household Type and Size 

Household type and size influence housing demand. For example, 
families with young children typ ically seek the living space and the 
financial investment that single -family homeownership has to offer. In 
contrast, single-person households tend to desire apartments, 
condominiums, and townhomes that are generally easier to maintain.  
These preferences underscore the importance of providing a diversity of 
housing types and prices suitable to residents in all household types. 

Ontario is known as a predominantly family -oriented community; 79 
percent of households are families. The most significant increase in 
household types between 2000 and 2010 occurred in the òother familiesó 
category, implying an increase in the occurrence of single parents and 
family members sharing housing. The prominent household types in 
Ontario suggest a higher demand for family hou sing. Table H-3 shows 
changes in household types from 2000 to 2010. 

Table H-3 

Changes in Household Type 

Household Type 
2000 2010 

Percentage 
Change Number Percentage Number Percentage 

Family Households 34,969 80% 35,595 79% 2% 

  Married families w/children 15,676 36% 13,205 29% -16% 

  Married families, no children 9,093 21% 10,584 24% 16% 

  Other families 9,930 23% 11,806 26% 19% 

Nonfamily Households 8,826 20% 9,336 21% 6% 

  Single persons 6,583 15% 6,741 15% 2% 

  All other households 2,243 5% 2,595 5% 16% 

Total 43,525 100% 44,931 100% 3% 

Household Size      

Single person 6,583 15% 6,741 15% 2% 

2 to 4 persons  24,398 56% 24,936 56% 2% 

Large families (5 or more) 12,544 29% 13,254 29% 6% 

Average Size 3.6 3.6 ï 

Source: US Census Bureau 2000, 2010. 

Family Household  - 
Comprises persons 
related through birth, 
marriage, or adoption. A 
nonfamily household 
comprises unrelated 
persons living together or 
one person living alone. 
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Average household size remained the same between 2000 and 2010 at an 
average of 3.6 persons per household. This is larger than the average 
household size of 3.26 persons per household for San Bernardino County 
as a whole. This trend is reflected by an increase between 2000 and 2010 
in households with five or more members (6  percent). This increase in 
household size has implications for overcrowding, which is discussed in 
more detail in the Housing Problems section.  

Employment 

Housing demand is also driven by the wages earned by households, 
affecting the types of housing that can be afforded. Moreover, overall 
employment in the City also affects housing demand, because as 
employment levels increase in Ontario, some of these future workers 
will desire to live in Ontario. This section describes current patterns in 
employment levels by industry and occupation.  

Employment and Occupations 

Table H-4 details the types of occupations held by residents in 2010. 
Residents are employed primarily in two major occupations ñ
sales/office occupations and production/transportation/material -
moving occupations, with approximately 50 percent of the cityõs total 
wor kforce. These occupations earn an average income of approximately 
$32,300 and $28,400, respectively. The management, business, financial, 
and professional occupations, following at 21 percent, offer the highest 
wages of residents at $67,800, with service occupations offering the next 
highest wages ($63,600) making up 18 percent of the cityõs workforce. 
The service, construction, extraction, and maintenance occupations 
round out most of the remainder of the cityõs employed residents.  

Table H-4 

Occupations by Type 

Occupations 
2010 

Average Annual 
Salary Number Percentage 

Management, business, science, and arts 
occupations 15,693 21% $67,800 

Service occupations 13,137 18% $63,600 

Sales and office occupations 21,519 29% $28,400 

Natural resources, construction, and 
maintenance occupations 8,347 11% $45,200 

Production, transportation, and material 
moving occupations 16,223 22% $32,300 

Total 74,919 100%  

Source: US Census Bureau 2010; Employment Development Department 2011 
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The American Community Survey points to additional changes in the 
occupational mix of Ontario residents. It appears that significant growth 
is also occurring in the two highest pay brackets, as more residents are 
employed in management and professional jobs. With the development 
of the New Model Colony and the desire to provide a suitable living 
environment for Ontarioõs current and future workforce, the General 
Plan envisions an increasing share of the workforce will be devoted to 
management, business, financial, and professional occupations.  

Household Income 

Along with housing costs, household income is the most fundamental 
factor affecting housing opportunity. According to the 2006ð2010 
American Communit y Survey, the Cityõs median household income was 
$57,800, slightly higher than the San Bernardino County median of 
$55,485. Median family income in Ontario was slightly higher at $ 60,800 
but still comparable to the median for the entire county  (see Table H-5).  

Table H-5 illustrates  the household income distribution for different 
types of households in Ontario. The median income represents the point 
where 50 percent of all households earn less than that point. Married 
families without children tend to earn the highest income, presuma bly 
because both adults are working. Other families and nonfamilies 
typically earn the lowest incomes, because these households often 
consist of single persons or seniors living on fixed incomes.   

Table H-5  

Household Income by Type, 2010 

Household Type 

2010 American Communities Survey 

Percentage of 
Households 

Median Income* 

All Households 100% $57,800 

Family Households 79% $60,800 

Married families w/children 36% $63,200 

Married families, no children 21% $59,300 

Other Families 23% $31,800 

Nonfamily Households 20% $39,100 

Source: US Census Bureau 2006ï2010 American Community Survey. 

* Median income rounded to nearest $100. 

 
Although difficult to forecast, the Cityõs median household income will 
significantly increase over the planning period of the 2030 General Plan. 
Residential development in the New Model Colony and Ontario Airport 
Metro Center, the increasing relocation of corporation headquarters to 
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Ontario,  and significant revitalization efforts ongoing throughout the 
community are anticipated to broaden the income makeup of Ontarioõs 
future population.  

Household Income Distribution  

The California  Department of Housing and Community Development 
(HCD) analyzes the distribution of income among households in a 
community relative to th e area median income (AMI ), as adjusted for 
households of different sizes. Households are grouped into five income 
classifications for purposes of determining the need for assistance. Each 
year, HCD analyzes the distribution of income by county and develops 
maximum income limits for each income classification. The 2012 income 
limits set by HCD for San Bernardino County are:  

¶ Extremely low:  households earning 30 percent or less of AMI , or 
a maximum income of $20,100 for a four-person household 

¶ Very low:  households earning 31 to 50 percent of AMI , or a 
maximum income of $33,500 for a four-person household 

¶ Low:  households earning 51 to 80 percent of AMI , or a maximum 
of $53,600 for a four -person household 

¶ Moderate: households earning 81 to 120 percent of AMI , or a 
maximum income of $75,950 for a four-person household 

¶ Above moderate: households earning above 120 percent of AMI  
for a four-person household, or an annual income greater than 
$75,950 for a four-person household. 

State income guidelines also often combine extremely low and very low 
income into one category, called òvery low income.ó The extremely 
low -, very low -, and low-income categories are also often combined into 
a larger òloweró income category, a term used throughout this Housing 
Element. This is because lower-income households as a whole have 
markedly different housing needs than moderate - and above moderate-
income households.  

Table H-6 describes the income distribution of households by tenure. As 
shown below, 36 percent of all households earn lower incomes, with 9  
percent of total households categorized as extremely low income. 
Homeowners have a much higher proportion of moderate - or above 
income-households, while renters have a higher share of lower-income 
households.  
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Table H-6  

Household Income Distribution 

Income 
Categories 

Tenure of Households 
Total of 

Households 
Percentage 

of Total 
Owners 

Percentage of 
Households Renters 

Percentage of 
Households 

Extremely Low 1,525 5% 2,730 14% 4,255 9% 

Very Low 2,280 8% 3,375 18% 5,655 12% 

Low 4,530 16% 2,745 14% 7,275 15% 

Moderate or 
Above Moderate 19,600 70% 10,380 54% 29,980 64% 

Total 27,935 100% 19,230 100% 47,165 100% 

Source: Comprehensive Housing Affordability Strategy (CHAS), 2010. 

Note: Numbers differ from the Regional Housing Needs Assessment (RHNA) because the CHAS household income levels are adjusted 
for household size, whereas the RHNA distribution is not adjusted for household size. 

 

3. Housing Profile 

This section describes and analyzes various housing trends and housing 
characteristics to provide a basis for assessing the demand and supply 
of available housing for the community. They include housing growth 
trends, housing characteristics, age and condition of housing, housing 
prices and rents, and homeownership trends. 

Housing Growth 

Between 2000 and 2010, communities in San Bernardino County 
increased 11 percent in total housing, more than 1 percent annually. 
Housing in the City of Ontario, which contains approximately 7 percent 
of the countyõs housing, increased 6 percent during the same period. In 
fact, during the 1990s, housing production lagged behind population 
growth, with a growth of ten residents for every n ew home. This 
increase is reflected in the growing  average household size. 

The 2030 General Plan Land Use Element projects significant housing 
growth . With the gradual development of the 8,200-acre New Model 
Colony, the Ontario Airport Metro Center , specific plans, and other 
areas of the community, Ontario is project ed to have approximately 
87,300 housing units  by 2035. For the 2013ð2021 Housing Element 
planning period , the City is projected to increase housing production by 
more than 10,000 units (Figure H-2). 
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Figure H-2. Ontario Housing Growth, 2000ð2035 

Source: US Census Bureau 2010; Southern California Association of Governments 2012. 

Housing Characteristics 

Housing Type 

As shown in Table H -7, the majority of Ontario õs existing housing is 
single-family detached units. Net growth in single -family, multiple -
family  (5+ units), and mobile home construction has been relatively 
modest with an increase of about 8 percent in each category. The City 
saw little growth in attached single-family units , with the most 
significant housing growth occu rring in multi -family developments of 
two to four units in the period between 2000 and 2010.  

 

Table H-7  

Housing Type 2000ð2010 

Unit Type 
Number of Units 2000ï2010 Change 

2000 2010 Number Percentage 

Single-family detached 26,773 28,997 2,224 8% 

Single-family attached 3,633 3,634 1 0% 

Multiple-family (2ï4 units) 3,960 5,745 1,785 45% 

Multiple-family (5+ units) 8,749 9,479 730 8% 

Mobile homes and other 2,067 2,229 162 8% 

Total 45,182 50,084 4,902 11% 

Source: California Department of Finance 2000; US Census Bureau 2010. 
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Unit Size 

Housing size is an important factor in housing availability. There must 
be an adequate supply of different sized housing that matches family 
needs. Table H-8 shows 27,099 uni ts with three or more bedrooms. 
When compared to the 13,168 families of five or more, there appears to 
be a shortage of large units. Of particular concern is the mismatch 
between large rental units (4,887 units) versus the 6,089 renter families 
with five or more members. This mismatch is typically due to two 
factors: (1) the cost of housing relative to income that causes families to 
double up; and (2) the fact that the building industry typically does not 
produce large apartment units.  

Table H-8  

Housing Size by Tenure 

Bedrooms Owner Renter Total 

Studio or 1 bedroom 774 5,056 5,830 

2 bedrooms 4,948 9,289 14,237 

3 bedrooms 22,212 4,887 27,099 

Total 27,934 19,232 47,166 

Source: US Census Bureau 2010.  

Housing Tenure 

Homeownership 

The American dream is intertwined with the goal of homeownership, 
which is often associated with independence, economic success, safety, 
and family. Ownership commits the owner to a long -term economic 
relationship with the home, typically resulting in increased invest ment 
into the property, which in turn increases property values in the 
neighborhood.  Home investment, pride in homeownership, and the 
physical presence of homeowners contribute to neighborhood quality 
and stability.  

As of the 2010 Census, the City of Ontario has a homeownership rate of 
59 percent, with 27,934 homeowners and 19,232 renter households. This 
percentage increased slightly from the 58 percent homeownership rate 
in 2000. Since the 2010 Census, the homeownership rate is anticipated to 
remain the same, due in part to single-family and multiple -family 
construction. Of all the single -family units in Ontario, 77 percent of 
detached units and 68 percent of attached units are owner-occupied.  
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Vacancy Rates 

The housing vacancy rate is a key indicator of the housing market and 
how well housing supply matches the demand. Typically, vacancy rates 
of 5 to 6 percent for rental units and 1 to 2 percent for ownership 
housing are needed to offer a variety of choice for residents, incentive 
for developers, and sufficient price options for consumers. Vacancies in 
excess of these norms are usually considered to be excessive and lead to 
price depreciation. Lower vacancy rates are deemed to indicate a tight 
market, where housing rents and prices are expected to increase.  

In 2010, Ontarioõs housing vacancy rate for rental units was 5.8 percent, 
within the ideal range for rental vacancies. From 2000 to 2010, the City 
experienced an increase in rental vacancy rates, increasing from just 3.3 
percent in 2000. It is unclear whether the housing market downturn will 
cause further changes in the rental vacancy rate. 

The 2010 Census indicated a 2 percent vacancy rate for ownership units. 
Like the apartment market, the homeownership m arket has seen modest 
increases in sales prices. With the rise in the number of foreclosures in 
recent years, the vacancy rate has likely increased, though the exact 
magnitude of change is unclear. In the short term, however, foreclosures 
will continue to dampen the market for for-sale units. 

Housing Prices and Rents 

During the 2000s, the Inland Empire experienced incredible growth in 
population, housing , and employment. Coupled with historic low 
interest rates, creative lending practices, and pent-up housing demand, 
this growth resulted in one of the largest housing booms in recent years. 
According to Zillow, the median resale price in 2012 was $232,800 for 
single-family homes and $141,500 for condominiums. Between 2000 and 
2006, median home sales prices increased 195 percent (from $138,000 to 
$408,000), which was followed by nearly a 50 percent downturn in 
median home sale prices between 2006 and 2010 (from $408,000 to 
$204,000).  

In 2010, 4.4 percent of housing units in Ontario were mobile home units. 
Mobile homes provide an additional opportunity for lower -income 
households to own a home. According to a market survey, the 2012 
median mobile home sales price was $44,400. Mobile home parks 
typically provide landscaping and infrastructure maintenance, eas ing 
the maintenance burden on park residents. This is particularly helpful 
for those with limited mobility, such as seniors and disabled persons.  

New housing in the New Model Colony and along the Interstate 10 
(I-10) corridor is creating a new standard fo r quality housing, equipped 
with the latest in amenities to attract and retain the Cityõs growing 
professional workforce. The median home sales price in the Edenglen 
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neighborhood ranges from the mid $200,000s to the mid $600,000s for 
large homes.  

Apartmen ts and rental single-family homes are a key housing option for 
young adults and young families so they may dedicate their limited 
funds to other needs. Senior housing also provides a rental opportunity 
for seniors with limited incomes or mobility, who can benefit from the 
greater affordability, compact nature, and lower maintenance needs of 

apartments.  

The City has a wide variety of rental products, including apartment s, 
senior housing, single-family homes, and condominiums. Since 2000, 
Ontario has experienced significant growth in employment and 
population that outpaced the growth in rental housing construction.  

Whereas apartments are the primary rental product in many cities, 
single-family homes comprise a significant percentage of rentals in 
Ontario. One quarter of all single -family attached and detached 
products are rented. Rents for single-family homes are comparable to 
apartments and condominiums. According to Zil low, the median rent 
price for a single-family home in 2012 was $1,550 per month, and the 
median rent price for an apartment was  approximately $1,250 per 
month.  

Housing Affordability 

Housing affordability is a critical issue. The inability to afford housing 
leads to a number of situations, including the doubling up of families in 
a single home, low homeownership rates, illegal units, overextension of 
a householdõs financial resources, premature deterioration of units due 
to the inability to afford maintenance, and situations where yo ung 
families and seniors cannot afford to live near other family members.  
Table H-9 and the following discussion describe housing affordability in 
Ontario.  

Homeownership 

According to DataQuick Real Estate Services, the median sale price of a 
home in Ontario was $204,000 in 2010, a 50 percent decline from median 
home sale prices in 2006. The long-term increases in housing sales prices 
seen between 2000 and 2006 were sustained by historically low interest 
rates, lending policies, and high housing demand relative to available 
supply. After multiple years of double -digit increases in prices, housing 
value appreciation has tempered, signaling the end to an unprecedented 
boom in housing construction and lax lending policy.  

Based on 2010 household income data from the American Community 
Survey, 50 percent of households in Ontario could afford the median 

Affordable Housing  -  
Many different standards 
exist for housing 
affordability and the 
standard used depends 
on the agency consulted, 
funding source used, and 
whether household size is 
considered. The Ontario 
Housing Element uses the 
U.S. Census definition of 
overpayment as a housing 
cost burden that exceeds 
30% of household gross 
income.  
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existing single-family detached home, a significant increase from the 20 
percent of households that could afford a median -priced home in 2007. 
The minimum household income needed to purchase an existing 
median priced home at $204,000 in Ontario was approximately $57,000 
based on an average mortgage interest rate of 5 percent and 5 percent 
down payment.  

Condominiums provide affordable housing opportunities for residents. 
The median condominium price, $141,500, would require a household 
income of $43,000, which is earned by 65 percent of the Cityõs 
households.  

These housing price figures become more meaningful when compared 
to the average wages for typical Ontario jobs. The average annual 
income in the Riverside-San Bernardino-Ontario metropolitan area for a 
registered nurse is $70,153, for a firefighter is $49,276, for an elementary 
school teacher is $63,392, and for an engineer is $84,699. Although new 
mortgage financing tools, such as adjustable rate mortgages, have 
stretched the purchasing power of residents, these same techniques are 
now contributing to fore closures. In any case, the high home prices for 
units in the New Model Colony are beyond the affordability of many 
Ontario residents.  

Rental Housing  

Rental housing provides an important source of affordable housing for 
young adults, families with childre n, and seniors who earn low and 
moderate incomes. Since approximately 36 percent of Ontario 
households earn lower incomes, providing a sufficient quantity of 
decent and affordable rental housing for the workforce, young adults 
and families with children, a nd seniors is an important goal. Table H-9 
summarizes the affordability of rental housing in Ontario.  

Market surveys revealed that location and age are significant factors in 
rental affordability. Existing rental units in established neighborhoods 
are typically affordable to low - and moderate-income households. 
Rental housing in these areas is vital to supporting seniors with fixed 
incomes and residents working in lower -paying service, retail, and 
hospitality trades.  

Single-family homes, condominiums, and  apartments in Ontario 
typically rent for $1,000 to $2,200 per month, depending on the number 
of bedrooms and the age and size of the unit. Apartment rents average 
$1,091 for a one-bedroom unit , $1,373 for a two-bedroom unit, and 
$1,546 for a three-bedroom unit. Moderate -income four -person 
households can afford up to $1,860 in rent per month; thus, most 
existing rental units surveyed (apartments, condominiums, and single -
family homes) are affordable to them. 
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Lower -income households have greater difficulty affording housing. For 
reference, an extremely low-income household earns equivalent to a 
full -time job at minimum wage  and a very low -income household earns 
equivalent to two minimum wage workers. Both households could not 
afford to rent a home without do ubling up and significantly overpaying 
for housing. Low -income households could afford a limited number of 
rentals, but most likely face overpayment, overcrowding, or both.  

Table H-9  

Housing Affordability Summary 

Income Levels 
Definition 

(Percentage of 
County AMI) 

Maximum 
Household 
Income1 

Maximum 
Affordable 

Price2 

Maximum 
Affordable 

Rent3 

Extremely Low Less than 30% $20,100 $63,700 $500 

Very Low  31% to 50% $33,500 $102,000 $840 

Low  51% to 80% $53,600 $153,000 $1,340 

Moderate  81% to 120% $75,950 $255,000 $1,900 

Assumptions: 

1 Household size of four persons. Maximum income limits are established by the Department of Housing and Community 
Development according to median family income (AMI) for 2012. 

2 Assumes 5% down payment, 30-year loan at an interest rate of 5%, and standard housing costs. Housing affordability is 
calculated at 30% of income, assuming mortgage costs are tax deductible. 

3 Rental payment is assumed at no more than 30% of income after payment of utility costs. 

Housing Problems 

In todayõs housing market, where prices and rents have increased faster 
than personal income over the past decade, Ontario households are 
paying increasingly more of their income for housing and have less 
discretionary income to afford other necessities. Overcrowding is also 
becoming more prevalent as residents choose to live in smaller housing 
units. The following discussion focuses on both issues in Ontario.  

Overpayment 

Housing overpayment is an increasing problem in many cities, 
particularly among lower -income households. The federal and state 
governments define housing overpayment as when a household spends 
more than 30 percent of their income toward rental costs or toward a 
monthly mortgage  payment. Overpaying is a housing problem because it 
leaves a household with limited financial resources for other expenses. 
Overpayment is particularly problematic these days as five -year adjustable 
rate mortgages come due and higher monthly mortgages result.  
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As of 2010, housing overpayment in Ontario affected 41 percent of 
renters (9,754 households) and 33 percent of homeowners (12,238 
households). The Comprehensive Affordable Housing Strategy ( CHAS) 
totals are slightly different due to sampling differences. Overpayment is 
traditionally more prevalent among renters than owners. However, 
because many homeowners have adjustable rate mortgages, housing 
overpayment is becoming a greater concern and leading to higher 
foreclosure rates. In any case, housing overpayment tends to be most 
severe for lower-income households, regardless of tenure.  

Table H-10  

Overpayment by Household Type and Tenure 

Overpayment 

Low-
Income 
Renter 

Households 

All Renter 
Households 

Low-
Income 
Owner 

Households 

Owner 
Households 

Total 
Overpaying 
Households 

30%ï50% of 
Household Income 

3,000 4,943 4,860 6,812 11,755 

More than 50% of 
Household Income 

3,515 4,811 4265 5,426 10,237 

Total more than 30% 
of Household Income 

6,515 9,754 9,125 12,238 21,992 

Percent of Households 
Overpaying (> 30%) 

66% 41% 65% 33% 51% 

Source: US Census Bureau 2010; CHAS 2010. 

Overcrowding 

In response to higher housing costs, residents may accept smaller-sized 
housing or double up in the same house, which leads to overcrowding . 
Overcrowding strain s physical facilities and the delivery of public 
services, contributes to a shortage of parking, and accelerates the 
deterioration of housing. Housing overcrowding is also considered one 
of several substandard housing conditions according to the Uniform 
Housing Code.  

Many different definitions of housing overcrowding exist (see side bar). 
The US Census considers a situation when a household has more 
members than habitable rooms in a home overcrowded. For example, a 
two -bedroom apartment with a living room and kitchen (a total of four 
rooms excluding bathrooms and hallways) would be overcrowded if 
more than four occupants lived in the home. Overcrowding can be 
moderate (1.0 to 1.5 persons per room) or severe (more than 1.5 persons 
per room).  
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Overcrowding is  caused by a range of situations and complex factors, 
including a mismatch between household income and the cost of 
housing, and differences regarding preferences for adequate living 
space. Regardless of these factors, overcrowding typically occurs in a 
number of situations, such as (1) a family lives in a small unit ; (2) a 
family provid es accommodations for extended family; (3) a family rents 
space to nonfamily members; or (4) students double up to afford 
housing. 

Since 2000, the percentage of Ontarioõs households in overcrowded 
situations decreased from 26 percent to 12 percent. As of 2010, 3,083 
renter households (15 percent) and 2,611 owner households (10 percent) 
lived in overcrowded situations. Overcrowding was slightly more 
prevalent among Hispanic ho useholds versus all others (16 percent 
versus 12 percent) and among lower-income households (4,940 
households) versus all others.  

Table H-11 provides data on household overcrowding in Ontario  
according to the tenure of the household.  

Table H-11 

Overcrowding by Tenure 

Overcrowding Level 
Homeowners Renters 

Total 
Number Percentage Number Percentage 

No Overcrowding 23,040 90% 17,837 85% 40,877 

Moderate Overcrowding 2,049 8% 2,029 10% 4,078 

Severe Overcrowding 562 2% 1,054 5% 1,616 

Total Households 25,651 100% 20,920 100% 46,571 

Total Overcrowding 2,611 10% 3,083 15% 12% 

Source: US Census Bureau 2010 

4. Special Housing Needs  

Certain individuals and families in Ontario encounter greater difficulty 
in finding decent, affordable housing due to their special circumstances. 
Special circumstances may be related to income, family characteristics, 
medical condition or disability, or h ousehold characteristics. A major 
emphasis of the Housing Element is to ensure that persons from all 
walks of life have the opportunity to find suitable and affordable 
housing in Ontario.  

State Housing Element law identifies the following special needs 
groups: senior households, people with disabilities (physical, 
developmental, mental, substance abuse, etc.), female-headed 

Overcrowding  -  
Many different standards 
exist for overcrowding, 
and the standard used 
depends on the agency 
and the area of authority. 
The California Building 
Code uses the most 
permissive definition 
based on strict health and 
safety reasons. The 
California Department of 
Fair Employment and 
Housing uses another 
standard for fair housing. 
Because of its wide 
appl ication, the Housing 
Element uses the Census 
Bureau definition to 
determine what 
constitutes overcrowding, 
with moderate 
overcrowding defined as 
1.0 to 1.5 persons per 
room, and severe 
overcrowding defined as 
more than 1.5 persons per 
room. 
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households (single parent), large households, persons and families in 
need of emergency shelter, and farmworkers. This section provides a 
discussion of housing needs for each particular group and identifies the 
major programs and services available to address their housing and 
support needs.  

Table H-12 shows the number of special housing needs groups residing 
in Ontario based on the 2000 and 2010 Census unless otherwise noted.  

 

Table H-12 

Special Needs Groups 

Special Needs Group 

Number of Persons or 
Households 

Percentage of Persons 
or Households 

2000 2010 2000 2010 

Large Families 12,544 13,254 29% 28% 

Female-Headed Households 11,112 10,568 26% 22% 

Single-Parent Families 5,783 6,012 13% 13% 

Senior Households 5,197 8,349 12% 18% 

Disabled People 28,371 17,617 17% 11% 

Homeless Persons 531 452 <1% <1% 

Farmworkers 1,840 617 <1% <1% 

Lower-Income Households 17,812 17,185 41% 36% 

Source: CHAS, 2009.  

Notes:  

1. Large families are defined as households with five or more members. Percentage refers to the percentage 
of all households in Ontario comprising large families. 

2. Female-headed households refer to single-person and family households with a female listed as the head 
of household. Percentages represent the share of all households that are headed by a female. 

3. Single-parent families refer to households with children that are headed by one parent. Percentages 
represent the share of all households with children that are headed by a single parent. 

4. Senior households refer to households where a member is 65 years of age or older. Percentages 
represent the share of all households that are headed by a senior. 

5. Disabled persons refer to persons 16 years of age or older with a disability as defined by the Census 
Bureau. Percentages refer to the share of disabled people as a percentage of all residents 16 years or 
older. 

6. Homeless people refer to the number of people counted as homeless according to the 2007 San 
Bernardino County homeless count. Percentages refer to the share of the total Ontario population. In 

addition, in 2013 the San Bernardino County Homeless Count identified 136 homeless persons residing in 
Ontario, including 87 persons unsheltered, and 49 homeless individuals living in emergency shelters or 
transitional housing.   

7. Farmworkers refer to the number of agricultural related jobs (field, manufacturing, distribution, canning, 
etc.) in Ontario according to the Employment Development Department.  

8. Lower-income households refer to the number of households who earn 80 percent or less of the median 
family income according to the 2000 Census.  

9. Percentages refer to the share of all households. 
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Family Households 

Ontario is a family -oriented community, with approximately eight out 
of every ten households composed of related family members. In recent 
years, housing market conditions have led to increasing home prices, a 
higher prevalence of overpayment and overcrowding, and in some cases 
substandard living conditions  for families.  The burden of higher 
housing costs typically is most severe for large families and female-
headed families, making them special need households under state law. 

In todayõs housing market, single-parent families are at increasing risk 
because they must balance work and their families. According to the 
2010 Census, Ontario has a total of 6,012 single-parent families . Of that 
total, 70 percent rent housing. The needs of this group are extensive; the 
median income for single-parent males with children at home is $25,400 
and female-headed households earn a median of $28,200. 

Large households with five or more members also constitute a special 
needs group because of their unique housing needs. Of the 13,254 large 
families, 6,089 rent and 7,079 own homes. Large households earning 
lower incomes also have a high prevalence of housing overpayment , 
defined as paying more than 30 percent of income toward housing. As 
shown in Table H-13, approximately 36 percent of all large families 
overpay for housing.   

Table H-13  

Large Family Housing Overpayment 

Income Level 
Number of Households 

Renters Owners 

Extremely Low 610 90 

Very Low 765 455 

Low 485 740 

Total Low Income 1,860 1,285 

Total Large-Family Households 2,030 7,075 

Source: CHAS 2010 

 
Lower -income families also have a higher prevalence of housing 
problems, living in substandard housing  or overcrowded housing, or 
paying too much for housing. According to the 2010 Census, more than 
45 percent of all households experience one or more housing problems. 
These higher figures are usually due to the increased levels of 
overcrowding. In short, lowe r-income families have double and even 
triple the incidence of housing problems than higher -income households 
in Ontario.  
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Housing Supply  

To avoid housing overcrowding and overpayment, large families 
require affordable homes with three and preferably four or more 
bedrooms to accommodate children. As shown in Figure H-3, the City 
has about 7,000 large families who own homes compared to the nearly 
22,212 owner-occupied units with three or more bedrooms. However, 
the city has about 6,100 large renter families, yet only 4,887 rental units 
with three or more bedrooms. Thus, many large renter families are 
crowded into smaller rental units.  

Figure H-3. Large Family Housing in Ontario 

 

Comprehensive Housing Affordability Survey, 2009. 

As shown in Table H -14, Ontario provides a variety  of housing 
opportunities for lower -income families. In 2012, the City had 12 
publicly assisted multiple -family housing projects that provided 2,063 
deed-restricted units affordable to lower -income families. Ontario also 
has 1,760 mobile homes in parks that provide very low cost family 
housing at current market sales prices.  

Table H-14  

Affordable Family Housing in Ontario 

Housing Types Number of Units Affordability of Units 

Affordable Housing Units (deed-
restricted) 

2,063 Lowïmoderate income 

Mobile Home Parks 1,760 Lowïmoderate income 

Source: City of Ontario 2012 
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Seniors 

Senior households have special housing needs for three primary 
reasons: income, health care costs, and disabilities. Because of these 
needs, seniors have more difficulty finding suitable and affordable 
housing. According to the 2010 Census, 12 percent of Ontario 
households include at least one family member 65 years and older. With 
the nearly 36 percent increase in the baby boom generation since 2000 in 
Ontario, the number of seniors will continue to increase as the tail end of 
the baby boom generation reaches retirement. 

Although often viewed in a more homogenous fashion, Ontarioõs senior 
population is quite diverse. This diversity is reflected not only in age but 
in income and housing needs as well. Of the total 11,054 seniors, 59 
percent are ages 65 to 74 and 41 percent are older than 75. Each of these 
groups has different health, transportation, and housing needs that 
require different strategies and plans.  

According to 2010 Comprehensive Housing Affordability Strategy, 
approximately 48 percent of households with at least one senior earn 
lower incomes. Seniors have greater difficulty finding and maintaining 
affordable housing because of their fixed retirement incomes. As shown 
in Table H-15, 61 percent of senior renters and 29 percent of senior 
homeowners overpay for housing. However, the rate of overpayment is 
much higher for seniors earning lower incomes.  

Table H-15   

Senior Housing Needs 

Income Level 

Number of 
Households 

Overpayment 

Renters Owners 

Extremely Low 1,415  77% 57% 

Very Low 1,480  80% 52% 

Low 1,785  52% 34% 

Total Households 4,680 61% 29% 

Percentage Lower Income 48% n/a n/a 

Source: US Census Bureau 2010 

 
The needs of Ontarioõs senior residents involve more than just limited 
retirement incomes. Seniors typically have much higher health costs, 
which stretch their incomes. Seniors also have a greater percentage of 
disabilities, as discussed later in this report. This makes it more difficult 
for seniors to stay in their current home. Limited incomes make it harder 
to maintain housing, particularly as homes age and require 
rehabilitation. Access to transportation also becomes important as 
seniors age and choose transportation alternatives to driving cars.  
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Housing Supply 

With respect to housing choices and opportunities, seniors typically 
have greater difficulty finding suitable housing. As Ontarioõs population 
ages, it has become important to provide more of a òcontinuum of careó 
to allow seniors to remain in Ontario. As discussed later, the City offers 
the following types of senior housing.  

¶ Senior Housing. Apartments, mobile home parks, or other 
housing projects reserved for senior residents who are typically 
older than 55 or 65.  

¶ Congregate Care/Assisted Living. Facilities providing communal 
dining facilities and services, such as housekeeping, organized 
social activities, transportation, and support services.  

¶ Convalescent Homes. Convalescent homes (often referred to as 
rest homes or nursing homes) for seniors requiring specialized 
health-care services. 

¶ Care Facilities.  Residential care facilities for the elderly or other 
State-licensed care facilities located in residential neighborhoods. 

The City recognizes the goal of providing supportive services to enable 
seniors to òage in place,ó which is the ability to maintain oneõs residence 
and not need to move in order to secure support services in response to 
lifeõs changing needs. To help seniors, the City offers grants and loans to 
pay for accessibility improvements , emergency repairs, home 
renovations, and other services that improve the homes and lives of 
senior and disabled Ontario residents (Program 4). The City also 
operates a Senior Center, where a wide variety of supportive services 
are provided to Ontarioõs senior residents. 

Not all seniors will be able, due to financial constraints or health issues, 
to age in place and remain in their home. As shown in Table H-16, 
Ontario offers 782 affordable senior apartments and 450 mobile home 
spaces in senior mobile home parks. For those requiring specialized 
care, the City offers residential care facilities for 374 seniors.  

Table H-16   

Senior Housing and Care Options 

Senior Housing Types 
Number of 
Projects  

Number of 
Units Affordability of Units 

Senior Apartments  10 782 Lower Income 

Senior Mobile Home Parks  1 450 Lower Income 

Residential Care Facilities  11 374 Range of Incomes 

Total 22 1,606  

Source: City of Ontario 2013 
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People with Disabilities 

As an established community, the City of Ontario is home to many 
permanent residents with physical, developmental, or other disabilities 
that may require different independent living arrangements and 
services. A disability is a physical or mental impairment that 
substantially limits one of more major life activity.  These disabilities and 
their severity may require specialized housing arrangements to allow 
persons with disabilities to live full and independent or semi -
independent lives.  

Ontario  has four groups of people with disabilities, as shown in Figure 
H-4. Persons with physical disabilities represent the largest share, at 
nearly 25 percent. Persons ages 16 to 64 have the highest number of 
physical disabilities. Persons with mental disabilities are the second 
largest group, at 17 percent. Lastly, sensory and self-care disabilities 
each account for 8 percent of disabilities. Many more adults are 
housebound; they cannot leave their home at all or only with personal 
assistance. 

While many disabled people live in independent housing or with family 
members, many require supportive or institutionalized settings. For 
instance, disabled people may suffer from serious mental illnesses, drug 
and alcohol problems, physical disabilities, or other conditions that 
require short - or long-term residency in an institutional set ting. There is 
no available data documenting the actual incidence of such conditions 
or the demand for semi-independent residential settings.  

Figure H-4. Disabled Residents in Ontario  
 

 
Source: HUD 2010. 
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Persons with Developmental Disabilities 

Senate Bill (SB) 812 requires the City to include in the special housing 
needs analysis, needs of individuals with a developmental disability 
within the community. According to Section 4512 of the Welfare and 
Institutions Code , a òdevelopmental disability ó means 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.  

Many developmentally disabled persons can live and work 
independently within a conventional housing environment. More 
severely disabled individuals require a group living environment where 
supervision is provided. The most severely affected individua ls may 
require an institutional environment where medical attention and 
physical therapy are provided. Because developmental disabilities exist 
before adulthood, the first issue in supportive housing for the 
developmentally disabled is the transition from the personõs living 
situation as a child to an appropriate level of independence as an adult. 

The California  Department of Developmental Services (DDS) currently 
provides community -based services to approximately 243,000 persons 
with developmental disabili ties and their families through a statewide 
system of 21 regional centers, four developmental centers, and two 
community -based facilities. The Inland Regional Center is one of 21 
regional centers in California that provide point of entry to services for 
people with developmental disabilities. The center is a private, nonprofit 
community agency that contracts with businesses to offer services to 
individuals with developmental disabilities and their families.  

The following information from the Inland Regional  Center, charged by 
the State of California with the care of people with developmental 
disabilities, defined as those with severe, life-long disabilities 
attributable to mental and/or physical impairments , provides a closer 
look at the disabled population  (see Table H-17). 

Table H-17   

Developmentally Disabled Residents By Age  

Zip Code 
0ï14 
Years 

15ï22 
Years 

23ï54 
Years 

55ï65 
Years 

65+  
Years 

Total 

91761 128 90 120 20 12 370 

91762 144 60 156 26 7 393 

91764 131 60 78 14 5 288 

Ontario Total 403 210 354 60 24 1,051 

Source: Inland Resource Center 2012. 
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A number of housing types are appropriate for people living with a 
development disability: rent -subsidized homes, licensed and unlicensed 
single-family homes, inclusionary housing, Section 8 vouchers, special 
programs for home purchase, HUD housing, and SB 962 homes. The 
design of housing-accessibility modifications, the proximity to services 
and transit, and the availability of group living opportunities represent 
some of the types of considerations that are important in serving this 
need group. Incorporating òbarrier -freeó design in all new multi -family 
housing (as required by California and federal fair housing laws) is 
especially important to provide the widest range of choices for disabled 
residents. Special consideration should also be given to the affordability 
of housing, as people with disabilities may be living on a fixed income.  

In order to assist in the housing needs for persons with developmental 
disabilities, the City will implement programs to coordinate housing 
activities and outreach with the Regional Center and encourage housing 
providers to designate a portion of new affordable housin g 
developments for persons with disabilities, especially persons with 
developmental disabilities, and pursue funding sources designated for 
persons with special needs and disabilities (Program 28) 

Housing Design and Availability 

The needs of people with disabilities and available program responses 
vary considerably, as these individuals do not live in institutionalized 
settings. Whereas many live in independent living arrangements, others 
require more supportive settings. Therefor e, typically, people with 
disabilities have three primary needs with respect to suitable housing: 
(1) affordable and accessible housing, both new and rehabilitated; (2) an 
adequate supply of institutional settings for those requiring more 
specialized care; and (3) a system of supportive services that allow for a 
full life.  

Cities that use federal housing funds must meet federal accessibility 
guidelines. For new construction and substantial rehabilitation, at least 5 
percent of the units must be accessible to persons with mobility 
impairments, and an additional 2 percent of the units must be accessible 
to persons with hearing or visual impairments. New multiple -family 
housing must be built so that (1) public and common use areas are 
readily accessible and usable by disabled people; (2) doors into and 
within units can accommodate wheelchairs; and (3) units contain 
adaptive design features such as universal design. 

The US Department of Housing and Urban Development ( HUD ) also 
recommends, but does not require, that all design, construction, and 
alterations incorporate, wherever practical, the concept of accessibility. 
This recommendation is in addition to requirements of Section 504 of 
the Fair Housing Act. Recommended construction practices include 
wide openings  for bathrooms and interior doorways and at least one 

Universal Design  ð  
Universal Design is 
the design of products and 
environments to be usable 
by all people, to the greatest 
extent possible, without the 
need for adaptation or 

specialized design. 
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accessible means of egress and ingress for each unit. The City enforces 
all federal and state accessibility laws but does not require or mandate 
that new units meet more stringent universal design or vi sitability 
standards. 

At some point, people with disabilities may require an institutional 
setting. State law requires communities to allow people with disabilities 
to live in normal residential neighborhoods and therefore preempts 
many local laws and regulations for residential care facilities. The City 
allows for a range of residential care facilities in its neighborhoods, as 
summarized in Table H-18. Ontario also has 45 residential care facilities 
(also known as assisted living, retirement homes, etc.) p roviding 
accommodations for 739 disabled clients.  

Table H-18   

Housing for People with Disabilities 

Housing Types Number of Projects  Number of Units 

Adult Day Care 4 195 

Adult Residential Care Facility 27 152 

Residential Care Facility 11 374 

Drug and Alcohol Facility 3 18 

Total 45 739 

Source: California Department of Health Services 2008 

Homeless People 

Homeless persons are those who have a primary nighttime residence 
that is a supervised shelter designed to provide temporary living 
accommodations or a public or private space not designed for regular 
sleeping accommodation. The 2013 San Bernardino County Homeless 
Count identified 136 homeless persons residing in Ontario, including  87 
persons unsheltered, and 49 homeless individuals  living in emergency 
shelters or transitional housing.  

Homeless populations have a complex range of housing and supportive 
service needs. The housing needs of the homeless cannot be met without 
a service system with a strong outreach component that engages 
homeless people and encourages them to enter the shelter system. A 
variety of housing types and supportive programs are neede d to serve 
the homeless, depending on whether it is a homeless individual or 
family, if there is substance abuse involved, and if the person is 
disabled.  
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Continuum of Care Program 

The City contracts with Mercy House to implement a Homeless Services 
Continuum of Care (C OC) to prevent homelessness and assist 
individuals and families in becoming self -sufficient. The Cityõs COC 
offers the following services and programs.  

¶ Homeless Outreach Service Center. The Homeless Outreach 
Service Center is the first step in the COC and is designed to get 
people off the street and into an environment where services can 
be provided. The Center offers showers, laundry facilities, 
lockers, restrooms, and case management offices. Ontario also 
funds an emergency shelter for battered women (House of Ruth).  

¶ Transitional Housing.  Transitional housing is designed to 
provide accommodations for up to two years, during which the 
homeless individual or family prepares for independent living. 
In conjunction with the City of Ontario and the Ontario Housing 
Authority, Mercy House provides a 34 -bed transitional living 
facility, Assisi House, located on Virginia Avenue . The City also 
supports the Foothill Family Shelter transitional program.  

¶ Permanent Supportive Housing.  Sixty-two permanent housing 
units with after -care services were created within the COC to 
provide permanent affordable housing to homeless individuals 
and families. Priority for residency is given to homeless 
households referred by service providers participating in the 
COC.  Twelve units of the 62 permanent housing units have been 
set aside for mentally ill, chronically homeless households with 
supportive housing services that include mental health services.  
Permanent housing is the final stage to help residents live 
productive and independent lives. The 62 units are located 
throughout Ontario and include the following apartment 
developments:  Guadalupe Residence (North Parkside Avenue); 
Francis Apartments (West Francis Avenue); and Begonia 
Apartments (North Begonia Avenue).  Homeless people also 
have access to permanent affordable housing through Section 8 
Housing Vouchers.  

¶ SOVA Food Security Center. The SOVA Food Security Center, 
located at 904 East California Street adjacent to the future Mercy 
House, is operated by the Inland Valley Council of Churches. 
The center provides clients with emergency food, utility, and 
rental assistance. SOVA provides a 15-meal supply of nutritional 
food for each member of a family. The agency also offers classes 
in nutrition education, assistance for utilities and rent, motel 
vouchers, and access to job listings, bilingual health and safety 
information, and referrals.  
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¶ Other Partnerships. The City of Ontario also works with other 
nonprofit partners to addr ess the complex individual and 
interjurisdictional issue of homelessness, both locally and 
regionally . Partners include  the Interagency Council on 
Homelessness, HMIS Advisory Committee, Foothill Family 
Shelter, House of Ruth, Inland Valley Council of Churches, 
Mercy House, Transitional Assistance Department (motel 
vouchers), the Salvation Army, and surrounding jurisdictions . 

Since the establishment of the COC within Ontario, Ontario has 
expended over $15 million in capital investment and operating subsidy 
for various programs designed to end homelessness within the City .   
The major expenditures were in the acquisition and substantial 
rehabilitation of the permanent housing units and creation of the 
Homeless Outreach Service Center. As indicated earlier, the City 
continues to make ongoing subsidies available to various homeless 
service providers so as to provide for public se rvice programs for 
homeless individuals such as the SOVA Hunger Program, services for 
battered women and children  such as the House of Ruth, Foothill 
Family Shelter, and Mercy House Continuum of Care. Table H -19 shows 
the Cityõs current supply of housing for homeless people. The City 
estimates an unmet shelter need for approximately 136  homeless people. 

Table H-19   

Housing for Homeless People 

Housing Types Type of Housing Clients Number of Beds 

Permanent Intake 
Center 

Intake Center Homeless people N/A 

Assisi House Transitional housing 
Single men, women, and 
women with children 

7 units 
34 beds 

Foothill Family 
Shelter 

Transitional housing 
Homeless families with 
children 

28 units 
All 2-bedroom units 
(up to 140 beds) 

House of Ruth  

Emergency shelter,  
transitional housing, 
and permanent 
housing 

Battered women and 
children 

20 emergency beds; 35 
transitional beds, and two 2-
bedroom units for permanent 

housing (up to 10 beds) 

Begonia 
Apartments 

Permanent housing 
Homeless families and 
other low to moderate 
income households 

32 units 
All 2-bedroom units  
(up to 160 beds) 

Francis Apartments Permanent housing 
Homeless families and 
other low to moderate 
income households 

15 units 
All 2-Bedroom Units 

(up to 75 beds) 

Guadalupe House Permanent housing 
Homeless families and 
other low to moderate 
income households. 

14 units 
All 4-bedroom units  
(up to 126 beds) 

  Total 590 beds and 98 units 

Source: City of Ontario, 2013. 
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Farmworkers 

Ontario first developed as an agricultural community, devoted 
primarily to the citrus industry. A reminder of the heyday of orange 
groves, the Sunkist plant, has now closed operations. Dairies later 
replaced the citrus industry. In the mid -1980s, in fact, the Chino-Ontario 
area was renowned for the highest concentration of dairy cows per acre 
in the world. Twenty years late r, however, only about 50 dairy farms are 
still located in the Ontari o-Chino area. Many moved to Fresno, Kern, 
and San Joaquin counties or to other states. 

In 2010, the US Census Bureau reported that 870 jobs in Ontario were in 
the agriculture industry.  In the past decades, the dairy industry has 
dramatically changed. Ontarioõs dairy industry today is highly 
automated and generally family -owned and -operated. Some dairy 
farms employ farmworkers to assist with the daily operations, but the 
use of technology, automation, and family lab or has minimized the need 
for farmworker s.  

The housing needed for dairy workers is different from th at of 
traditional seasonal/migratory farm laborers. Traditional m igrant 
laborers move from place to place to harvest crops on a seasonal basis 
and live in migrant farmworker housing, such as dorms. In contrast, 
dairy work is relatively constant , and employees, who are often family 
members, live on-site. Today, many dairy farms have two or more 
dwellings to accommodate the owner/operator and several key 
employees. 

The City has established an Agricultural Overlay District to allow 
existing agricultural uses to continue until a development is approved 
for urban uses. The Zoning Code allows single-family homes by right, 
agricultural caretaker units as an accessory use, and manufactured 
housing by right. The 2000 Census indicated that 400 single-family 
homes are within  the district, of which 119 are rural farm residences, 
defined as occupied single or mobile homes located on property at least 
1 acre that generates more than $1,000 worth of agricultural products. 

Conservative estimates are that each farm residence is occupied by a 
farm owner/operator a nd one family member working on -site at the 
dairy. The other homes in the New Model Colony agricultural areas are 
assumed to have one to two residents working in the agricultural 
business. With these assumptions, existing housing in the New Model 
Colony accommodates between 500 and 800 agricultural workers. 
Additional agricultural labor ers work in Ontario, but many are 
employed in the food processing, horticu ltural, or other agricultural 
industries.  
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Extremely Low Income 

Extremely low -income households are defined as households earning 
annual incomes that are 30 percent or less of the area median income. 
Based on state income limits for 2012, a four-person, extremely low-
income household earns no more than $20,100 and can afford 
approximately $500 per month for rent. Homeownership for extremely 
low -income households is considered financially infeasible throughout 
much of California due to the levels of subsidies required for a single unit.  

According to the 2010 Comprehensive Housing Affordability Strategy, 
approximately 4, 255 households (11 percent) earn extremely low income 
in Ontario. Of the 4,730 extremely low-income households, it is 
estimated that 2,730 rent and 1,525 own the home they live in. The 
average income of a wide range of service and retail occupations falls 
into this category, at approximately 1 8 percent of Ontarioõs workforce. 
As businesses cope with the economic recession, many are converting 
jobs into part -time employment, further increasing the number of 
individuals earning extremely low incomes.  

Extremely low -income households experience a broader range and 
severity of housing problems (overcrowding and overpayment) than 
other households due to their income level. For instance, the majority of 
extremely low -income households are renter households (2,730), and 
2,285 (84 percent) of extremely low -income renter households overpay 
for housing. Of the 1,525 extremely low -income households who own a 
home, 1,155 (75 percent) overpay for housing. Overcrowding is also 
predominantly  concentrated among very low- and extremely low -
income households. 

According to the Southern California Association of Governments, the 
City of Ontario  has a construction goal of 2,592 very low -income units 
from 2013 through 2021. Of that total, the City estimates that the 
construction need for extremely low -income units is 50 percent, or 1,296 
units. This estimate is based on a methodology approved by HCD for 
estimating the need for extremely low -income housing. Providing  
housing affordable to extremely low -income households is challenging 
due to the significant financial subsidies required to make rental 
housing projects financially feasible.  

The City of Ontarioõs strategy to house extremely low-income 
households is focused on rental assistance and housing preservation. 
The Ontario Housing Authority issues an estimated 500 housing 
vouchers to residents, predominantly those with extremely low -
incomes. Of the total number of vouchers, a significant portion is 
assumed to be for families. In recent years, the City has rehabilitated 
and preserved nearly every publicly assisted at-risk project in the 
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community. Many of the units offer affordable rents to households 
earning very low incomes.  

5. Neighborhood Conditions 

Ontarioõs history is rooted in agriculture , and many of the Cityõs homes, 
lot patterns, and other neighborhood features reflect that history . In 
other instances, the Cityõs neighborhood fabric is defined by recent 
patterns of development. Today, Ontarioõs neighborhoods are the 
building blocks of the community. Neighborhoods profoundly define 
the sense of identity and community for residents, the quality of life 
experienced, and the image and role of Ontario in the Inland Empire. 
Therefore, the design of neighborhoods, the maintenance of housing, 
and historic preservation are all critical aspects of building Ontarioõs 
future.  

Historic Neighborhoods 

The City has developed historic contexts to describe and explain the 
circumstances and period within which historic resources were built . 
Contexts provide an understanding of t he impor tance of resources and 
features. Contexts also provide insight as to the location of 
neighborhoods.  

To date, the City has identified the following historic contexts:  

¶ Ontario Irrigation Colony, which includes the Chaffey Brothers, 
the Ontario Land and Improvement Company , and the Citrus 
Industry  

¶ Wine Industry, which is located in the eastern part of Ontario 
and was exemplified by Hofer Ranch and the Guasti Winery  

¶ Citrus Industry, which is located in the central portion of Ontario 
and symbolized by the Sunkist Plant  

¶ Dairy Industry, which is located in the southern portion of 
Ontario, mostly in what is known as the New Model Colony  

Historic surveys are a fundamental part of this effort. The City of 
Ontarioõs first survey of historic properties was completed in 1983. The 
survey identified almost 3 ,000 properties as being eligible to be 
designated Histo ric Landmarks or as part of Historic Districts. Of the 
3,000 listed properties, approximately 300 properties were nominated 
for designation. Currently, Ontario has designated 92 properties as 
Local Historic Landmarks and seven Historic Districts. Nine addi tional 
areas have been identified as potential districts. These districts are 
illustrated on the following page  (Figure H-5).  
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Figure H-5. Ontario Historic Districts 
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Age and Condition of Housing Stock 

Ensuring decent and well -maintained housing helps pro vide safe 
housing for families, improves property values and the image of 
Ontario, and contributes to higher levels of neighborhood investment. 
Like any physical asset, housing requires regular maintenance and 
repair to extend its life. The age of the existing housing stock is one way 
of measuring housing conditions and is a factor in determining the need 
for home rehabilitation.   

Housing age is correlated with rehabilitation needs. Homes built 
between 30 to 50 years ago are more likely to need rehabilitation or 
substantial repairs. Homes built before 1971 are less likely to meet 
seismic standards enacted following the Sylmar Earthquake of 1971. 
Homes older than 50 years often need new electrical, plumbing , roofing, 
and other subsystems. Older homes may also have been altered without 
building permits , and the alterations do not meet current health and 
safety standards.  

Housing deterioration is associated with several other conditions, such 
as overcrowding  and small rental projects, as well as investor-owned 
homes. Accelerated home deterioration is caused by overcrowding, 
which places additional wear and tear on housing designed for fewer 
occupants. Smaller rental projects often appear to need major 
rehabilitat ion because they are often owned by inexperienced investors. 
Finally, investors tend not to maintain single -family homes as well as 
resident owners.  

Table H-20  

Age of Housing Stock 

Year Built 
Housing Units 

Number Percentage 

Before 1940 2,340 5% 

1940ï1949 2,371 5% 

1950ï1959 7,237 15% 

1960ï1969 5,344 11% 

1970ï1979 11,389 23% 

1980ï1989 12,905 27% 

1990ï1999 3,921 8% 

2000 or later 3068 6% 

Total 48,575 100% 

Source: US Census Bureau 2010. 
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As part of periodic windshield surveys undertaken over the past few 
years, City staff has identified several residential areas with significant 
rehabilitation needs  that may provide opportunities for improvement 
and new programs The following discussion describes general areas, 
provides a map illustrating thei r locations, and concludes with an 
estimate of housing rehabilitation and repair needs.  

Noise Impact Zone 

Residential neighborhoods located directly west and south of the airport 
experience high noise levels. In the early 1990s, the Federal Aviation 
Administration, the City of Los Angeles, and the City of Ontario created 
a program to improve the quality of life in noise -impacted 
neighborhoods. Homes eligible for soun d insulation are outfitted with 
insulation to reduce the interior noise levels to 45db CNEL. The 
program also consists of the voluntary acquisition of eligible properties 
and reuse of properties in a manner compatible with the airport. The 
City of Ontario has acquired 240 homes in recent years, and an 
additional 90 homes are eligible for voluntary  acquisition  in the future. 
With respect to sound insulation, the City has insulated 1,204 homes, 
and an additional 900 homes remain eligible for  insulation and 
soundproofing.  

CARES Neighborhoods  

The City CARES program includes code enforcement, arterial street 
improvement, relief program, exterior improvement program , and 
sidewalk or safe routes to school program. The program seeks to 
stabilize neighborhoods through a comprehensive community building. 
The program includes a single-family improvement loan program, a 
multiple -family property owner loan program, and neigh borhood 
projects to improve the appearance, safety, and quality of the 
neighborhood. Figure H-6 illustrates homes covered under these two 
programs.  
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Figure H-6. CARES Neighborhoods in Ontario 

 

Distressed Multi-family Development 

The City of Ontario was incorporated more than 100 years ago. Like 
most cities of this age, there are areas within the community that are in 
need of substantial reinvestment in order to eliminate the deteriorated 
and blighted conditions that occur when properties are not adequate ly 
maintained.  Most of these areas are located in portions of the city which 
were formally designated as Redevelopment Project Areas.  Most of the 
deteriorated residential properties are located in the Cityõs former 
Central City and Cimarron Project Areas .  These areas contain some of 
the oldest multi -family housing in the city.  In 2007, a survey of 2,400 
homes was conducted in the Cimarron Project Area and found 22 
percent of the units needed repair and maintenance and 28 percent were 
deteriorated or dil apidated.  Prior to the dissolution of redevelopment 
by the State, hundreds of these multi -family housing units had been 
rehabilitated using a variety of funding sources (including 
Redevelopment Low Moderate Income Housing Funds (LMIHF), and 
federal HOME f unds). The majority of the funding was pr ovided 
through LMIHF funding. The City has worked to develop innovative 
programs to address the rehabilitation needs of multi -family units.  
Funding for this type of reinvestment is limited.   

The City recently added a Systematic Health and Safety Inspection 
requirement  for all rental units over seven years old to be inspected by 
Code enforcement staff every four years (Program 1). Any units  not in 



 

Draft August 2013 H-39 

City of Ontario Policy Plan 
Housing Element Technical Report 

compliance must make necessary improvements to the property to 
ensure the units meet all applicable codes. These efforts have resulted in 
the improvement of many properties  to meet these minimum standards 
and improve  the quality and safety of Ontarioõs housing stock. 

The City of Ontario has received a Catalyst Community designation as 
part of the Catalyst Projects for California Sustainable Communities 
Pilot Program. The Catalyst Project implements SB 375 by incentivizing 
innovative land use planning and green building st rategies. The Cityõs 
qualifying project, the Downtown Core Catalyst Project  (See Program 
13), encompasses the greater Downtown area and includes 590 multi-
family housing units, new retail space, a new 2.5-acre multi -functional 
downtown community plaza , and numerous civic center improvements. 
The Catalyst designation includes a grant and other funding provisions 
to help implement the project.   

Housing Construction Needs 

Every eight years, California law requires cities to plan to accommodate 
population and employment growth in their community through the 
implementation of responsive housing policies and programs. To assist 
in that effort, the Southern California Association of Governments 
(SCAG) prepares housing construction needs goals for each city in 
Southern California as part of the Regional Housing Needs Assessment 
(RHNA). All local governments, including Ontario, are required to set 
aside sufficient land, adopt programs, and provide funding, to the 
extent feasible, to facilitate and encourage housing production 
commensurate with that need. 

Total òhousing construction needó includes three components: (1) the 
number of housing units needed to accommodate future population and 
employment growth; (2) an additional allowance to replace demolished 
units and r estore normal vacancy rates; and (3) a fair adjustment that 
determines housing need by different affordability levels. The following 
discusses the specifics of each factor in Ontario.  

Population and Employment Growth 

The first component of construction need represents the number of units 
needed to accommodate new households forming as a result of 
population and employment growth. Ontarioõs housing need is based 
on SCAGõs regional growth forecast, adopted as part of the 2012 
Regional Transportation Plan (RTP) and revised to reflect further local 
comments. Figure H-7 compares projected population, employment, 
and household growth in Ontario from 200 8 through 2035. 
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Figure H-7. RTP Growth Forecast in Ontario 

 

SCAG, 2012. 

Housing Factors 

The Regional Housing Needs A llocation  (RHNA) goal for new 
construction incorporates additional units to accommodate two factors 
in the housing market. First, the housing market requires a certain 
number of vacant units to allow for sufficient choice for consumers, 
maintain rent s and prices at adequate levels, and encourage normal 
housing maintenance and repair. In the Southern California region, 
SCAG applied a regional housing vacancy factor of 3.5 percent, which 
assumes a 2.3 percent ownership vacancy and 5.0 percent rental 
vacancy.  

Over time, the City of Ontario can expect that a certain number of 
housing units will be lost to residential uses due to demolition, fire, 
conversion to nonresidential uses, recycling to other uses, or a variety of 
other reasons. In other cases, the Cityõs redevelopment activities 
throughout the community will also result in the demolition and 
replacement of certain uses. Therefore, SCAG adjusts the Cityõs housing 
production goals by a standard òreplacement factoró based on the 
historical rate of uni ts lost to demolition or conversion to nonresidential 
uses in each community.  

Fair Share Allocation 

Ontarioõs housing construction need represents the total construction 
needed to accommodate expected population and employment growth 
while accommodating vacancies and replacement units. This need is 
further divided into five household income categories defined by state 
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law. The income limits defined by HCD for San Bernardino County in 
2012 are: 

¶ Extremely low:  households earning 30 percent or less of AMI, or 
a maximum income of $20,100 for a four-person household 

¶ Very low:  households earning 31 to 50 percent of AMI , or a 
maximum income of $33,500 for a four-person household 

¶ Low:  households earning 51 to 80 percent of AMI , which 
translates into a maximum of $53,600 for a four -person 
household 

¶ Moderate: households earning 81 to 120 percent of AMI , or a 
maximum  income of $75,950 for a four -person household 

¶ Above moderate: households earning above 120 percent of AMI , 
or a minimum of $75,951 for a four -person household 

California law states that the RHNA is required to avoid or mitigate the 
overconcentration of income groups in a jurisdiction in order to achieve 
its objective of increasing supply and mix of housing types, tenure, and 
affordability in an equitable manner . In practice, jurisdictions with a 
smaller proportion of lower -income units are required to prov ide a 
larger share of those units as part of their construction need to 
compensate for jurisdictions that already accommodate more than their 
fair share. SCAG adopted a regional policy that each city move 110 
percent toward the county income distribution i n each income category. 
Table H-21 shows the Cityõs RHNA by affordability level.  

Table H-21   

Regional Housing Needs Goals, 2013ð2021 

Household Income levels 
for the RHNA 

Number of 
Housing Units  

Percentage of Units by 
Affordability level 

Extremely Low Income  1,296 12% 

Very Low Income 1,296 12% 

Low Income 1,745 16% 

Moderate Income 1,977 18% 

Above Moderate Income 4,547 42% 

Total 10,861 100% 

Source: Southern California Association of Governments 2012. 
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Housing Preservation Needs 

Subsidized housing provides the largest amount of affordable housing 
to persons and families earning extremely low, very low, and low 
income. Ontario has more than 2,063 units of housing built with various 
local, state, and federal subsidies that are deed-restricted as affordable 
for lower -income households and persons with special housing needs. 
California law requires that all housing elements include an analysis of 
òassisted multiple-family housingó projects as to their eligibility to 
change from low-income housing to market rates by 2024.  

Assisted housing developments or at-risk units are multi -family rental 
housing complexes that receive government assistance under federal, 
state, and local programs wit hin the current and subsequent eight-year 
planning  period of the housing element.  It there are units at risk, the 
element must include a detailed inventory and analysis. The inventory 
must list:  

¶ Each development by project name and address; 

¶ Type of governmental assistance received; 

¶ Earliest possible date of change from low -income use;  

¶ Total elderly and nonelderly units that could be converted;  

¶ An analysis of the costs of preserving and replacing these units; 

¶ Resources for preservation of at-risk units; and  

¶ Program for preservation of at -risk units and qu antified 
objectives.  

Affordable housing periodically converts to market rents, particularly 
during inflationary times when market rents escalate and create a 
financial incentive.  

The City of Ontario made significant progress in preserving many 
affordable housing projects at risk of conversion to market rents. The 
City actively preserved the Cambridge Square, Waterford Court, 
Waverly Place, and Woodside Apartments; Parc Vista and Terrace View; 
and the Cinnamon Ridge, Estancia, and Mission Oaks projects. The City 
facilitated the preservation of the units by offering financial incentives in 
return for the ownerõs participation in rehabilitation of the project(s) and 
extension of affordability covenants. Table H-22 provides  an inventory 
of all publicly subsidized affordable  housing projects in Ontario and 
their status 
.
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Table H-22   

Publicly Subsidized Multiple-Family Housing 

City 
Monitored 
Projects 

Project/Address Unit Type Total Units Assisted Units Funding Source Earliest Expiration 

Units At Risk of Converting 

 Ontario Townhomes 

1360 E. ñDò Street 
Family 

86 Units 
86 units 

HUD Assisted Project Section 
236(J(1) 

Expired September 
2012. 

Units Not At Risk of Converting 

V 
Palm Terrace Phase 1 

1433 E. ñDò Street 
Senior 

91 units 
90 units HOME; Section 202 Aug. 2060 

V 
Palm Terrace Phase 2 

1449 ñDò Street 
Senior 

47 units 
47 units Section 202 June 2059 

V 
Mtn View Senior Phase 1 

511 N. Palmetto 
Senior 

86 units 
84 units 

HOME; RDA Set-Aside: 
LIHTC 

June 2058 

V 
Mtn View Senior Phase 2 

511 N. Palmetto 
Senior 

20 units 
20 units LIHTC July 2062 

V 
Seasons at Gateway 

955 N. Palmetto 
Senior 

80 units 
78 units 

Housing Revenue Bond; 
LIHTC 

June 2052 

V 
Casitas Apartments  

1900 S. Campus 
Family 

253 units 
48 units Parc Vista/Terrace View deal Jan. 2061 

V 
Cambridge Square 

1037 N. Archibald Avenue 
Family 

125 units 
50 units MF Housing Revenue Bonds Feb. 2059 

V 
Cinnamon Ridge Apartments 

1051 E. 4th Street 
Senior 

101 units 
101 units Housing Revenue Bond Aug. 2026 

V 
Estancia/Vineyard Apts.  

1720 E. ñDò Street 
Family 

152 units 
85 units ORA Agreement with Owner Aug. 2026 

V 
Cedar Villas 

301 East Cedar Street 
Senior 

136 units 
123 units Housing Revenue Bond March 2024 

V 
LandMark @ Ontario 

950 N. Duesenberg Drive 
Family 

469 units 
71 units City DDA with property owner Nov. 2061 

V 
Mission Oaks 

1427 W. Mission 
Family 

80 units 
80 units RDA Housing Set-Aside May 2025 
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Table H-22   

Publicly Subsidized Multiple-Family Housing 

City 
Monitored 
Projects 

Project/Address Unit Type Total Units Assisted Units Funding Source Earliest Expiration 

 Grove Apartments 

207 W. ñHò Street 
Senior 

101 units 
100 units Section 236(J(1) Section 8 Feb. 2031 

 Harris Place Apartments 

451 E. Riverside Drive 
n/a 

80 units 
80 units Section 223(a)(7)/207/223(f) June 2047 

 Ontario Healthcare Center 

1661 Euclid Ave. 
n/a 

24 units 
24 units Section 232/223 June 2037 

V 
City Center Senior Apartments 

201 East ñBò Street 
Senior 

76 units 
75 units HOME, LIHTC July 2062 

V 
Summit Walk  

1206 W. 4th Street 
Family 

78 units 
78 units 

MF Housing Rev. Bonds, 
RDA Housing Set-Aside 

Jan. 2061 

V 
Park Centre 

850 N. Center Street 
Family 

404 units 
101 units Housing Revenue Bonds Dec. 2060 

V 
Summit Place  

1130 W. 4th Street 
Family 

75 units 
75 units 

MF Housing Rev. Bonds, 
RDA Housing Set-Aside 

Jan. 2061 

V 
Vintage Apartments 

955 N. Duesenberg Drive 
Family 

300 units 
45 units DDA (Developer Agreement) Apr. 2062 

V 
Waterford Court 

1739 ñGò Street 
Family 

165 units 
50 units MF Housing Revenue Bonds Feb. 2059 

V 
Waverly Place 

1739 G Street 
Family 

153 units 
62 units MF Housing Revenue Bonds Feb. 2059 

 Woodmere Apartments 

910 West Phillips Street 
n/a 

n/a 
n/a Section 207/223(f) Oct. 2046 

V 
Woodside II 

302 W. ñGò Street 
Senior 

60 units 
60 units MF Housing Revenue Bonds Feb. 2059 

V 
Woodside III 

408 W. ñGò Street 
Senior 

84 units 
84 units MF Housing Revenue Bonds Feb. 2059 

V 
Guadalupe Residence Mercy 411 
& 412 N. Parkside Avenue  

Family 
15 units 

14 units RDA Set Aside  Jun. 2015 
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Table H-22   

Publicly Subsidized Multiple-Family Housing 

City 
Monitored 
Projects 

Project/Address Unit Type Total Units Assisted Units Funding Source Earliest Expiration 

V Assisi House 
Transitional 

Housing 

34 beds 
34 Beds HOME Jun. 2015 

V 
Begonia Apartments 

209, 216, 217, 222, 223, 228, 231, 
305 N. Begonia Ave. 

Family 

32 units 

32 units NSP1, LMIHF, NSP3, HOME January 2066 

V 
Francis Apartments 

307 W. Francis 
Family 

15 units 
15 units HOME, LMIHF 2110 

V 
Colony Apartments 

102 N. Lemon Ave. 
Family 

160 units 
160 units LMIHF 2064 

V 
Vesta (HOGI) 

520-526 W. Vesta Ct. 
Family 

6 units 
6 units HOME 2057 

V 
Cichon 

225 E. D St., 415 N. Plum St. 
Family 

5 units 
5 units LMIHF 2025 

Source: City of Ontario 2013 

MFHB = Multiple-Family Housing Revenue Bonds 

ORA = Ontario Redevelopment Agency 

DDA = Disposition and Development Agreement 

RDA Set-Aside = Redevelopment Housing Set-Aside funds 

LITHC = Low Income Housing Tax Credit 
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Potential At-Risk Projects 

City records identified one affordable housing project totaling 86 units 
for lower -income households where the ownerõs obligation to retain the 
units as affordable has expired. In addressing the likelihood of 
conversion, several factors come into play. Projects at low risk are those 
in which the affordability controls could expire by the end of 2013, but 
arrangements have been made to preserve the units or the property 
owners are unlikely to convert the projects.  Projects at high risk of 
conversion are those in which the affordability restrictions have expired 
and the present affordability is maintained through Section 8 vouchers 
or some other subsidy that is uncertain and could terminate.  The 
potential of conversion is greater in an escalating rental market, where 
owners have a greater financial incentive to convert the projects. 

The following describes the at-risk property  in detail.  

¶ Ontario Townhomes.  This project provides 86 units affordable 
to low - and very low -income families. The project was originally 
financed through a Section 236(j)(1) federally financed mortgage 
program. The affordability is renewed each year. The City of 
Ontario does not have any contract administration 
responsibilities. The Housing Authority of San Bernardino 
County currently manages this property and technically, since 
the affordability agreement has expired, it could opt out of the  
program at any time.  

Preservation Options 

Typically, local governments have a wide range of options to replace 
affordable housing units lost through conversion to market rents. 
However, the four primary ways are to replace the expired rental 
subsidies, construct new affordable housing units, offer  incentives to 
rehabilitate the units in return for extended affordability controls, or 
facilitate the transfer of the project to another entity.  

Replacement of Rent Subsidies 

The City could replace the HUD rental vouchers given to each tenant or 
the payment subsidies given to each property owner in the case of 
properties that receive project Section 8 certificates. The financial cost of 
replacing subsidies depends on the gap between the rent for the 
apartment and the income level of the tenant. Typically,  the amount of 
subsidy is the difference between what a household can afford to pay 
(defined as no more than 30 percent of income after utility payments) 
and the fair market rent for the unit.  



 

Draft August 2013 H-47 

City of Ontario Policy Plan 
Housing Element Technical Report 

Table H-23 calculates the annual subsidy needed to replace HUD 
subsidies at fair market rents, defined at the 40th percentile of all rents. 
Currently, fair market rents are competitive and affordable to lower -
income households occupying the units; thus, no subsidies are needed.  

However, if the units were substantial ly improved and could charge 
higher rents, the City would need to pay the difference between the 
higher rents and the fair market rents. For example, a one-bedroom unit 
could command up to $1,000 in rent  and a two-bedroom unit up to 
$1,400. Similarly, if the occupants earned very low or extremely low 
income, as opposed to low income, a considerable subsidy would be 
required as well  

Table H-23   

Cost to Replace Rent Subsidies 

Project Address 
Unit 
Type Assisted Units 

Affordable 
Rents/Fair 

Market Rents Annual Subsidy 

Ontario Townhomes 

1360 E. ñDò Street 
Family 

86 2-bedroom 

low-income units 

FMR ï $1,142 

Afford. ï$1,273 
None 

Assumptions: 

1. Affordable rents assume twp-person senior households and four-person low-income families, all of which pay no 
more than 30 percent of their income toward housing. 

2. Housing costs include a standard monthly utility allowance of $50 per person and fair market rents for 2008 for 
San Bernardino County as determined by the County Housing Authority. 

Construction of New Units  

The second option is to replace the actual affordable units through new 
construction. This alternative entails finding suitable sites, purchasing 
land, negotiating with a developer, funding the project, and the other 
costs associated with building new hous ing. The final cost of 
constructing deed-restricted affordable housing units depends on 
whether the developer needs to purchase land (or whether the City can 
transfer the land at a subsidized price) and whether the City or private 
developerõs initial financial contribution can be leveraged with other 
funding sources.  

No recent examples of a non-subsidized affordable multiple -family 
project have been developed. However, several city -assisted affordable 
projects have recently been built. T he total development cost for a 
recently built senior project was $135,000 per unit (2009). The cost for a 
recent family townhome project was $181,000 per unit (2008). 
Construction costs are higher than normal due to the nature of the 
projects and the desire for quality hous ing. City estimates of vacant land 
zoned for multiple -family residential units are $16 to $20 per square 
foot. 
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Table H-24 details the cost of replacing the one at-risk project , assuming 
a smaller family housing project of townhomes would cost about $18.3 
million for construction and land costs. The final cost to the City could 
be lowered through access to affordable housing funds from the state, 
federal government, or private funding sources.  

Table H-24   

Cost to Construct New Units 

Project Address Ontario Townhomes 

Type of Unit Family 

Bedroom Mix 86 2-bedroom 

Square Footage 86,000 

Construction Cost per Unit $181,000 

Land Needed 4 acres 

Land Costs $16 

Total Costs $18.3 million 

Source: City of Ontario 2013 

Assumptions: 

1. Construction costs based on recent projects 

2. Land costs based on maximum of 25 units per acre and current prices 

3. Additional financing costs are not included 

 
Purchase of At-Risk Units  

The City could purchase the units and facilitate transfer to a nonprofit 
organization dedicated to providing affordable housing. Under the right 
transfer provisions, t his option would be an effective way to preserve 
the units because the new owner would have a vested interest in 
maintaining th e affordability of the units and have access to funding 
sources not necessarily available to private for-profit companies. A 
nonprofit housing corporation could also rehabilitate it using low -
income housing tax credits and extend affordability controls.  

To facilitate the transfer to a nonprofit, the City could purchase the 
building outright at market prices and transfer it to the new owner. The 
market price could be determined in many different ways. The 
valuation of apartments is often done by examining the sales price of 
similarly situated properties. When this is not possible, apartments are 
often valued based on a combination of gross income, vacancy rate, 
operating and maintenance costs, condition of the property, and the 
capitalization rate.  

Recently, the City acquired and resold two publicly subsidized projects 
to another entity in return for the property owner rehabilitating the 
units and the City financing a bond to guarantee long -term affordability 
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covenants. Based on operating assumptions of that property and 
industry standards regarding operating costs, the cost of acquiring 
buildings was calculated. Table H -25 estimates the market value of the 
at-risk project in Ontario at approximately $14 million for the project.  

Table H-25   

Cost to Purchase At-Risk Units 

Project Address Ontario Townhomes 

Bedroom Mix 86 2-bedroom 

Square Footage 86,000 

Average Monthly Rent $1,142 

Annual Gross Income(1) $1,120,000 

Annual Operating Cost $392,000 

Net Operating Income $728,000 

Market Value $7.28 million 

Source: City of Ontario 2013 

Assumptions: 

1. Annual income adjusted by vacancy factor of 5% 

2. Operating costs and expenses assumed at 35% of AGI 

3. Capitalization rate is assumed to be 10% 

 

Rehabilitation of At -Risk Units  

Apartment projects often need rehabilitation , and the property owner 
may have insufficient funds to complete periodic repairs and 
renovations. In these situations, the City may find it advantageous to 
work with the property owner and offer a flexible number of financial 
incentives (e.g., low-interest loans, renegotiation of current loan 
packages, cash incentives) in return for extending the length of the 
affordability covenants on the affordable units. In fact, the City of 
Ontario has successfully used this approach for the vast majority of 
affordable housing units.  

Rehabilitation and preservation costs depend on a number of factors, 
most notably the condition of the property, the amount of deferred 
maintenance, the financial viability of the project, and the length of 
affordability term. Based on rehabilitation costs for Parc Vista and 
Terrace View, two recently r ehabilitated projects, the rehabilitation cost 
is $25,000 per unit, according to owner agreements. This funding is 
typically sufficient to perform primarily cosmetic rehabilitation. Projects 
requiring structural improvements may be more expensive, particul arly 
if lead-based paint hazards must be abated. 
































































































































































































