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1.0 INTRODUCTION
1.1 General Information

Project Title: Foothill Central Specific Plan
Lead Agency Name and Address: City of Rialto

Contact Person and Phone Number: Paul Gonzales
Community Development – Planning Division
(909) 421-7240

Objectives: 1. Establish an image and identity for the Plan
Area which enhances and preserves the
“Home Town” atmosphere of the City of
Rialto.

2. Create new development and redevelopment
opportunities and incentives to stimulate a
variety and balance of land uses that are
compatible and will result in the improved
economic viability of the Plan Area.

3. Provide incentives to intensify residential and
mixed-use development at significant nodes,
consolidate smaller parcels, and redevelop
older, underutilized building stock.

4. Preserve or rehabilitate existing housing stock
where appropriate and encourage the
development of a variety of housing types
that can accommodate all ages and income
levels.

5. Maximize the inherent potential of residential
uses in proximity to businesses and services,
including housing opportunities along
Foothill Boulevard and Riverside Avenue to
increase activity in commercial areas.

6. Encourage enhanced architecture as well as
better building and site design to promote
quality development within the Plan Area.

7. Recognize the importance of transportation to
the Foothill Boulevard and Riverside Avenue
corridors and encourage designs to increase
traffic flow, with a raised median to limit left-
turn conflicts.

8. Examine vehicular and pedestrian access and
activity to identify where optimal non-
vehicular transportation connections should
occur and create and implement a land use
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plan that takes advantage of the Metrolink
Station located within the Plan Area.

9. Enhance the pedestrian experience by
promoting walkability through locating new
buildings near the street to encourage
pedestrian access.

10. Provide a landscape concept, sign control
program and aesthetic design elements which
will enhance the “Home Town” concept and
will serve as a guideline for future
development.

11. Beautify the streetscape by implementing a
plan for street and median landscaping to
soften the urban edge.

12. Work to establish gateways that help to
establish a sense of place.

13. Provide a usable Specific Plan which
maximizes flexibility and effectively guides
and direct growth in Central Rialto and along
Foothill Boulevard.

Project Location: City of Rialto, CA - Foothill Central Area as
described: The area along Foothill Boulevard
bounded by Maple Avenue to the east and Pepper
Avenue to west, in addition to central Rialto,
bounded by Merrill Avenue to the south, Foothill
Boulevard to the north, Willow Avenue to the
west, and Sycamore Avenue to the east.

Description of Project: The Proposed Project updates and merges the
existing City of Rialto Foothill Boulevard and
Central Area Specific Plans into the Foothill
Central Specific Plan (Proposed Project) and
updates the Rialto Municipal Code Chapter 18
Zoning. The Proposed Project increases the
allowable residential and commercial density
within the Foothill Central Area and provides
updates to the development guidelines for this
area.

Surrounding Land Uses and Setting: Commercial and residential lined corridors in an
urbanized city.

Discretionary approvals (from other public
agencies):

None

1.2 Document Purpose

In accordance with CEQA Guidelines §15002(a), the basic purposes of CEQA are to inform public
agency decision-makers and the general public of the significant environmental effects of a project,
identify possible ways to minimize the significant effects through the use of mitigation measures
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or alternatives to the project, and disclose to the public the reasons why a government agency
approved the project if significant environmental effects are involved.

To fulfill the purpose and intent of CEQA, this Draft Initial Study/Mitigated Negative Declaration
(IS/MND) has been prepared to address the potential adverse environmental impacts associated
with the Proposed Project. An IS/MND for a project subject to CEQA is prepared when an
environmental analysis of the project shows that there is no substantial evidence that the project
may have a significant effect on the environment [CEQA Guidelines §15070(a)].

This document evaluates the potential environmental impacts that would occur with
implementation of the Foothill Central Specific Plan; specifically, the impacts that would occur as
a result of the maximum buildout allowed by the Plan.

1.3 California Environmental Quality Act (CEQA)

1.3.1 CEQA Compliance

The California Environmental Quality Act (CEQA) [Public Resources Code §21000 et seq. and
Title 14 California Code of Regulations (CCR) §15000 et seq.] requires that the environmental
impacts of proposed projects be evaluated and that feasible methods to reduce, avoid, or eliminate
significant adverse impacts of these projects be identified and implemented. The lead agency is
the public agency that has the principal responsibility for carrying out or approving a project that
may have a significant effect upon the environment (Public Resources Code §21067). The
Proposed Project requires the adoption of the Specific Plan by the City Council, and therefore, is
subject to the requirements of CEQA. The City of Rialto, as the entity with primary responsibility
of adopting and implementing the Proposed Project, is lead agency.

1.3.2 CEQA Requirements for a Mitigated Negative Declaration (MND)

Per 2023 CEQA Guidelines Section 15070:

A public agency shall prepare or have prepared a proposed negative declaration or mitigated
negative declaration for a project subject to CEQA when:

a) The initial study shows that there is no substantial evidence, in light of the whole record before
the agency, that the project may have a significant effect on the environment, or

b) The initial study identifies potentially significant effects, but:

1) Revisions in the project plans or proposals made by, or agreed to by the applicant before

i) a proposed mitigated negative declaration and initial study are released for public
review would avoid the effects or mitigate the effects to a point where clearly no
significant effects would occur, and

2) There is no substantial evidence, in light of the whole record before the agency, that the
project as revised may have a significant effect on the environment.

Per Guidelines Section 15369.5:

“Mitigated negative declaration“ means a negative declaration prepared for a project when the
initial study has identified potentially significant effects on the environment, but (1) revisions in
the project plans or proposals made by, or agreed to by, the applicant before the proposed negative
declaration and initial study are released for public review would avoid the effects or mitigate the
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effects to a point where clearly no significant effect on the environment would occur, and (2) there
is no substantial evidence in light of the whole record before the public agency that the project, as
revised, may have a significant effect on the environment.

1.3.3 Initial Study Findings

Section 3.0 of this document contains the Initial Study that was prepared for the proposed Project
pursuant to CEQA and City of Rialto requirements. The Initial Study determined that
implementation of the proposed Project would not result in significant environmental effects to
the following environmental resource areas: aesthetics, agriculture and forestry resources,
hydrology/water quality, land use/planning, mineral resources, population/housing, public
services, recreation, transportation, utilities/service systems, and wildfire. The Initial Study
determined that the proposed Project would result in potentially significant effects to the resource
areas of air quality, biological resources, cultural resources, greenhouse gas emissions, hazards
and hazardous materials and tribal cultural resources, but the Project Applicant has agreed to
implement mitigation measures that would avoid or reduce the effects to a point where clearly no
significant effects would occur. The Initial Study determined that with the incorporation of
mitigation measures there is no substantial evidence in light of the whole record before the Lead
Agency (City of Rialto) that the Project would have a significant effect on the environment. Based
on the Initial Study’s findings, the City of Rialto determined that an MND is appropriate for the
proposed Project pursuant to CEQA Guidelines Section 15070(b).

1.3.4 Format and Content of Mitigated Negative Declaration

Per Guidelines Section 15071:

A [Mitigated] Negative Declaration circulated for public review shall include:

a) A brief description of the project, including a commonly used name for the project, if any;

b) The location of the project, preferably shown on a map, and the name of the project
proponent;

c) A proposed finding that the project will not have a significant effect on the environment;

d) An attached copy of the Initial Study documenting reasons to support the finding; and

e) Mitigation measures, if any, included in the project to avoid potentially significant effects.

The following annotated outline summarizes the contents of this IS/MND:

¶ Chapter 1 Introduction

¶ Chapter 2 Environmental Checklist

¶ Chapter 3 Mitigation Monitoring Reporting Program

¶ Chapter 4 References

¶ Chapter 5 List of Preparers

¶ Chapter 6 Appendices
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2.0 PROJECT DESCRIPTION
2.1 Project Overview

The Proposed Project updates and merges the existing City of Rialto Foothill Boulevard and
Central Area Specific Plans into the Foothill Central Specific Plan (Proposed Project) and amends
the Rialto Municipal Code Chapter 18 Zoning. The Proposed Project increases the allowable
density of residential and commercial uses within the Foothill Central Area (see Table 2-2) and
provides updates to the development standards for this area. The Specific Plan identifies permitted
land uses within the Foothill Central Area and establishes development standards for
implementation of future development within the Specific Plan area.

2.2 Vision of the Specific Plan

The Vision Statement adopted to guide the development of the Specific Plan is as follows:

For the next 30 years, Downtown Rialto will continue to be the heart of the City, defined by its
hometown character and functioning as an important job center and transportation hub. The
historic Route 66, Foothill Boulevard, will continue to serve as a gateway corridor through the
City and to the downtown core.  The Foothill Central Specific Plan area will continue to evolve as
a lively mixed-use destination that integrates housing for all incomes and ages with shopping,
restaurants, entertainment, and civic and arts uses and preserves existing landmarks.

The Specific Plan will be a tool to implement high-quality development standards along Foothill
Boulevard and within Downtown Rialto that complement and enrich a public realm that is safe,
green, and beautiful, incorporating landscaping, lighting and public art. Streets and sidewalks
will be designed for all ages, abilities and modes including pedestrians, bicyclists, transit, and
cars.

2.3 Purpose of Project

The purpose of the Foothill Central Specific Plan (Proposed Project) is to create new housing
opportunities, including those within close proximity to transit; implement goals from the Draft
6th Cycle Housing Element, and reduce citywide greenhouse gas (GHG) reduction strategies, such
as reducing vehicle miles traveled (VMT) and supporting walkable, bikeable, transit-oriented
communities.

To complete these goals, the Proposed Project would consolidate the Plan Areas of the Foothill
Boulevard and Central Specific Plans and establish consistent development standards between the
two. Six districts would be established in the Foothill Central Area that would create areas of
complementary land uses that promote the production of housing and encourage investment into
street infrastructure that would create a vibrate urban environment. These mixed-use zones would
encourage the reduction of GHG emissions and lower VMT by creating a more walkable and
bikeable community.

The Proposed Project is intended to guide development in the Foothill Central Area. The Foothill
Central Specific Plan has a horizon year of 2045.

2.3.1 6th Cycle Housing Element

Rialto’s 6th Cycle Housing Element has identified a significant portion of vacant land as
developable for housing, as well as some underutilized commercial land. The clustering of many
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of these vacant sites in commercial areas creates the opportunity for mixed-use development and
housing that is within walking distance to key destinations. The Housing Element presents a
codified mission to redevelop vacant land with residential use specifically within the Planning
Area; Policy 2.3 states “Encourage the infilling of vacant residential land and the recycling of
underutilized residential land, particularly in Downtown Rialto, along Foothill Boulevard, the
Pepper Avenue Specific Plan area, the Renaissance Specific Plan area, and the Lytle Creek Ranch
Specific Plan.”

The Housing Element designates the two portions of the Planning Area (Foothill Boulevard
Specific Plan and Central Area Specific Plan) as Opportunity Areas and specifically notes the
abundant vacant parcels in these areas as having high potential for revitalization with residential
development. The Housing Element identifies incentive opportunities for development on
identified sites by including streamlining the permitting process and areas to be rezoned to
accommodate additional dwelling units, including:

¶ Opportunity Area 1: Located along Foothill Boulevard, proposes to rezone 108 parcels
(159 acres) to 35 dwelling units per acre.

¶ Opportunity Area 4: Located in the Central Area, proposes to rezone 60 parcels (14 acres)
to R-X at 48 dwelling units per acre.

2.4 Environmental Setting

2.4.1 Project Location

The Proposed Project provides the overall vision for the Foothill Central Area of the City of Rialto
(see Figure 2-1 and Figure 2-2). The Foothill Central Area is defined as the area along Foothill
Boulevard bounded by Maple Avenue to the west and Pepper Avenue to east, in addition to central
Rialto, bounded by Merrill Avenue to the south, Etiwanda Avenue to the north, Willow Avenue
to the west, and Sycamore Avenue to the east.

2.4.2 On-site and Surrounding Land Uses and Development

The Planning Area is characterized by a diversity of land uses, with commercial and residential
anchors. The land use pattern in the portion of the Planning Area in the Foothill Boulevard corridor
is distinct from the portion in Rialto’s Central Area. Foothill Boulevard is largely a commercial
corridor, whereas the Central Area has a greater variety of land uses that surround strong residential
pockets. The Central Area portion of the Planning Area contains Rialto’s downtown.

Downtown Rialto and the portion of Foothill Boulevard within the Planning Area are in the
geographic center of the city. Foothill Boulevard traverses Rialto for roughly three miles from east
to west and is characterized by general commercial uses and vacant lots varying in size with more
large vacant lots at the west end of the corridor. In contrast, Downtown Rialto currently has a
mixture of residential, office, commercial and recreational uses, including the Rialto Civic Center,
Adult School, Metrolink Station, and Margaret Todd Park. Both areas contain a number of Rialto’s
important destinations.

Land uses surrounding the Plan Area include primarily single-family and multi-family residential
uses along with small pockets of commercial uses, public facilities, and educational institutions as
seen on Figure 2-3. However, industrial uses can be found immediately west of the former Central
Area boundary.
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Figure 2-1: Foothill Central Area Location
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Figure 2-2: Foothill Central Specific Area Boundaries (Foothill Central Area)
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Figure 2-3: Existing On-Site and Surrounding Land Use
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2.5 Planning Background

The Proposed Project advances the goals and objectives of the 2010 General Plan and preserves
attributes of both adopted Specific Plans. Furthermore, the Proposed Project is supported by a
market study report for the Foothill Central Area.

2.5.1 Rialto General Plan (2010)

The Rialto General Plan was adopted in 2010 and was written based on four guiding principles:
Rialto Is a Family First Community, Rialto Shall Attract High-Quality New Development and
Improve Its Physical Environment, Rialto’s Economic Environment Is Healthy and Diverse, and
Rialto Is an Active Community. The guiding principles provide direction to policymakers and
subsequent plans and projects that aim to improve the quality of life in Rialto.

Foothill Boulevard is identified as one of the major areas for infill and redevelopment due to its
extensive vacant land along the western edge of the corridor and redevelopment opportunities on
the eastern end. The General Plan’s vision for Foothill Boulevard is to transform it into a lively,
pedestrian, and transit-friendly corridor revolving around bus rapid transit (BRT). The main focus
of the vision for Foothill Boulevard is to develop pedestrian nodes, pedestrian-oriented
commercial, mixed-use, and residential that all complement the BRT.

Another area identified in the Land Use Element with redevelopment potential is in southern Rialto
along Riverside Avenue in Downtown Rialto. The Land Use Element’s vision for Riverside
Avenue and Downtown Rialto is to create a dynamic village and a pedestrian-friendly environment
as a lively “Main Street” with a focus on integrating residential, bus, and Metrolink transit services,
and civic uses. The Land Use Element also states that an increase in residential densities on
selected vacant and underutilized lands, as well as a redefinition of some lands previously
designated for commercial or industrial to mixed-use is allowed. The adopted General Plan Land
Use map is shown in Figure 2-4.

2.5.2 Adopted Zoning Map

The existing zoning map includes zoning for the entire city, and overlays for eight specific plans.
The adopted zoning map is shown in Figure 2-5.
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Figure 2-4: Adopted Land Use Map
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Figure 2-5: Adopted Zoning Map

Source: City of Rialto, Zoning Map, July 2013 https://www.yourrialto.com/DocumentCenter/View/1513/Zoning-Map---July-2013

https://www.yourrialto.com/DocumentCenter/View/1513/Zoning-Map---July-2013
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