
ORDINANCE NO. 1098 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF NORCO, 
CALIFORNIA, APPPROVING ZONE CODE AMENDMENT 2023-02: A CITY­
INITIATED PROPOSAL TO AMEND NORCO MUNICIPAL CODE TITLE 18, 
SECTION 18.43.06 (3) "PROCEDURE FOR HEARINGS AND APPEAL 
THEREFROM", REVISING THE PUBLIC NOTICE REQUIREMENTS FOR 
CONDITIONAL USE PERMIT APPROVAL TO AUTHORIZE THE REUSE OR 
REDEVELOPMENT OF ANY EXISTING WAREHOUSE OR INDUSTRIAL 
BUILDING WITH A GROSS FLOOR AREA LARGER THAN 20,000 SQUARE 
FEET, IN THE M-1 ZONE AND WITHIN THE INDUSTRIAL DISTRICT OF THE 
GATEWAY SPECIFIC PLAN. 

WHEREAS, the CITY OF NORCO initiated Zone Code Amendment 2023-02, a 
proposal to amend Section 18.43.06 (3), "Procedures for Hearing and Appeal Therefrom", of 
the Norco Municipal Code Title 18 (Zoning Code), relating to public notice requirements for 
approval of reuse or redevelopment of any existing warehouse or industrial building with a 
gross floor are8 larger than 20,000 square feet; and 

WHEREAS, the Zone Code Amendment was duly submitted to said City's Planning 
Commission for decision at a public hearing for which proper notice was given; and 

WHEREAS, the Zone Code Amendment was scheduled for public hearing on April 12, 
2023 on or about 7 p.m. in the Council Chambers at 2820 Clark Avenue, Norco, California 
92860; and 

WHEREAS, at the time set, the Planning Commission held a public hearing and 
received both oral and written testimony pertaining to the Zone Code Amendment; and 

WHEREAS, the Planning Commission adopted Resolution No. 2023-08 
recommending that the City Council adopt the Zone Code Amendment; and 

WHEREAS, the Zone Code Amendment was duly submitted to said City's City Council 
for decision at a public hearing for which proper notice was given; and 

WHEREAS, the Zone Code Amendment was scheduled for public hearing on May 3, 
2023 on or about 7 p.m. in the Council Chambers at 2820 Clark Avenue, Norco, California 
92860;and 

WHEREAS, at the time set, the City Council held a public hearing and received both 
oral and written testimony pertaining to the Zone Code Amendment; and 

WHEREAS, the City of Norco acting as the Lead Agency has determined that this 
project is exempt from review under the California Environmental Quality Act 
(CEQA). Pursuant to CEQA Guidelines (California Code of Regulations, §§ 15000 et seq.) 
Section 15061 {b) {3), it can be seen with certainty that there is no possibility that the adoption 
and implementation of the subject amendments will have a significant effect on the 
environment. 
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NOW, THEREFORE, the City Council of the City of Norco, California, does hereby 
make the following FINDINGS AND DETERMINATION: 

I. FINDINGS. 

A. The proposed Zone Code Amendment is necessary as it addresses the findings in 
Ordinance 1086 and 1087 that enacted a moratorium and an extension to that 
moratorium respectively, on the approval of new entitlement applications for the 
construction of industrial and warehouse buildings in the City. 

B. The proposed Zone Code Amendment is necessary to ensure and maintain orderly 
development of land uses consistent with the objectives, policies, general land 
uses, programs, and actions of the City of Norco General Plan. None of the 
amendments conflict with current General Plan policies, objectives or programs of 
the General Plan. 

C. The proposed Zone Code Amendment will not be detrimental to the public 
convenience, health, safety, or general welfare of the City because the 
amendments will increase compatibility of industrial and warehouse uses with 
surrounding properties. 

D. This project is exempt from review under the California Environmental Quality Act 
(CEQA) pursuant to CEQA Guidelines Section 15061(b)(3), which stipulates that 
CEQA only applies to projects which have the potential for causing a significant 
effect on the environment. Where it can be seen with certainty that there is no 
possibility that the activity in question may have a significant effect on the 
environment, the activity is not subject to CEQA. Based on the evidence presented 
to the City Council on May 3, 2023, on the subject project, the proposed Zone Code 
and Specific Plan Amendments updates permitted uses, development standards, 
architectural standards, and the list of permitted uses within areas of the city. Each 
new development within all affected areas of the said Zone Code and Specific Plan 
Amendments will continue to be reviewed under CEQA at the time of project 
submittal. Therefore, the proposed changes in regulation have no potential to have 
a significant effect on the environment, and are therefore not subject to CEQA, 
under the commonsense exemption. 

11. DETERMINATION: 

NOW THEREFORE, the City Council of the City of Norco, California, does hereby 
approve as follows: 
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SECTION 1: 

Title 18 (Zoning) of the Norco Municipal Code, Section 18.43.06 (3) "Procedures for 
Hearing and Appeal Therefrom" is hereby amended to read as follows: 

18.43.06 Procedure for Hearing and Appeals Therefrom 

(3) The Community Development Director or designee shall cause notice of the public 
hearing to be published at least once in a newspaper of general circulation, published 
and circulated in the City, or if there is none, it shall be posted in at least five public 
places within the City, not less than 10 calendar days before the date of said hearing. 
The Community Development Director or designee shall also cause said notice to be 
mailed, postage prepaid, not less than 10 calendar days before the date of said hearing 
to owners of real property within a minimum radius of 300 feet of the exterior 
boundaries of the property, which is the subject of the application, or within the 
minimum radius that is required such that a minimum of 25 property owners will be 
notified. However, public notice for a hearing for conditional use permit approval to 
authorize the reuse or redevelopment of any existing warehouse or industrial building 
with a gross floor area larger than 20,000 in the Heavy Commercial/Light 
Manufacturing (M-1) Zone and the Gateway Specific Plan Industrial District (I District) 
shall be mailed to all property owners within 1,000 feet of the exterior boundaries of 
the property which is the subject of the application. The names and addresses of 
property owners for mailing the notice of public hearing shall be taken from the last 
equalized assessment roll, or, alternatively, from such other records as contain more 
recent information in the opinion of the Planning Commission. 

SECTION 2. EFFECTIVE DATE: This Ordinance shall become effective 30 days after 
final passage thereof. 

SECTION 3. SEVERABILITY: If any section, subsection, sentence, clause, or phrase 
of this Ordinance is for any reason held to be invalid or unconstitutional by the decision of any 
court of competent jurisdiction, such decision shall not affect the validity of the remaining 
portions of the Ordinance, and each section, subsection, sentence, clause, sentences, 
clauses, or phrases here of irrespective of the fact that any one or more of the sections, 
subsections, sentences, clauses, or phrases hereof be declared invalid or unconstitutional. 

SECTION 4. POSTING: The Mayor shall sign this Ordinance and the City clerk shall 
attest hereto and shall cause the same within 15 days of its passage to be posted at no less 
than five public places within the City of Norco. 
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PASSED AND ADOPTED by the City Council of the City of Norco, California at a 
regular meeting held June 7, 2023. 

~ ~~~ 
Robin Grundmeyer, May 

City of Norco, California 

ATTEST: 

I, Dana Roa, CMC, City Clerk of the City of Norco, California, do hereby certify that the 
foregoing Ordinance was introduced at a regular meeting of the City Council of the City of 
Norco, California, duly held on May 3, 2023, and thereafter at a regular meeting of said City 
Council duly held on June 7, 2023, it was duly passed and adopted by the following roll call 
vote of the City Council: 

AYES: 
NOES: 
ABSENT: 

GRUNDMEYER, BASH, ALEMAN, HANNA,NEWTON 
NONE 
NONE 

ABSTAIN: NONE 

IN WITNESS THEREOF, I have hereunto set my hand and affixed the official seal of 
the City of Norco, California, on June 7, 2023 

,nt.fJ..-c,,.-.,1 1) iotdii 
ti1- , City Clerk "f" 

ity of orco, California 



ORDINANCE NO. 1097 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF NORCO, 
CALIFORNIA, GATEWAY SPECIFIC PLAN 99-01, AMENDMENT NO. 10: A 
CITY-INITIATED PROPOSAL TO AMEND SECTION 4.10.1.4 "INDUSTRIAL 
DISTRICT" OF THE GATEWAY SPECIFIC PLAN, AMENDING THE CITY1S 
EXISTING INDUSTRIAL REGULATIONS TO PROVIDE NEW/UPDATED 
DEVELOPMENT, USE, AND OPERATIONAL REGULATIONS FOR 
INDUSTRIAL AND WAREHOUSE USES. 

WHEREAS, the CITY OF NORCO initiated Gateway Specific Plan 99-01, Amendment 
No. 10, a proposal to amend Section 4.10.1.4 "Industrial District" of the Gateway Specific 
Plan, relating to industrial uses; and 

WHEREAS, the Gateway Specific Plan 99-01 , Amendment No. 10 was duly submitted 
to said City's Planning Commission for decision at a public hearing for which proper notice 
was given; and 

WHEREAS, the Gateway Specific Plan 99-01, Amendment No. 10 was scheduled for 
public hearing on April 12, 2023, on or about 7 p.m. in the Council Chambers at 2820 Clark 
Avenue, Norco, California 92860; and 

WHEREAS, at the time set, the Planning Commission held a public hearing and 
received both oral and written testimony pertaining to the Specific Plan Amendment; and 

WHEREAS, the Planning Commission adopted Resolution No. 2023-07 
recommending that the City Council adopt Gateway Specific Plan 99-01, Amendment No. 10; 
and 

WHEREAS, Gateway Specific Plan 99-01, Amendment No. 10 was duly submitted to 
said City's City Council for decision at a public hearing for which proper notice was given; and 

WHEREAS, the Gateway Specific Plan 99-01 , Amendment No. 10 was scheduled for 
public hearing on May 3, 2023, on or about 7 p.m. in the Council Chambers at 2820 Clark 
Avenue, Norco, California 92860; and 

WHEREAS, at the time set, the City Council held a public hearing and received both 
oral and written testimony pertaining to the Gateway Specific Plan 99-01, Amendment No. 
10;and 

WHEREAS, the City of Norco acting as the Lead Agency has determined that this 
project is exempt from review under the California Environmental Quality Act 
(CEOA). Pursuant to CEQA Guidelines (California Code of Regulations, §§ 15000 et seq.) 
Section 15061 (b) (3), it can be seen with certainty that there is no possibility that the adoption 
and implementation of the subject amendments will have a significant effect on the 
environment. 
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NOW, THEREFORE, the Planning Commission of the City of Norco, California, does 
hereby recommend to the City's City Council the following FINDINGS AND 
DETERMINATIONS: 

I. FINDINGS. 

A. The proposed Specific Plan Amendment is necessary as it addresses the findings 
in Ordinance 1086 and 1087 that enacted a moratorium and an extension to that 
moratorium respectively, on the approval of new entitlement applications for the 
construction of industrial and warehouse buildings in the City. 

B. The proposed Specific Plan Amendment is necessary to ensure and maintain 
orderly development of land uses consistent with the objectives, policies, general 
land uses, programs, and actions of the City of Norco General Plan. None of the 
amendments conflict with current General Plan policies, objectives, or programs of 
the General Plan. 

C. The proposed Specific Plan Amendment will not be detrimental to the public 
convenience, health, safety, or general welfare of the City because the 
amendments will increase compatibility of industrial and warehouse uses with 
surrounding properties. 

D. This project is exempt from review under the California Environmental Quality Act 
(CEQA) pursuant to CEQA Guidelines Section 15061(b)(3), which stipulates that 
CEQA only applies to projects which have the potential for causing a significant 
effect on the environment. Where it can be seen with certainty that there is no 
possibility that the activity in question may have a significant effect on the 
environment, the activity is not subject to CEQA. Based on the evidence presented 
to the City Council on May 3, 2023, on the subject project, the proposed Specific 
Plan Amendment updates permitted uses, development standards, architectural 
standards, and the list of permitted uses within areas of the city. Each new 
development within all affected areas of the said Specific Plan Amendment will 
continue to be reviewed under CEQA at the time of project submittal. Therefore, 
the proposed changes in regulation have no potential to have a significant effect 
on the environment, and are therefore not subject to CEQA, under the 
commonsense exemption. 

II. DETERMINATION: 

NOW THEREFORE, the City Council of the City of Norco, California, does hereby 
approve as follows: 
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SECTION 1: 
Section 4.10.1.4 "Industrial District" of the Gateway Specific Plan is hereby amended 

in its entirety to read as written in Attachment "A". 

SECTION 2. EFFECTIVE DATE: This Ordinance shall become effective 30 days after 
final passage thereof. 

SECTION 3. SEVERABILITY: If any section, subsection, sentence, clause, or phrase 
of this Ordinance is for any reason held to be invalid or unconstitutional by the decision of any 
court of competent jurisdiction, such decision shall not affect the validity of the remaining 
portions of the Ordinance, and each section, subsection, sentence, clause, sentences, 
clauses, or phrases here of irrespective of the fact that any one or more of the sections, 
subsections, sentences, clauses, or phrases hereof be declared invalid or unconstitutional. 

SECTION 4. POSTING: The Mayor shall sign this Ordinance and the City clerk shall 
attest hereto and shall cause the same within 15 days of its passage to be posted at no less 
than five public places within the City of Norco. 

PASSED AND ADOPTED by the City Council of the City of Norco, California at a 
regular meeting held June 7, 2023. 

ATTEST: 

~~b1Ylwi~ 
Robin Grundmeyer, May 

City of Norco, California 
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I, Dana Roa, CMG, City Clerk of the City of Norco, California, do hereby certify that the 
foregoing Ordinance was introduced at a regular meeting of the City Council of the City of 
Norco, California, duly held on May 3, 2023, and thereafter at a regular meeting of said City 
Council duly held on June 7, 2023, it was duly passed and adopted by the following roll call 
vote of the City Council: 

AYES: 
NOES: 
ABSENT: 
ABSTAIN: 

GRUNDMEYER, BASH, ALEMAN, HANNA, NEWTON 
NONE 
NONE 
NONE 

IN WITNESS THEREOF, I have hereunto set my hand and affixed the official seal of 
the City of Norco, California, on June 7, 2023 

,.:=.-=:.::...,__:=.....~=~~~ 

;v City of Norco, California 

Attachment A: Gateway Specific Plan, Industrial District (4.10.1 .4) 



GATEWAY SPECIFIC PLAN 

4.10.1.4 Industrial District 
Pages 102-108 

20.100.001 4.10.1.4 Industrial District 

a. Intent and Purpose 

The purpose of the Industrial District is to provide for the orderly development of light 
industrial uses that also generate employment gr0\\.1h in manufacturing and scientific and 
technical services in areas of the City where the impacts to sensitive uses such as 
residential uses, educational uses, and public parks and open spaces uses will be 
minimized. Uses permitted in the District include manufacturing, research laboratories, 
and small warehouses. The development standards established for this District are 
intended to protect the public health, safety, and welfare by providing standards that 
control the site design, building design, and size of new and existing allowed uses. 

b. Applicabilitv 

The provisions of this chapter shall apply to all existing and new development in the 
Industrial District as well as the redevelopment or reuse of existing warehouse buildings 
as follows: 

1) New Development 

The development standards in this chapter shall apply to all existing and new 
development permitted in Table 1: Allowed Uses. 

2) Redevelopment and Reuse of Existing Warehouses 

All existing warehouse buildings larger than 50,000 square feet in gross floor area 
that are proposed for redevelopment or reuse that meet any of the following 
conditions shall comply with the development standards in tbis chapter: 

a) The redevelopment or reuse of the existing warehouse building will result 
in 50 percent or more of the assessed value of the huilding being replaced, 
removed, or destroyed; 

b) The redevelopment or reuse of the existing \Varehouse building will result 
in an alteration resulting in a 10 percent or more decrease in gross floor 
area or in the number of parking spaces required; 

Attachment "A" 
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c) The redevelopment or reuse of the existing warehouse building will result 
in a change of use that requires a conditional use permit; or 

d) The existing warehouse building and the property on which it is located 
has been vacant or unused for at least one year. 

e) No expansion or gross floor area of an existing warehouse building larger 
than 50,000 square feet in gross floor area is permitted. 

c. Allowed Uses 

1) Uses allowed in the Industrial District are listed in Table 1: Allowed Uses. These 
uses are allowed if they comply with the applicable development standards 
established in this Chapter. The uses listed consist of permitted uses (P) and 
conditionally permitted uses (CUP), i.e., those permitted with a conditional use 
permit. 

2) The requirements for a conditional use permit are established in Chapter 18.45 of 
the Municipal Code, Conditional Use Permits. 

Tahle 1: Allowed Uses 

Permitted Use I District 

Animal Services 

Kennel. Animal Boarding 

Veterinary Hospitals 

Industrial, Manufacturing, Processing and Wholesaling 

Industrial Light, General 
-· ·-· 

Manufacturing and Processing, 
_ Heavy 

Manufacturing and Processing, Light i 
.... ·-·-t 

Manufacturing and Processing - i 

Previously Prepared Materials ! 
Mini-Stor~ge ~arehousing (Existing) l 
Outdoor Storage and Display 
(Accessory ':)se Only) 

Research, Development and Testing 
_ --~cilily 

Warehousing (only allowed in 
buildings less than 50,000 square 
feet in gross floor area) 

i 
I 

p 

p 

p 

CUP 

p 

p 

CUP 

p 

p 

p 
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Wholesaling and Distribution (only 
allowed in buildings less than 50,000 
square feet in gross floor area) 

.. ·-

Mixed Use 

Mixed-Use Centers (Light Industrial, 
Office, Commercial) (Limited to 25% 

_ Commercial_Uses) ___________ _ 

Mixed-Use Development (Light 
Industrial, Office, Commercial) Uses 

Public Services 

Public Services: Emergency 
Services 

Public Services: Minor 

Recreation, Education and Assembly 

Indoor Commercial Recreation ____ _J_ 
Trade School j 

Residential 

Residence for Owner, Caretaker or 
Manager 

Retail Trade 

General Retail Business 

Restaurant or Cafe/Coffee Shop 

Services 

Emergency Shelter 

General Services 

Office 

Stables/Riding Academies 

Urban Agriculture 

Food Production 

Nurseries 

d. Limitations on Allowed Uses 

p 

p 

p 

p 

p 

p 

p 

CUP 

p 

p 

p 

p 

p 

CUP 

p 

p 

All uses allowed in the Industrial District shall be subject to the following conditions and 
limitations: 

1) Noise, dust, mud, odor, smoke, vibrations or other similar discharges from 
operations and uses conducted on the premises shall be minimized; and 
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2) All uses in the Industrial District shall be conducted completely with1n a fully 
enclosed building except: 

a) Recreational facilities customarily conducted in the open; 

b) Exterior storage provided that is completely surrounded by a masonry wall 
at least seven feet in height; 

c) Outdoor dining areas and employee parking; and, 

d) Surface parking lots. 

3) No automobile dismantling businesses are allowed in this district. 

4) Small professional offices up to 15,000 square feet in gross floor area are allov-.>ed 
as the principal pennitted use except that, in conjunction with an allowed 
manufacturing, light industrial, light assembly, processing, or mixed use, the 
gross floor area may be greater, as determined by the Director of Commupity 
Development or designee. 

Allowed Acccssorv Uses 

The follm-ving uses are permitted in the Industrial District when developed and used in 
conjw,ction with one or more of the principal allowed uses. 

1) Employee recreation facilities and play areas. 

2) Wholesale sales and distribution, only allowed in buildings less than 50,000 
square feet in gross floor area. 

3) Surface parking lots. 

4) Open storage incidental to a principal use provided the storage is screened from 
public vie\v by a solid masonry or stucco stud ,vall of one color and not less than 
seven feet in height. Stored materials shall not he stacked above the height of the 
wall and shall not be located within the required parking area. 

f. Development Standards 

General site development standards for the Industrial District arc listed in Table 2: 
Development Standards. Any "integrated" industrial center(s) shall be exempt from lot 
size and frontage requirements and shall be subject to the discretionary actions of the 
Planning Commission. 

Table 2: Development Standards 
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Lot Requirement Standards 

Area (min.) 

Width (min.) 

Depth (min.) 

Building Placement Standards 

Setback 

Front Yard (min.) 

When abutting Second Street between Mountain Avenue and 
Pacific Avenue 

Side Yard (min.) None required except under the following conditions: 

When abutting First Street 

When abutting Second Street between Mountain Avenue and 
Pacific Avenue 

When abutting Pacific Avenue 

When abutting any other dedicated street 

When abutting a different district 

When abutting a residential district 

Rear Yard (min.) None required except under the following condition: 

When abutting a different district or adjacent to a dedicated street 

When abutting a residential district 

When abutting Pacific Avenue 

Building Form Standards 

Building Height (max.) 

When utilizing a parapet wall to screen rooftop equipment 

When located within 75 feet of Pacific Avenue and Second Street 
rights-of-way 

Building Floor Area (max.) 

Coverage (max.) 

Gross FAR (max.) 

Other Requirements 

Yard Area: 

43,56D sq ft (1 .0 acre) 1 

125 ft 

250 fl 

25 ft 2• 
3 

25 ft 2• 
3 

25 ft 2, 3, 4 

25 ft 2, 3, 4 

50 ft2,3,4 

25 ft2,3,4 

15 ft 2, 3, 4, 5 

50 ft, with 1 5 ft landscape 
area 2• 

3
· 
5 

15 ft 2, 4, 5 

50 ft, with 15 ft landscape 
area 2· 

3
• 

5 

50 ft, with 10 ft landscape 
area 2, s. s 

25 ft 6 

30 ft 

20 ft or one story 

20,000 sq. ft. 7 

NIA 

NIA 

Where two or more legally established building sites at the time of adoption of these regulations are 
combined into one site, the minimum yard area for the new site shall be the aggregate of yard areas that 
would have been required for each of the original sites under these regulations. 

Landscaping 

Off-Street Parking and Loading 
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Signs Chapter 18.37 

Wall, Fences, and Structures in the Setback Area Subsection 18.24.36 

End Notes 

1 The specified minimum lot area is not intended to prohibit two or more separate uses on a lot where the 
lot is in undivided ownership. 
2 All setback areas shall be landscaped in compliance with the Norco Municipal Code Section 18.24.10.D, 
Landscaping, Screening, and Trees, and Section 4.10.1.4.1, Landscape Requirements. 
J No vehicle parking is allowed in required setback areas. 
4 Where the property abuts any sensitive uses or an Agricultural or Residential Zone, a 50-foot building 
setback is required which may be used for off-street parking or screened outdoor storage. 
5 A 7-foot high masonry wall is required within the setback area. 
6 Building height up to 40 feet (inclusive of a parapet wall to screen rooftop equipment) is subject to 
approval of a conditional use permit 
7 Any building greater than 20,000 sq fl but less than 50,000 sq ft is subject to approval of a conditional 
use permit. Buildings greater than 50,000 sq ft in gross floor area are not allowed. 

Site Design Standards 

See Norco Municipal Code, Section 18.24.10, Site Design Standards. 

h. Building Design Standards 

See Norco Municipal Code, Section 18 .24.12, Building Design Standards. 

Standards for Trucks 

See Norco Municipal Code, Section 18.24.14, Standards for Trucks. 

J . Landscape Standards 

ln the Industrial District, the follov,'ing landscaping requirements shall apply, in addition 
to the landscape standards provided in Norco Municipal Code Section 18 .24. l O.D, 
Landscaping, Screening, and Trees. In the event of a conflict, the most restrictive 
standard shall prevail: 

1) In the front yard setback, an at-grade or raised landscape planter shall be employed 
in front yard setbacks fronting First or Second Street, between Mountain A venue 
and Pacific A venue, where the planting areas shall consist of undulating earth 
berms not less than 42" in height. A pennanent drought tolerant ground cover such 
as turf, ivy, or gazania, and trees are the basic planting materials required. At a 
minimum, one 15 gallon tree shall be provided for every 25 feet of lot frontage on 
a dedicated street. Tree groupings shall be informal. A recommended plant p;;ilette 
is included as Appendix B of this Plan. 

2) Landscaping is not required in side yard setbacks unless the side yard abuts a 
dedicated street or abuts a different zoning district. 
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3) Landscaping for the purpose of this chapter shall consist of drought tolerant trees, 
sh.tubs, vines, annual and perellllial flowers, ground cover or any combination of 
these landscape materials. 

4) A minimum of 15 percent of the total of any development site shall be devoted to 
landscaping which includes all landscaped setback areas. One-third of the 
required landscaping shall be in the parking lot areas. 

5) All landscaped areas shall be provided with pennanent irrigation systems. 

6) All landscaped areas shall be maintained in a neat, clean and healthy condition. 
This sha11 include pruning, v,:eeding, removal of litter, fertilizing and replacement 
of plants when necessary. 

7) Landscape design shall include a variety of open space areas, utilizing earth 
mounds of variable heights, where feasible, with a varied grouping pattern of 
trees, shrubs, and ground covers. 

8) Within vehicle parking areas, standards as required in Section 4.10.1.2(e)(1) (f) 
shall be applicable. 

Definitions 

See Norco Municipal Code, Section 18.24.20, Definitions. 
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4.10. 1 .2 

GATEWAY SPECIFIC PLAN 

4. 1 0 .1 .2 

Commercial District 

Commercial District 
Pages 95-98 

The Commercial District is intended to facili tate the development of underutilized and vacant 
parcels of land within the Project Area in such a way that they will contribute to the economic 
development of the City. The Gateway Specific Plan Project Area, because of its location to 
major roadways, the Norco Auto Mall and the Second Street/I- 15 on/off ramp, and because of 
the availability of significant amounts of vacant and recyclable land, will become the primary 
commercial area within Norco. 

a. 

b. 

Principle Uses Permitted 

See Appendix C, Permitted and Conditionally Permitted Uses. 

Limitations on Pennitted Uses 

Every use permitted in the Commercial District shall be subject to the following 
conditions and limitations. 

1) No. operations and uses conducted on the premises shall be 
offensive by reason of noise, dust, mud, odor, smoke, vibrations 
or other similar causes; and 

2) All uses in the Commercial District shall be conducted completely 
within a fully enclosed building except: 

a. Recreational activities customarily conducted in the open; 

b. Exterior storage with the approval of a conditional use 
permit; 

c. Outdoor dining areas; and 

d. Surface parking lots. 

95 



C. 

3) All uses in the Commercial District shall comply with all other 
applicable City, County, State and Federal laws and regulations. 

4) No automobile  dismantling businesses are allowed in this district 
except as required for the permitted repair of automobiles within 
specific zones. 

5) Small auto service and repair uses with up to four (4) service bays 
are permitted within the auto related commercial designation. 
Small auto service and repair uses with up to two (2) service bays 
are permitted within the Highway Oriented Commercial 
designation. Projects .proposing a greater number of bays shall be 
referred to the Planning Commission for consideration in the form 
of a conditional use permit. 

Permitted Accessory Uses 

The following uses are permitted in the Commercial District when 
developed and used in conjunction with one or more of the principal 
permitted uses. 

1) Employee recreation facilities and play areas; 

2) Retail sales and services; 

3) Permitted wholesale sales and services (''wi llcall" types of 
business) 

4) Surface parking lots. 

d. Site Development Standards 

Any "integrated" commercial center(s) shall be exempt from lot size and 
frontage requirements; said centers shall be subject to discretionary actions of 
the Planning Commission. 

1) Lot Area 

Every lot in the Commercial District shall be a rnm1mum of 
13, 125 square feet and have a minimum frontage on a dedicated 
street of 75 feet. 
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2) Height 

No building or structure within the Commercial District shall 
exceed a height of 35 feet. Buildings utilizing a parapet wall in 
order to hide rooftop equipment or buildings incorporating rooftop 
architectural features shall not exceed 50 feet at the highest point. 
Building heights may be increased through the provision of a 
conditional use permit at the discretion of the City's Planning 
Commission. 

3) Front Yard Setback Requirements 

When no front yard parking is included within the site plan a 25 
foot minimum, suitably landscaped setback shall be provided. 
When front yard parking is included within the site plan a 60 foot 
minimum setback shall be provided; this setback shall include a 
fifteen (15) foot minimum, suitably landscaped area along the lot 
frontage. 

4) Side Yard Setback Requirements 

No side yard setback is required unless the fol lowing condition 
exist: 

a. Such yard abuts a dedicated street, in which case a fifteen 
(15) foot minimum, suitably landscaped setback shall be 
provided. Refer to Sub-section (d)(3) (Front Yard Setback 
Requirements), if parking facilities are located in the side 
yard setback. 

5) Rear Yard Setback Requirements 

No rear yard setback is required, unless such rear yard abuts a 
dedicated street in which case a fifteen (15) foot minimum, 
suitably landscaped setback is required. 

e. Landscape Requirements 

1 )  In the Commercial District, landscape requirements shall be  as 
follows: 

a) Landscaping for the purpose of this chapter shall consist of 
trees, shrubs, vines, annual and perennial flowers, ground 
coverings or any combination thereof. Drought tolerant 
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species shall be used whenever feasible. A recommended 
plant palette is included in Appendix B of this Plan. 

b) A minimum of 15 percent of the total of any development 
site shall be devoted to landscaping which includes all 
landscaped setbacks. One-third of the required l andscaping 
shall be within parking lot areas. 

c) All landscaped areas shall be provided with permanent 
watering facilities. 

d) All landscaped areas shall be maintained in a neat, clean 
and healthy condition. This shall include proper pruning, 
weeding, removal of litter, fertilizing and replacement of 
plants when necessary. 

e) Landscape design shall include a variety of open space 
areas, utilizing earth mounds of variable heights where 
feasible with a variegated grouping pattern of trees, shrubs 
and groundcover. 

f) Within vehicle parking and outdoor display areas the design 
guidelines shown below are recommended. However, these 
guidelines are not intended to prohibit flexibility in creating 
various shapes ( circular, triangular) or varying sizes. 
Reference Section 4.11,  Parking Requirements, for general 
parking stall design provisions. 

98 



GATEWAY SPECIFIC PLAN 

4. 1 0 . 1 . 3 Office Park District 
Pages 99-102 

4.10. 1.3 Office Park District 

The Office Park District is intended to serve local and sub-regional office and office park needs. 
This district provides for the development of garden office, single occupant office and ancillary 
uses. 

The District is intended to accommodate professional/administrative office and personnel services. 
Typically, uses consist of executive, management, administrative, or clerical uses including the 
establishment of branch offices, data processing centers and the provision of consultation 
establishments of a professional nature. Additional office land uses consist of activities which 
cater to business support and personal services. Uses typically include medical and health care 
clinics, travel agencies, insurance agencies, copy centers, and other like land uses. 

a. Principal Uses Permitted 

See Appendix C, Permitted and Conditionally Permitted Uses. 

99 



b. Limitation on Permitted Uses 

Every use permitted in the Office Park District shall be subject to the following 
conditions and limitations: 

1. All uses in the Office Park District shall be conducted completely within a fully 
enclosed building except: 

a. Recreational facilities customarily conducted in the open; 

b. Exterior storage provided that it is completely surrounded by a 
masonry wall at least seven feet in height; 

c. Outdoor dining areas and employee parking; and, 

d. Surface parking lots. 

2. All uses in the Office Park District shall comply with all other applicable City, 
County, State and Federal laws and regulations. 

c. Permitted Accessory Uses 

d. 

The following uses are permitted in the Office Park District when developed and used 
in conjunction with one or more of the principal permitted uses. 

1 .  Surface parking lots 

2. Eating establishments; no bars or lounges are permitted 

Site Development Standards 

Any "integrated11 office park(s) shall be exempt from lot size and frontage requirements; 
said office parks shall be subject to discretionary actions of the Planning Commission. 

1 .  Lot area 

Every lot in the Office Park District shall be a minimum of 13, 125 square feet. 
Minimum width shall be 75 feet; minimum depth shall be 175. 

2. Building Height 

No building or structure within the Office Park District shall exceed a height of 
two stories or 35 feet. Buildings utilizing a parapet wall in order to hide rooftop 
equipment, or buildings incorporating rooftop architectural features shall not 
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e. 

exceed 50 feet at the highest point. The following exception is applicable to that 
area designated as Office Park located northeast of Parkridge Avenue and 
southeast of the Three Bar Lane residential area: 

The building height limitation shall be one (1) story or twenty (20) feet. 

3. Front Yard Setback Requirements 

In the Office Park District the front yard setback shall not be less than fifteen 
(15) feet from the Parkridge Avenue right-of-way; this setback shall be fully 
landscaped. 

The front yard setback shall not be less than twelve (12) feet from the 
right-of-way of a1l other streets; this area shall be fully landscaped. 

4. Side Yard and Rear Yard Setback Requirements 

There shall be no requirement, except where any rear yard is provided, there 
shall also be provided a side yard of twelve (12) feet on at least one side of the 
lot, or a recorded vehicular access easement from a public street to said rear 
yard. 

Landscape Requirements 

1. In the Office Park District, landscaping requirements shall be as follows: 

a. Landscaping for the purpose of this section shall consist of trees, shrubs, 
vines, annual and perennial flowers, ground coverings or any combination 
thereof. Drought tolerant species shall be used whenever feasible. A 
recommended plant palette is included in Appendix B of this Plan. 

b. A minimum of 15 percent of the total of any development site shall be 
devoted to landscaping which includes all landscaped setback areas. 
One-third of the required landscaping shall be within parking lot areas. 

c. All landscaped areas shall be provided with permanent watering facilities. 

d. All landscaped areas shall be maintained in a neat, clean and healthy 
condition. This shall include proper pruning, weeding, removal of litter, 
fertilizing and replacement of plants when necessary. 

e. Landscape design shall include a variety of open space areas, utilizing 
earth mounds of variable heights were feasible with a variegated grouping 
pattern of trees, shrubs and groundcover. 
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f. Within vehicle parking areas, standards as required in Section 4. 10.1 .2 
( e Xl )(f) shall be applicable. 

102 



GATEWAY SPECIF IC PLAN 

4 . 1 0. 1 .4 

4.10.1.4 Industrial District 

Industrial District 
Pages 1 02-1 05 

The Industrial District is intended to facilitate the economic development of the City by creating 
an expanded employment base. This District provides for the development of light industrial land 
uses which generally includes research & development facilities, light manufacturing activities, 
custom manufacturing, assembly, fabrication and wholesaling with related office and 
administrative functions. 

a. Principal Uses Permitted 

See Appendix C, Permitted and Conditionally Permitted Uses. 

b. Limitations on Permitted Uses 

Every use permitted in the Industrial District shall be subject to the following conditions 
and l imitations: 

1) No operations and uses conducted on the premises shall be objectionable by 
reason of noise, dust, mud, odor, smoke, vibrations or other similar causes; and 

2) All uses in the Industrial District shall be conducted completely within a fully 
enclosed building except: 

a) Recreational facilities customarily conducted in the open; 

b) Exterior storage provided that is is completely surrounded by a masonry 
wall at least seven feet in height; 

c) Outdoor dining areas and employee parking; and, 

d) Surface parking lots. 

3) No automobile dismantling businesses are allowed in this district 

4) Sma11 professional offices up to 15,000 square feet in floor area may be the 
principal permitted use except that, in conjunction with a permitted 
manufacturing, light industrial, warehousing, distribution, light assembly, 
processing or mixed use the size may be greater. 
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c. Permitted Accessory Uses 

The following uses are pennitted in the Industrial District when developed and used in 
conjunction with one or more of the principal pennitted uses. 

1) Employee recreation facilities and play areas. 

2) Wholesale sales and distribution. 

3) Surface parking lots. 

4) Open storage incidental to a principal use provided the storage is screened from 
public view by a solid masonry or stucco stud wall of one color to be not less 
than seven feet in height. Such storage shall not be stacked above the height of 
the wall and shall not be located within the required parking area. 

d. Site Development Standards 

Any "integrated" industrial center(s) shall be exempt from lot size and frontage 
requirements; said centers shall be subject to the discretionary actions of the Planning 
Commission. 

1) Lot Area 

Every lot in the Industrial District shall be a minimum of 43,560 square feet (LO 
acre). Minimum width shall be 125 feet; minimum depth shall be 250 feet. 

2) Building Height . 

No building or structure within the Industrial District shall exceed a height of 
35 feet, however that building utilizing a parapet wall in order to hide rooftop 
equipment shall not exceed 40 feet. For buildings located within 75 feet of 
Pacific Avenue right-of-way, a one (1) story or twenty (20) feet building height 
limitation shall apply. 

3) Front Yard Setback Requirements 

In the Industrial District the front yard setback shall not be less than fifteen (15) 
feet from the street right-of-way. These setbacks shall be fully landscaped and 
maintained in accordance with sub-section (e) Landscape Requirements. No 
parking shall be allowed in this setback area. The following exception is 
applicable: 
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a. All front yard setbacks abutting Second Street between Mountain Avenue 
and Pacific Avenue, shall not be less than 25 feet. No parking shall be 
allowed in this setback area. These setbacks shall be fully landscaped 
and maintained in accordance with sub-section (e), (Landscape 
Requirements). 

4) Side Yard Setback Requirements 

No side yard setback is required unless one of the following conditions exist, in 
which case the stated setback requirement shall be applicable: 

a) Such side yard abuts one of the following dedicated roadways: 

Street 

Pacific Avenue 
Second Street, 

between Mountain 
and Pacific Avenues 

First Street 

Setback 

Fifty (50) feet minimum 

Twenty (20) feet minimum (fully landscaped) 
Twenty (20) feet minimum (fully landscaped) 

b) Such side yard abuts any other dedicated street in which case a ten (10) 
foot suitably landscaped setback is required. 

c) Where the abutting property on the side yard is in another district in 
which case a minimum fifteen (15) foot suitably landscaped setback is 
required. Landscaped setback shall include a minimum seven (7) foot 
high masonry wall; location of this wall shall be approved by the City 
Planning Department. No parking shall be allowed in this setback. 

5) Rear Yard Setback Requirements 

No rear yard setback is required, unless the abutting property is in a different 
district or adjacent to a dedicated street in which case an minimum fifteen (15) 
foot suitably landscaped setback is required. Landscaped setback shall include 
a seven (7) foot high masonry wall; location of this wall shall be approved by 
the City Planning Department. For property abutting Pacific Avenue, a fifty (50) 
foot setback is required with at least five (5) feet of landscaping adjacent to the 
right-of-way. 

6) Yard Area 

Where two or more legally established building sites at the time of adoption of 
these regulations are combined into one site, the minimum yard area for the new 
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site shall be the aggregate of yard areas that would have been required for each 
of the original sites under these regulations. 

g. Landscape Requirements 

1) In the Industrial District, landscaping requirements shall be as follows: 

a) In the front yard setback, an at-grade or raised landscape planter shall be 
employed except in front yard setbacks fronting First or Second Street, 
between Mountain Avenue and Pacific Avenue, where the planting areas 
shall consist of undulating earth benns not less than 42" in height. A 
permanent drought tolerant ground cover such as turf, ivy or gazania, and 
trees are the basic planting materials recommended. At a minimum, one 
(1) 15 gallon tree shall be provided for every 25 feet of lot frontage on 
a dedicated street. Tree groupings shall be informal. A recommended 
plant palette is included as Appendix B of this Plan. 

b) Landscaping is not required in side yard setbacks unless the side yard 
abuts a dedicated street or abuts a different zoning district. 

c) Landscaping for the purpose of this chapter shall consist of trees, shrubs, 
vines, annual and perennial flowers, ground cover or any combination 
thereof. Drought tolerant species shall be used whenever feasible. 

d) A minimum of 15 percent of the total of any development site shall be 
devoted to landscaping which includes all landscaped setback areas. 
One-third of the required landscaping shall be in the parking lot areas. 

e) All landscaped areas shall be provided with permanent watering facilities. 

f) All landscaped areas shall be maintained in a neat, clean and healthy 
condition. This shall include proper pruning, weeding, removal of litter, 
fertilizing and replacement of plants when necessary. 

g) Landscape design shall include a variety of open space areas, utilizing 
earth mounds of variable heights where feasible with a variegated 
grouping pattern of trees, shrubs and ground cover. 

h) Within vehicle parking areas, standards as required in Section 4.10.1.2 
(e)(l) (f) shall be applicable. 
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GATEWAY 
SPECTFIC PLAN DIGEST 

The City of Norco is a community committed to city Jiving in a rural atmosphere. The City's 
development aod design review process places heavy emphasis oo an equestrian life style, quality 
of development, long term viability, and support of community goals in all development projects. 

WHAT IS nus PLAN ABOUT? 

The purpose of this Specific Piao is to provide a ba.laoccd aod unified pattern of development 
within the Gateway Specific Plan.Project Area (the "Projed Area") by takjng advantage of future 
community and sub-regional growth opportunities. The Project Are.a is shown in Exhibit D1. 

�NOl A Put 

EXHIBIT D-1 
Gateway Specific Plan Project Area Map EB" 
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The primary purpose of the Gateway Specific Plan is to facilitate private development projects, 
public lnfraSITUcture and roadway improvement projects which will generate the following 
positive impacts within the Project Area: 

o Provide high qualiiy development standards; 

o Help unify the Project Area's design image; 

o Reflect tbe community's heritage; 

o Strengthen the economic viability of the I-15 Freeway Corridor; 

o Provide a balanced mix of land uses and businesses; 

o Deal effectively with traffic and related safety issues; and 

o Provide a long range strategy to effectively mitigate existing service 
infrastructure/public service deficiencies. 

WHY A SPECIFlC PLAN? 

The Specific Plan is a tool that combines traditional zoning with detailed design and development 
standards tailored to specific conditions. The Specific Plan is a comprehensive document which 
contains all policies and development standards necessary for the design of any project within 
the Project Area. The Specific Plan examines the needs of all affected areas and implements the 
policies of the General Plan. 

Development Standards unique to the Project Area are used to provide lhe necessary guidelines 
for development. The Gateway Specific Plan includes six major co.mponents: 

1. Executive Summary 
2. Specific Development Plan 
3. Design Guidelines and Development Standards 
4. Development Regulations 
5. Plan Implementation 
6. General Plan Consistency 

The primary purpose of these components is to effectively develop within the Project Area, the 
following elements: 

o Community Design 
o Orculation 
o Land Use 
o Utilities Infrastructure 
o Implementation 
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COMMUNITY DESIGN 

Architecture: 

One of the more recognizable aspeas of a community's design image is its architectural style. 
This Plan recognizes the importance of the community's heritage and highlights significant 
architectural clements within the Project ArCll. 

As shown conceptually, or based upon a general idea or understanding of Project Arca design 
principles, Exhibits D2 and D3 demonstrate that the Gateway Specific Pion calls for the 
architectural elements within the Project Arca to be developed around a western/early Californian 
architectural theme. 'J1!is theme will depict the life-style of the citizens of Norco and give the 
Project Area a unique design quality. This theme will be predominant within the Commercial 
and Office Park districts, however, appropriate clements will also be included within the 
Industrial DistricL 

Commercial Architectural Design EXHJBIT D-3 
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Landscape Architecture 

The Gateway Specific Plan Project Area wiU be the nucleus of the City's economic foundation. 
Opponunities exist to improve the visual qualities of Project Area roadways by introducing a 
landscape design program that would establish a system of City entries, landscaped medians, 
street trees and signage. The design of the strcetseape will help create an aesthetically pleasing 
and functional Project Area. Beautification of the street system will enhance existing business 
opponunities and compliment new businesses 10 the area. Exhil>its D-4 and D-5 show conceptual 
illustrations for rights-of-way located within the Gateway Specific Plan. 

EXHIBIT D-4 

HtrJJUf-.L I 1' I O l'A.DIMGS Wl'ftf 
Ullli,.Y C.t.Llf°'9,NI ,\ 0U1Glril 1\tWlNTI 

f' TO I' li(AIONJI.Y 
WA 

Pacific Avenue Roadway Section and Landscape Buffer Detail 

EXHIBIT D-5 
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lypical 1 1  O' Right-of-Way with Median Island and Intersection 

Landscape Feature 
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CIRCULATION 

A major concern of all people familiar with the Project Arca is existing and future traffic/ 
circulatioo problems. The traffic analysis predicts an ultimate daily traffic count of 71,0J 0 
additional two-way trips per day as a result of Plan build-ouL This means that the importance 
of adequate traffic control measures and a well planned circulation system cannot be 
overemphasized. 

The Gateway Specific Plan calls for the following major traffic/ circulation system modifications 
and Improvements 10 the Project Area: 

1. Widening and realignment of Parkridge Avenue, First Street, Second Street and 
Mountain Avenue. 

2 Cul-de-sacing of Pacific Avenue north of iL� intersection with First Street and Parlcridge 
Avenue. 

3. Cul-de-sacing of First Street at its eastern terminus and the cul-de-sacing of Valley View 
Drive. 

4. lnstallatio.n of landscaped medians on Hamner Avenue. 

5. Yuma Drive extension 10 First Street and Mountan Avenue. 

First Street/Mountain Avenue Intersection Concept 
EXHIBIT 0-6 
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6 .  Provide for the extension of Mountain Avenue between First Street and the proposed 
extension of Yuma Drive. 

7. Provide major intersection traffic control devices and landscape treallllcnts. 

8. Provide a street tree program on all Project An:a roadways. 

9. Provide entry monuments and signagc 10 facilitate circulation within the Project Area. 

JO. Provide traffic control devices/signagc and landscape treatments at all secondary 
ioterSections as required. 

11. Provide for the vacation of various roadways. 

Riding Trails 

This Specific Piao acknowledges the imponancc of riding trails within the Project Area sod 
makes provisions for trails that will meet existing City riding trail design criteria. As shown in 
&hibit D-7, riding trails arc designated along the following roadways: 

0 

0 

0 

Pacific Avenue 
First Street• 
Second Street• 
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LAND USE 

Commercial District 

As shown in Exhibit D2, the Projec1 Area has been divided inlo four major land use Districts: 

1) Commercial 
2) Industrial 
3) Office Park/Profcssional 
4) Existing Residential 

Each of these Districts and all subordinate designations are briefly described below. 

In an effort to establish the Project Area as a viable local and sub-regional commercial area, the 
Plan provides for significant commercial opportunities along Hamner Avenue, rmt Street, 
Second Strut and the proposed extensions of Yuma Drive and Mountain Avenue. The land use 
designations and permitted uses have been carefully selected to enhance the Project Area's 
marketability and to improve Its overall economic condition. 

-- -

EXHIBIT 0-8 

Conceptual Land Use Districts 
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Offi� Park District 

This land use designation will accommodate development of office buildings including single 
occupancy and garden office, and ancillary uses. This designation is found along Parlaidge 
Avenue. 

lpdustrjal District 

Light industrial, research and development (R&D) and ancillary facilities will be located in the 
Arca cast and west of Mountain Avenue and north of First StreeL Designation of this area to 
accommodate industrial I.and uses allows maximum utilization ofland area inward from the major 
traffic routes. Industrial uses allowed in this District will be "light" and "clean•, primarily 
high-tech industry that generates little noise or air pollution; no heavy manufacturing will be 
permitted. 

Residential District 

This land use consists of A-1-20 and A-1-40 2oned areas which arc located along Parkridge 
Avenue in the south-western section of the Project Area and along First and Second Streets in 
the western ponion of the Project Arca. 

tmLITIES INFRASTRUCTURE 

lo an cffon to mitigate existing infrastructure deficiencies and to prevent future deficiencies 
which would be exacerbated by more intensive land uses, a plan to effectively deal with the 
following engineering issues bas been included as part of this Specific Plan: 

0 

0 

0 

0 

Drainage/flood contro.l 

Lowering of Hamner Avenue 

Water/Sewerage service system 

Grading/topography 
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IMPLEMENTATION 

To ensure lhal the Gateway Specific Plan Project Area develops successfully, the implementation 
section provides suggested methods of financing and phasing development of needed public 
improvements. 

This section includes economic development strategies and a lot consolidation program which 
provides incentives for small lot owners to work together with the Redevelopment Agency to 
improve development potential in certain locations. 

The Plan also recognizes the need to bring high sales volume businesses into the Oty, the 
implementation portion of the Plan highlights a Project Arca Marketing Program. In addition, 
it is recognfaed that many existing businesses within the Gateway Specific Plan Project Area may 
need financial assistance to do their pan in the Project Arca 's revitalization. As such, 
implementation of a small business assistance program is reco.mmcndcd. 

Recognizing the need to maintain Project Arca signage and landscaped areas, this Plan propOSC5 
the establis.hmcnt of a sign and landscape !Daintcnance district. 

As a means of monitoring development within the Project Area, a monitoring program bas been 
outlined for use by City/Agency staff. 
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J.O E)(ECUTIVE SUMMARY 

1.J PROJECT DESCRIPTION & LOCATION 

The Gatc:wa)' Specific Plan ProjcC! � (the �Projee1 ArCJ1•) cnc:omposscs approximately 317 
gross acres and is approximately 74 pe.rceni developed. The majority of existing buildings are 
sing� or rwo story, varying in age and canditlon.. Gc:ncraUy. effective implcmenuulon of the 
Gateway Specific Plan (the �Ian") will achieve the Iollowlng_ goals: 

Goal: To expand the economic base of lhe Project ArCll and the community a& a whole through 
the active promotion and encouragement of commcrciol and lndus1rial development in 
appropria1e pans of the Projed Arca. 

Gaal: To cru:ourage the development and rcv!lallz.atlon of economic:nlly viable commcrci11l land 
IISCS along Hamner Avenue. 

G�: Provide a high levcJ of pubUc scrvi«s and facilities 10 all propenics wilhln the Projee1 
Ami. 

Goal: Develop a circ:ulation 1)'$1Cm which facilitates efficient and safe vehicular, equestrian, 
and pedcsuian lrlffic, alonJ with lhc cnhancaneut of the community design character. 

Goal: Create • communlry design image for the Projeet Area Iha, expresses and enhances lhe 
unique ch.Drac:lcr and identiiy of Norco. 

Goal: To Improve the relallonshlp of differing land uses through physical and functional 
separation. 

The Gateway Specific Plan Project Arca (Exhibit l) is located within the southern mQSt por1lon 
of the City of Norco and locorporatcs tt.rritory CISI ■od west of Hamner Ave.nue; the Projea Arca 
llc.s dlzeClly west of the new I-IS. Exhibit 2 shows the location of lbe City in iis regional 
COlllellt, 

Existing land ui;e.s within the Projecr ArCJI include residential, commercial, industrial, pa.rt:, 
pasturchgricuhurul, quasi-public and vacant land. Land uses arljacent 10 the Project Alu 
generally include re.sldenthil, commercial, Industrial and vacant land. 

1.2 PlAN AUTIIORITY, DIREcnON AND SCDPE 

The Caltfomla Government Code authorius cities 10 adopt specific: plans by resolution u policy 
or by ordlnaoce as regulation. Hearings are required by both Planntng CommiMion and Ciry 
Councll, a!lcr which the Specific Plan must be atlopted by the Q1y Council to bec.ome operative.. 
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The adoption of the Gateway Specific Plan u I regulatory pl111 wiU establish It IS the wrung 
ordluancc for the property within ils boundary. Proposed development plan& or 1greemco11, 
1en11tlvc lnict or pan:el maps and any Olbcr development proposals and approvals must be 
conslsu::nt with the Ga1C"W1y Spedflc PIID- Projccu consiste111 witb the Gateway Specific Plan 
will be deemed conlimnt wlth tb:c Noren Gcnttal Plm. 

The regulatillllli comained bcn:m wit apply to the boundaries deKribed i11 Appendix A to this 
plan. 

Development of the Gateway Specific Plan was guided by lbc m majoc cltm.cntJ lill'Cd below: 

o Relationship tO the Non:o General Plan (&ee Section 6.0 for I IUlDJtW')' of 
Gcnctal Plan COl15istcn.cy); 

o Direction provided by the Oty Councll,'Communiry RedeVelopment Agmcy and 
Planning Commission; 

0 1-15 Corridor Scudy; 

0 Staff particlpatlon; 

0 Public panJc.lpatlon; llnd 

0 Ex.iaq condltlona. 

.Each af tbe5e factoo Is dhoctmed on tb.e following paacs in order to clearly W.ustriJ� the 
metbodology {or the Plan. ltJ policies and 111 regul1Uom. 

Non:o G91ml Plan 

A specific plan may 001 be •dopwt or amended unlc■s the proposed plan or 111I1Clldmcn1 Is 
cumstcnt wflb the city's gc:nenl plan. Furtbcnnorc, • apcqlfic plan m1111 evolve lO conform to 
pmiDeat dwlges ID the gcnttal plan. A=ord1ns co lleC1lon 65359 of the California Public 
Raoun:cs c.odc, • Ally specific plan._of the city or COUDI)' 1h11 is appUc:ablc lO the same areas 
or- mntc:rs ■fftctt.11 by I gmcnJ plan mimdmcn1 &hlU be reviewed and amended as necessary 
to make thr cpccffi,c._plln consistent with t.be acnaaJ plm. • A spcclflc plan's stalmlcnt of illl 
rdatiomblp ID tbt Sc:ncral plan ii ant melllS af dcmoomadng coosistellCy. 

The 1987 General Plan Ouldcllna tell fon.b lbe followmg gcncnl ra.Je for determining 
c:onsl11cncy: • An ac:tlon, PfOIITllll, Of project � awislen• witb Im gcnenl plan if, considering 
111 lt.s aspect,, it wfU further the objccti'VCS 111d policies of the gmaal pbm and not obsiruCI their 
attalli.mcnL • 

• 
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lf a $pecifiC plan is primarily a planmng policy document. Its provisions should be refinemcnu 
ot or derived from the general plan 'i; goals, objectives, policies, aod plan proposals (I.e., the 
general plan's s111cmcn1 of developmc:nl policies). A po.llcy • oriented i;pecific plan conforms 
10 lbe gcoeral plan if a deci sion making body can reach lhc same conclusions using either plan. 
lf tbc city or county 11$C1i the general plan alone, however, its staff may have to make detailed 
site investlgatlons as s prcrequiliile to a decision. 

I! a specific plan is_ re.guloiory In Jlll.lUtt,. the pl.an's rcgulaJlons mus, likew»:ie ,prou,nte. the genera.I 
plao '1 statemtnl of development po.lick$. In particular, lhc regulations mll8t be enactmcnlS 
ruultlog from and complying wlth the dlrccdvcs of lhc generaJ plan's policies, plan proposals, 
or aetioo programs. 

Policy-oriented and regulatory specific plans differ In lheit approaches IO implementing a general 
plan. Polley plans propose Implementation measures while regulatory plan, lmDOJI!! them. The 
most import.ant poin1 litre Is that a speclfic plan's provis:iom result directly from and conform 
10 the general plan's policies and proposals. 

Spe.cifu: Plan Diagram Con.�cy 

By law every specifu: plan nnw lave .a diagram or dl11.grams Each diagram m11$1 be conslslent 
with the general plan. Naturally, th.ere i5 a question as to how closely a specific: plan's diagram 
shouJd match a general plan's. The consisll:llll)' question is especially pertinent to a specific plan 
lh81 bas multiple development phases. lntermlJ!gly, a mul1lpbased specific plan might mce1 Ibo 
consistency requirement even though )11 illus1rations of initial development phases do 001 mau:b 
lbe gcnual plan.'s long-term land use diagram. 

For example, the general plan might call for the conversion of f.armlnnd to Ie&identia.l .uses w.bcn 
contiguous parcels arc urbanued. Although the general plan's land 11&e diagram would deslgnale 
the atu for resld_ences. lhe initial phases of the specific plan would map lbc: area for continued 
.agriculrunl use. The specific plao • s latte, phases, however, would mow rc:sidenllal uses. The 
specific pllll would be consimn1 with the general plan on both a short- and long-term basis. 

The timing of development iJ obviously an imponant specific plan l$sue. To avoid dlagram 
coosl:sten.cy questions, lhe geoci:&J plan's polilllc:s should provide cle.at guidance for the pae2 of 
future deveJopmCDl, pcmaps by phasing plan proposals iD five-year lnacmcll1S. Altematlvcly, 
a ge.nei.l pl.an might set forth conditions 10 be mei before an area would be ready fot partiatlu 
types of uses. 

There remains, l>Dwevcr, a question as 10 the degree 10 which a. sped.fie plan'• land u.&e 
designations mull! dupl icate those of a gc:neml plan when tbc diagrams or both plan!i address I.he. 
same developmcnl phase. There l s  no apllc:it sllltutory answer. Nevcrthclea, lhc basic 
cbaractetis1lcs of  the rwo plan types offer some clues. 
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A 1pcclflc plan lipCClfieJ In dtLIII the dl11trlbu1ion, locatlon. and QICnl of lund uses. In doing 10 
h !likes into accooni the ind1vldu1I !entures of■ site on ■ parcel-by-parcel basis. By contrD.SI, • 
general plan's IJnd VJC elcmau diagram need 001 be parcel-specific. Rather, II rcJlccts 
jurisdiction-wide plao.oing pollcll:$. II functions more as an Illustration of appraprl111c land IISC 
n:J11i011Ships than u ■ precise m■p locating pcnnltted octlvhia. Th.e boundaries o! • specific 
plao'& laJJd use dcsign■lhnu oud not precisely mau::h tbc gtt1enlized bound■rief dcllncaied on 
I geneml plan diaar■m, 

A spcclf}c plu dl■gnim, bowevu, ibould rcfltc:1 ■ l'CISClncd ■pproximolioo or• general plan's 
land use duipatloos. Funbennore, ,� iptd.6c plan's land use rch11ionshlp mould n01 vary 
&om lhmc propo&e:d by■ gC11C11I plan. tf the lana sbaws only multiple !amlly, nelgbbothood 
commad.ll. ■nd open spKC uses 1dJacc111 lO a arnglc-&unlly residential area, so should the 
spcclflc pl■n. lndUSUial mca ID 1h11 ami would be in- conslslen1 with lbe general plan. 

ln other words, I apecific plaJJ'• diaanm does DOI supersede . amcr■I plan. Rather, h adds 
c:1eun IO .  general plan'• staw:mcm of dc:vclopmUII poll<:lu. 

1be G1teW11y Specific plan la coosl.Sltlll with the City of' N°'co Ocnual Plan. u amended. 

Qty Coundl/Rcdeyelggment Agency imd Pl•nnlnJ Cqmm�'lfian Direction 

The Ciy of Norco Clly CounciJ/Q>mmunliy �lopmtlll Agcru:y md Planning O,rnmi&dl!O 
have Biven the followin11 dln:cdoo affecting tbi& Plan: 

l) Do DOI prom� comrncrclal/indU$tlial development cut of tbe 1-15; 

2) No multi-family boullna; 

3) The Projca fuU Jbould be uu.led as lhe economic nucleus of Non:o; md 

4) Disloc.t� u few rwdc:ulial properties u poalble while pursuing the «onornic 
dcvcloprnal1 potentW of the Project Area. 

1-1.s Omidor Srudy 

The pri1Ill11')' objective of lhi■ study wu to provide lbe fmnewod: to assist 01y offlcilli5 in 
guiding tbe I0ll84tffll uoaomlc. Wld UK md inffimucwrtJ deve!OJttiiciil ilri� for the entltc 
l - 15 Corridor Study Area; the- Gau:way Specific Plan Projta Area � localed at 

lhe ioutbcm crul oflhc 1-15 Corridor Study Area. The 1-LS Corridor Srudy should be rdemiced 
for dcJallcd lnfonnation rclalcd to the composite I-LS Corridor Study Area. 
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Staff Participation 

Generally, Ci1y sw1 provided i«hnicaJI as.tislll!Jce and =isttd I.be Project Team in galhcrlng 
d.aia, auending 01y Couocil/Redcvclopment ,¼ency and Plmning Commi-'lsion meelings, and 
public wmtsbops. 

Public Paniciatlon 

Public worksbnps ·-are:K held oo the following days: 

Thursday, September 7, 1989 
Tuesday. Septrmbcr 12. 1989 
'J'Jumdt y. Scpce.mbcr 14. 1989 

Al tbe:sc mutings •sturiog Commluces" WCl'l! fnnned 10 wen with the Projed Team ror Ille 
duration of tbe Projea. Steering cnmmhtoe 1ree1logs .arcre held an tbe foll.owiug d.ayt: 

Mooday, Ocsobcr 9. 1989 
Thursday, October 12, 1989 
Monday, October 30. 1989 
Thursday, Navcmber 2. 1989 
Tuesday, November 28, 1989 
Monday, December 11, 1989 

11 wu clear lbat lbe people who anendcd the fil'll lhrce public worbbops on the Spcc:!6c: Plan 
we1e coo/used u to lhc uu.d for , specific plan. M01i property owncn and mcn:ha.au In. 
atrendance did tdmit IO c:irculaticm and �rldn& problems u well u a amcnJ dh!c:nntcotmt.n1 
with cuncnt zonlna restrictions, which, In !aci they (ch bad saved IO lowc. piopc:,1)' v1luQ and 
cnaie an artificia.lly slQW markd CQDditloa. The pubUc swcd l.b11 lhcy wantied the Projea Team 
ID lcolt closely at land U5eS wbk:h would have I beneficial dfect ou ptupaty values. Gmcrally, 
th01C in 1ucndaru;c: acknowledged the polCll1iaJ 1crcnglb of the Project Alea IO provide tbe Cty 
wlfb additional sales and property Ill rc:ftllllCS, and lbcmscJvcs economic: phi, beaiUIC of (he 
Project An:■'1 loatlon nm to lbc oewly � 1-15. 

The Gateway Specific Plan Projcd Tca.m bu lnc:orpcn\Cd, to the bes! a( hs ablUI)', lbc 
recommendations of all partlclpating affecttd propeny IJJd buslom owners. 
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1.3 BACKGROUND 

With lbc recent completion of the 1-1.5 Frc�y, the Oty is now facing a challenge to ensure tbiu 
inCY�llble future development will be complimentary 10 Nnrco. Because cf this situation, the 
Qty bu commiucd haclf IO the development of lhe Gatewny Spcclflc: f>Jnn. The Piao will 
optimize the long-ierm benefits for reslden15, llll(t ud busln�� owners. the Oty of Noroo and 
the oammuniry 11 luge by formuladng • market supportable devclopmmt s:cnncgy, c.ncouraging 
compatlblc. land UKS and generating property Ind ula tu monies to '11ppon Oty services sucb 
u Police and Fire Protection, 1t11II llnprovemcn1.1, eic., and iax lncrcmcn1 funds 10 be used _for 
_lnfra.suue1ure and r,011dwty improvemcn1 proJCCII, small busill= imlstance progBIIIS, mark:cdog 
suateglca, etc. 

As a bub fm preparing tbc Plan, • m.un'bcr of problem condhlOllS, within the Project Ate.II wue 
idmltiiflcd by the Project Team and verified with Oty official&, property and businus o\1olDC1'5.. 
Generally, lhese problem 1ta1cments address: I) the overall decline in lhc quality and market 
potenUal of the Project Aru, 2) the undc:rutilbatioo of many parcels, 3) the large number of 
dc:tcrionning stru.ctllTC$ ind pnrcels. 4) the: bcl of ad�ualc circulstion syncm, S) the large 
number of S11Ull and dlugaregiited parcels, 6) Oood control and drainage problems., 7) iDlldequatc 
u1ilitlca lofra.,1n1eture, and 8) general uncertainly 1bou1 land use pollcle£, development mndmls 
and development diccctioo for the l'rojeat Arca. The Gateway Specific Plan addresses � 
conccms and others and p,ovidea • mcana 10 correct idcnufied defici�aJes while aploitlng 
Projec:t Arca oppo11unll111S. 

r) 1.-4 PURPOSE 

The Gateway Spc.cific Plan, when atloptcd by Oty Ordinance, acrvu both I policy Cuncliao and 
regulutory function. Lt will be the dcvlec fat lmp.lcmcntloa the loog-tcrm goals and objcaivc:s 
of the Oty af Norco Oencnl Plan within the Project Area. The Pila wlll alto ccruain all 
applicable land use regulaJions and will lib111 conalltutc the z.oning (or the Gatewsy Specific Plan 
Projc:a Area. 

1.5 ORGANIZATION OF mE Pl.AN 

Gcocnlly, the moll important 5CC1.ion of lhla Plan Is Sedloo 4.0, Dcvdopmcm Rcplatlons. It 
contaios the rules by wb.icli t:ertalo uses ,wlD be pcnn1tted or problblted, devclopmml 1W1d1rd.s 
which specify bow struaun::s must be located on bundiq sh� and praenas dC$1jD guidelines 
�bicb define, fu. pwpases of !his Plan, what •quanry• muns u ii Is uJcd In various policies 
giiicf'111& the Piao. 

The lcpl foundation and cootat for lhe Plan Is found In Sectioo J.Z. Plan Authority, Dircdlon 
and�. 

SecriOD 2.0, the Specific Development !Pim. provides an overview of the- Primuy Conccpia 
coosdllltlng Ille PlaD and sets the policy dln:ctloo for the deulllcd rcgulatiom fOWld In Scctloo 
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4.0. An impo.rwu fcatnre_ of Ibis section is the summary of key policy direction and rationale 
of the Pia.a. These ponions en11blc the reader to quiclcly grasp lhe essential Ideas which moke 
the Plan unique a.od respo.nsi.vc to the issues wilhm the Gateway Specific Plan Projec1 Ares. Tliis 
&cCtion of the Plan also provides the analysis of cxi'lliog Projcct Area condillo11$, e.g., 
demograpbk., land use, economics, in:frastrocture and circulation. 

Sectloo 3 .. 0, General Design Guidelines and Development Standards, outlines design guidelines 
a.nd development sandards that will govern future di:ve.lopmeot wilhln the Project Arca. These 
general guidelincs will govern architecture, landscape arcbitccturt. strcet$Cllpc design, site 
planning, riding lnills, Bild signage rcquircmcms; speclflc dcvc.lopmen1 proj� will IQIC these 
general guidelines as a starting paiJJI to genenne more detail� design concepts. 

The Plan lmplementatloo section, Section 5.0, identifies the SI� necessary to monitor progress 
Jn carrying out the Plan as well as actions which will facilitate implementation such as cc:onomic 
development strategics, lofrasttuctore development and improvement funding mechanisms, small 
business assi.stance programs and maintenance distrfcls. 

Scctlon 6.0, General Piao Coos.istency. describe$ the gollls of cacb elcme1J1 of the Norco General 
Plan and how the Gateway Specific Plan lmplemeots those aoals. 

Section 7.0 consists of appendices pcnlocnl to development and lmplcmeniatlon of the 'Plan. 

1.6 CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) OOMPUANCE 

The Gall:Wly Specific J>la.o I.& accompanied by a complete 'Envlroomenlll Impact Repon as an 
integral componcni of the planning process. II has been prepared lo accordance wlth the mos1 
rcamtly adopted guidelines cstAblishcd by lh.c StAte of Olllfomla. 

As a Program EIR, this documenl will address issueg related to the ultimate devclopmmt of 1be 
Projcct based on the most definitive Project data available. At each of the subsequcu1 
discretionary levels of project r�cw, lhe program £IR will &e:rVc u !he master environmental 
document for the conceptual land use pwi bclog submitted as a pan of this Specific Plan. 

All subsequent approvals requested will be examined iD light of tile Program BlR to detcnninc 
whether addJdooal or mo:re-<ietalled envlronmmtal analysis is necessary based upon the 
following: 

o If it Is detennine.d that the Program HIR adequately addressed environmental impacts 
associated with !he proposed activity, no new envirotm1.ental docu.mentation would be 
required. 

0 If the proposed project could po1entially have a significant impact on the environment 
wblcb was not addressed In the Program EIR, but 1.he potential impact will be effectively 
mitigated, a Negative Declaration can be prepared. 
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0 In the case where specific issues associated wllh an activity were 001 odequutely 
addressed in the Program EIR, bul only minor additions or cbllnges ore nct:1:Ssary 10 
mnke the .EIR adequate, a supplement/nddendum to the El.R need coo1ain only the 
informo1ion necessary 10 make lhe PTogrom .EIR ade.qLlllle for the proposed project. 

o Funher environmental review at more specific levels of project irnplementntioo may 
rcv1111J addition.al milfgation measures which will be Incorporated rnto projce1 phases as 
they are implemented. 

These option.s are in accordance with 1he provisions of ll1e O!lifornla Environmental Quality Act 
Guidelines, Seetion 15162, and are encoucaged by the State, IO be u1Jlized io avoiding duplicntlve 
n:considetation of basic policy considerations. 

Technical Appendices art, lncfaded as Volume II o! I.he Ga�ay Specific Plan Program .EIR. 
The Appendices include 1ccbnicaJ data/analyses wiih rcgBJd to the following: 

I. 
2. 
3. 
4. 
s. 

6. 

7. 

8. 

Ovil Eoglnecriog 
T.uffie;Orcula1ioo 
Geology 
Acoustical Engineering 
Air Ouallry 
Economics 
Biological Resource& 
Archeeologlcal/His.torical Resources 

This document should be referenced to obtain detailed 1echnical delD/nnalyses pertinent to 
preparation and Implementation of lhe Gateway Specltlc Plan. 
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SPECIFIC DEVELOPMENT PLAN 

2.0 



2.0 SPEOFJC DEVELOPMENT PLAN 

2.1 INTRODUCTION 

The GateWay Specific Plan (the "Plan") contains the essential components and the policy 
diicctioo which serve as the foundation for development regulations and guidelines that will 
actually be used in reviewing and approving development projects proposed within the Projed 
Area. Generally, the Plan is intended 10, 1) promote an effective land use policy, 2) insure 
quality deve.lopment standards, 3) to facilitate growth within the Project Arca where market 
forces arc favorable and, 4) 10 phase implementation of Project Arca infrastructure and circulation 
system improvement projects and programs. 

The basis for the Plan lies in l )  the Norco General Plan; 2) the analysis undcnaken as pan of 
the Specific Plan development process and 1-15 Corridor Study; 3) direction provided by City 
staff, City Council, Planning Commission and other City officials; and 4) direction provided by 
affected propcny owners, business owners and citizens. 

In order for the Project Arca to function al its best, a partne.rship between the 
City/Redevelopment Agency; property owners, business owners and tenants will be essential. 
The Plan is intended to be the foundation for that pannership. 

City Coun\:il adoption of the policies, land use regulation.,;, site development standards and design 
guidelines demonstrates the City's commitment to the Plan to property owners, business owners 
and rcnants within the Project Area, and 10 the citizens of Norco lo general. 

2.2 SUMMARY OF SPEOFJC PLAN POLICY DIRECI1ON 

The foflowiog summary expresses the overall policy direction for which the remaining Plan 
components are supporting details. 

A. 

B. 

C 

Decisions about participation in redevelopment programs and/or projects or about 
development of new uses on privately held propcny within the Project Arca, shall rest 
with the individual property owner. 

F"mal decisions concerning development standards to be maintained or csiablisbed within 
the Project Area shall rest with the City and shall be as prescribed in the Plan as it may 
be amended from time to time. 

The City of Norco and the City of Norco Community Redevelopment Agency shall give 
the first right of par1icipa1io.n to owners/tenants currently within the Project Arca. 
Funhcr rights of participation shall be in accordance with the Redevelopment Plan for 
Project Arca 1, as amended from time to time. 
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D. Interpretation of what constitutes "quality" development within the Project Area shall be 
a cooperative decision between the developer and the City/Redevelopment Agency. 
Quality, as rdcrenced throughout the Plan, is a consideration of the following factors: 

1. Propeny which is developed in uses permitted by the Plan; 

2. Development which conforms to the site development standards in the Pion, 
panicuJarly with respect to building height, bulk and floor area, setbacks, etc.; 
and 

3. Projects which generally respond to the design guidelines in the Plan, whether 
they were established before or after Plan adoption. 

E. The following primary land use Districts within the Project Area have been established: 
1) Commercial, 2) Office Park, and 3) Industrial. Secopdary residential and church 
related uses, as identified on the land use map, will remain as legal uses within the 
Project Area. Additional restrictions related to existing land uses are contained in 
Section 4.0 of this Plan. 

F. This Plan provides guidance for development as jt could occur within an approximate 
15 year time period, or by the year 2005. 

G. New development will not be allowed unless an appropriate expansion/upgrading of 
service infrastructure accompanies such development 

H. Effective planni11g for the Project Aru must consider and respond to 
opponuoities/constraiots caused by the newly completed 1-15. 

2.3 GOAI..5, OBJECTIVES & POLIOES 

Tue purpose of this section is to articulate goals, Objectives, and Policies for the Gateway 
Specific Plan and to build the foundation for subsequent sections of the Plan. 

2.3.1 Definitions 

A. GOALS are broad statements that define the community's hope for the future. Goals 
are general in nature and do 001 prescribe "when" and "how•. 

B. OBJECTIVES are statements of intent that generally guide future decisions in specific 
topic areas. 

C. POLIQES are specific statements of intent designed 10 deal with particular topics in a 
prescribed manner. They define the approach to be taken to achieve Plan objectives, and 
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arc in themselves the first sicp in the development of a problem solution because they 
form the basis for standards and regulations. 

2.3.2 General Goal Statement 

The ultimate goal of the Plan is to create a Project Area that is attractive and of nigh quality with 
a uni.fying Project Area design theme reflective of community standards and identity, providing 
an economically viable setting for a balanced mixture of light industrial, commercial and 
office/professional U.'ICS, serviced by a safe and efficient circulation/transportation system, and to 
eliminate existing and prevent future service infrastructure deficiencies. All new uses must 
respect and accommodate existing uses that will remain both within and adjacent to the Project 
Area. 

In an cf:fon to further define and prioritizc this general goal statemenl, the fo!Jowing Project Area 
Design, Land Use, E.conomic, Circulation, Environme.ntal, and Infrastructure goals and objectives 
have been developed. 

2.3.3 Project Area Design 

GOAL: To create a Project Arca design theme within the Project Area that expresses the unique 
character and identity of Norco. 

Objectives 

1. 

2 

3. 

4. 

5. 

The architectural theme within the Project Area should be rdlecJive of the City's 
adopted philosophy, •ary living in a rural atmosphere". To this end, the Plan should 
incorporate archit.ectural design guidelines that will cnsurc the development of a quality 
western/southwestern/early Californian design character within the Project Area. 

Provide a system of vehicular gateway nodes which announce a.nd identify entries into 
Norco and major land use diSlricu and which help to achieve an overall positive identify 
for the area. 

Promote compatible building elevations and construction materials. 

Promote contemporary landscape trcatmenL� throughout the Project Area. Plantings 
should be primarily those that arc low maintenance and drought tolerant. 

Provide for the elimination of visually objectionable views such as outdoor storage, 
poorly maintained vacant pa.reels, underutiliud properties and loading areas through the 
use of design guidelines. 
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6. Provide attractive and functional buffers for sensitive adjacent land uses. The buffers 
might include a combination of walls, plantings, earth bearms, trees and varying setback 
depths. 

Policies 

1. Develop consistent s1reetscape and architectural palettes which are conducive to creating 
a gateway statement for Hamner Avenue and other parts of the Projed Area. It is not 
the intent of tbis thematic overview to discourage innovative or contemporary 
architectural expressions, or to imitate the architecture of the past, but to promote the 
harmonious coexistence of architectural styles witb an emphasis placed upon the 
westcrn/southwestcm/ea.rly Californian theme. 

2. Require compliance with the Project Area design guidelines in plans prepared for new 
development, expansion or redevelopment, and make Project Area design standards a 
major consideration in the site plan review and approval process. 

3. Utilize landscape materials within the Corridor which are drought tolerant, clean, safe 
and relatively low maintenance. Formal forms and configurations should be utilized at 
activity center node$, such as major intersections, while less formal, natural planting 
patterns should be utilized throughout other parts of the Project Arca such as in street 
medians and landscape setbacks. 

4. 

s. 

6. 

7. 

8. 

Develop an incentive program which rewards private sector devel()pment for providing 
certain "extra• design amenities within their developments. Of pa11icular interest are 
solar-control devices such as building overhangs, awnings and extra tree planlin� in 
parking lot areas. Consideration should be given to special paving materials used in 
place of asplwt in vehicular areas, such as systems that allow water pen:olatioo. 

Develop land use/site planning COllCCpts that allow for adequate setbaci:s and land use 
buffering techniques to mitigate land use conflicts. 

Provide a streetscape design for Hamner Avenue and other major roadways to include 
entry identification signage into the Qty, street tree programs, median landscape design 
concepts, landscape and bardscape standards, etc. 

Consider economic incentives for owners who wish to architecturally rehabltltate, 
refurbish or upgrade design elements on existing properties. 

Designate special landscape features at major intersection locations designed to promote 
a distinctive thematic character for these nodes. Changes in paving materials, plant 
materials, lighting, signing and siting of adjacent structures should occur at major 
intersections to enhance their distinctiveness and identity. 
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9. Designate new land uses that are sensitive to existing land use d esignations. Design 
appropriate buffers to mitigate potential conflicts caused by possible land use 
incompatibili.ty. 

2.3.4 Land Usc/FJSC11J 

GOAL: Develop a specific plan whlcb is sensitive to Project Area land use and fiscal needs. 

Objectives 

1. Maximize the economic potential of new and existing Project Arca commercial and 
industrial activities, capturing local and subregional d emand. The Norco Auto Mall is 
a particularly imponaot area of economic potential. 

2. Promote distinctive commercial activities which are complimentary to the characteristics 
and Identity of the City as a whole. 

3. Encourage or facilitate the assembly of smaller, fragmented lots into integrated, 
comprehensive development sites to optimize land use efficiency. 

4. Segregate shopping-oriented retail commerc.ial use and professional/offic e  parks from 
i.ndustrial developments in order to provide a suitable environment for optimum growth 
of all segments of the business community. 

S. Promote and cncourll8e the use of private resources for commercial reinvestment in 
existing commercial developments. 

6. Promote and encourage commercial activities that provide employment opportunities for 
all age and income groups. 

7. Promote commercial activities that provide recreation and lei.sure opportunities to all age 
and income groups. 

8. Require master planning at k.ey sites/locations to assure comprehensive, integrated and 
compatible development consistent with this Plan. 

9. Promote the upgrading of underutilized land functioning at less than market potential 
through incentives for rehabilitation and elimination of non-conformities. 

10. Employ a land-use development concept that will effectively reduce the number of 
vacant propenics, while eliminating mixed land uses of an incompatible  nature. 
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Policies 

Employ design standards to improve land use compatibility where changes in land use 
are impraetical. 

1. Promote intensive commercial uses along roadways that have high visibility and good 
acce� panicularly along Hamner Avenue and adjacent to 1-15 on/off ramps. 

2. Prepare Developmenr Regulatioos and Guidelines which regulate, simplify and facilitate 
the development review process. 

3. Establish regulations and standards for mixed use developments which assure proper 
land use mixture, minimum lot size, access restrictions, buffering techniques., and master 
planning. 

4. Establish an incentive program for lot consolidation of small, shallow parcels in the 
Project Area pursuant to Section 5.1.3 of this Plan, as a way to encourage development 
of larger, massed projects., as opposed to a linear strip commercial configuration. 

5. Allow legal nonconforming uses to continue as pursuant to Section 4.5, to allow more 
flexibility in the continued use of property. 

6. Encourage the formation of new redevelopment programs and incentives to assist retail 
and service businesses with property improvements. 

7. Develop a light industria.l land use nucleus centering .around the e,r:isting Norco Ranch 
Facility. 

8. Promote clustering of multiple, medium sized structures on large parcels rather than 
single, massive suudures. 

9. Allow maximum site development through liberal site development standards in return 
for well planned site plans which respond to established design guidelines. 

10. Apply design guidelines to mitigate conflicts between uses where a change in land use 
is not practical. 

11. Prepare a relocation Plan that will address the conditions of property owner relocation 
as needed on a case-by-case basis. 

2.3.5 Circulation 
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GOAL: Develop a circulation system which fac.ilitatcs dficient and safe vehicular, equcslrian and 
pedestrian traffic and enhances the Project Area's design character along Hamner Avenue and 
other major roadways within the Project Area. 

Objectives 

1. Limit vehicular access points on Hamner Avenue. 

2. Provide for, and phase necessary street improvements to maximize efficiency of the 
circulation system within the Project Area, and integrate the planned Yuma Drive/1-15 
on/off ramp system. 

3. Minimize vehicular through traffic on adjacent residential streets, such as Pacific 
Avenue. 

4. Provide safe sidewalks and equestrian trails where there is a purpose for pedestrian and 
equestrian access. 

Policies 

2. 

3. 

4. 

5. 

Reduce lnter-5ite vehicular trips within the Project Arca commercial areas by requiring 
private developments to secure Redprocal Access Agreements prior to development 
when feasible. 

Allow sbAred parking and points of access to facilitate efficient �eel usage and to 
minimize traffic support facilities such as driveways (particularly those that affect lraffic 
flow on major streets such as Hamner Avenue). parking spaces, etc. 

Discourage new commercial, industrial and office park developments from taking access 
from local residential streets, by developing internal circulation systems which direct 
traffic away from surrounding residential neighborhoods. 

Promote the installation of raised landscaped medians with.in Hamner Avenue, First 
Street, Second Street, a.od Mountain Avenue to insure efficient, safe and aesthetically 
pleasing traffic operations along these roadways and to provide a visual connection to 
Lincoln StrceL 

Promote the vacating of Cota Street, Mountain Avenue (south of First Street1 portions 
of Valley View Ave.Due and the most easterly segment of First Street, in order to reduce 
access to Hamner Aveauc and to allow for maximum land utilization and contiguous 
development south of First StrceL 
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6. Promote the extension and new alignment of Mountain Avenue (south of First Street) 
Yuma Drive (west of Hamner Avenue) and the construction of additional roadways as 
shown in the Grculation Plan to promote access to future and existing land uses. 

7. Promote the widening of Parkridge Avenue. First Street, the existing portion of 
Mountain Avenue, and Second Street between Hamner Avenue and the new connector 
street to be located west of the Norco Ranch Processing facility to facilitate increased 
levels of vehicular uaffic. 

Investigate the lowering of Hamner Avenue at First Street to provide a safer intersection 
at that location and to faciliiate deve.lopmeot of adjacent properties. 

9. Promote ioterscction improvements at the following locations: 1) Hamner Avenue and 
Yuma Drive (proposed); 2) Parkridge Avenue and Yuma Drive (proposed); 3) Hamner 
Avenue and First Street; 4) Mountain Avenue and First Street; 5) Parkridge Avenue, 
First Street, Pacific Avenue and Uncoln Street; 6) Mountain Avenue and proposed 
connector street; and 7) Cota Street and Parlcridge Avenue. 

10. Promote the construction of pedestrian sidewalk facilities where appropriate within the 
Project Area to facilitate pedestrian activities. Promote the construction of riding trails 
along Pacific Avenue, First and Second Streets. Provide incentives to private 
development to incorporate such amenities into their development proposals. 

2.3.6 Eaviroomeotal . 
GOAL: Maintain the highest possible quality of enviro.nmeot within the Project Area by 
balancing the impacts of development with environmental sensitivity. 

Objectives 

1. Promote the involvement of landscape architects in future development to ensure 
environmental compatlbllity of all projects. For example, to reduce the impacts of 
flooding llld lo increue water percolation, ioaease the amount of pervlous surfaces lo 
parking Jots, e.g., use of turf block; increase the number of landscaped areas, especially 
those incorporating trees. 

2. Promote pedestrian and equestrian modes of transportation as a means of improving 
rcgjonal air quality. 

3. Establish guidelines which preserve significant environmental features, such as mature 
trees.. 

4. Promote land use compatibility and measures to mitigate noise and visual impacts. 
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Policies 

I. Limit development within the 100 year flood areas as shown on the latest City FlRM 
maps (or as may be amended) or provide flood protection measures e.g., improved flood 
control channel facilities, in accordance with City and Riverside County Flood Control. 
and Water Conservation District requirements. 

2. Based on projected traffic volumes and land uses, map future noise contours, and 
establish land use restrictio.ns and/or noise attenuation conditions for areas within noise 
impacted areas. 

3. Through the projed approval process and the imposition of conditions or mitigation 
measures, pursuant to CEQA. ensure that all development within the Specific Plan area 
will not result in a decrease in environmental quality, and will wherever possible create 
a higher quality environmenL 

4. Encourage that developments within the Project Area impacted by noise provide 
sufficient noise attentuation levels to maintain exterior and interior CNEL noise levels 
at acceptable levels. 

S. All site planning alternatives shall be reviewed and approved by a licensed landscape 
architect to ensure utmost environmental compatibility and to determine whether or not 
a more environmentally sensitive design alternative might be appropriate. 

2.3. 7 Infrastructure 

GOAL: Provide a high level of public services and service facilities to all residents, businesses 
and industrial uses within the Project Arca. 

Objectivea 

1. Phase future development to correspond with the construction of adequate utility 
Infrastructure. 

2. Provide solutions to remedy deficiencies affecting the following: 1) drainage/flood 
control, 2) poor visibility at the intersection of Hamner Ave. and First Street, and 3) 
water and sewer service infrastructure. 

3. Utilize the re.'IOurces of the Redevelopment Agency to assist in the funding of necessary 
public infrastructure improvement projects and 10 facilitate the timely development of 
economically beneficial land uses. 
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Policies 

1. Insure tbat all necessary public services and utilities are or will be available prior 10 

completion of new development projects and prior to, or concurrently with the issuing 
of building permits. 

2. Develop an implementation program for the improvement, phasing and financing of 
infrastructure within the Project Arca. 

3. Monitor utilization of public infrastructure systems and program improvements to ensure 
capacity for future planned development. 

4. Encourage the formation of new redevelopment programs and incentives to assist 
funding of necessary public infrastructure. 

2.4 EXISTING CONDmONS 

2.4.1 General 

The analysis of existing co.nditioos within the Project Arca is the result of input from numerous 
sources. General findin� arc as follows: 

A As previously disclosed in Sec1ion 1.2, an economic 5tudy prepared for Interstate 
15 Oirridor Study (see Appendix B of the 1-1S Oirridor Study) revealed a 
significant sales leakage from the Oty of Norco into the Qty of Oirona and 
other communities. That study also revealed strong market demand and an 
acceptable rate of absorption, over a 15 year period and beyond, for the land 
uses proposed within the Project Arca .. Land use distribution rates were guided 
to a significant degree by Ibis economic analysis. 

B. Approximately 25% of the gross acreage within the Project Arca is undeveloped. 
An additional 47 parcels ere underutilized or in a deteriorated state. These areas 
represent areas of immediate development opportunity. 

C. For the purposes of discerning development opportunities and constraints, as well 
as to create a Project Area database, the Project Team studied ownership 
pat.terns, building conditions, lot consotidotion opportunities, existing zoning and 
general plan designations. ExhJbit 3 shows existing ownership patterns within 
the Project Area. O:,nclu.�Jons drawn from parcel ownership patterns included: 

l. As shown In Exhibit 3, the Norco Ranch owns a large amount of land 
within the Project Area. The Norco Ranch ownership generally includes 
the area between Pacific Avenue, Mountain Avenue, and First and Second 
Streets. This ownership also extends ca.st of Mountain Avenue and south 
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of First Street. Total acres owned by the Norco Ranch within the 41 
parcels is approximately 87; this is approximately 30% of the total Project 
Arca excluding public right-of-ways. Norco Farms is currently in the 
process of negotiating for additional parcels in close proximity to its 
existing holdings. 

2. The second largest land holding occurs between Hamner Avenue and lhe 
unimproved portion of Mountain Avenue; this ownership totaJs 
approximately 9.84 acres. 

3. The third largest land holding is located on the southwest side of 
Park:ridge Avenue. This ownership consists of two large parcels totaling 
8.62 acres. 

4. Within the Project Area there arc 113 property owners in possession of 
165 parcels totaling approx.imately 27249 acres. 

D. Exhibit 4 shows existing zoning; Exhibit 5 shows existing General Plan land use 
designations. 

1. The analysis of existing zoo.ing and general plan land use designations 
'has shown that numerous parcels' are inconsistent with respect to existing 
zoning and existing General Plan La.ad Use designations. 

2 Review of these maps also indicates that all properties adjacent to 
Hamner Avenue are designated for industrial development which is not 
the highest and best use for properties along Hamner Avenue. 
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E. A Soils/Geology Study was prepared 10 analyze existing soils and geologic 

conditions nod found that no adverse soi ls/geology constraints were present 
within the Project Arca. 

F. A Biology Study was prepared to analyze existing biological conditions and 
found thal no adverse biological constraints wert present within the Project Area. 
However, a small riparian area was identified west of Hamner Avenue and 
Yuma Drive. 

G. An Arcbeological Study wBB prepared to research the possibility of 
archaeological or historical constraints; no signlfiC8nt arcbaeolog.icaV historical 
constraints were found to be present within the Project Area. 

H. Civil engineering studies were prepared to analyze existing conditions; issues 
studied arc as follows: 

I. 

o drainage/flood control; 
o elcvatioo of Hamner Avenue; 
o Project Area topography; 
o adequacy of sewer and water service infrastructue 
o costing of the Plan's development 

A traffic/circulation study was completed. This study found that all Project Area 
inte,sectloos are presently operating at an acceptable level of service (LOS) of 
B or better. However, Plan related circulation improvements will not maintain 
an acceptable LOS. There will be a significant impact which cannot he 
completely mitigated to a level of insignificance. 

J. Analyses of existing acoustical and air quality conditions within lbe Project Arca 
were prepared. No significant development constraints were found within the 
Project Area. 

K. A substantial number of structures within the Project Area were observed to be 
in a declining state. Table 1 provides an analysis of Project Area structures by 
land use. 

24.2 Existing Land Use 

Existing land uses are shown on Exhibit 6. 
Existing land use acreages are shown on Table 2. 
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TABLE l 

EXISTING PROJECT AREA STRUCfURAL RATINGS 

Land U�e 

Residential 

Multi-Family 

Commercial 

Industrial 

Public 

Total 

Sou�: Urban Futures, Inc., 1990 

l 

10 

0 

1 

0 

0 

1l 
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Rating Category 

1 1 

73 8 

2 0 

37 4 

9 I 

1 0 

122 13 

.4 To1al 

92 

0 2 

1 43 

0 10 

0 I 

2 148 
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EXISITNG IAND USE MAP 

�END 
Land U� � 

D Rcsldcnllal/Sinak-Family 106.67 

0 Rcsidcnllal/Muhl-Fmlly .46 

a Commuciol 6S.S2 

1i1J lndus1rial 8.64 

D l'asturc/Agricuhure 4.76 

- Quiul Public (Cbun:h) R.69 

- V1can1 77.80 

D Public Ri&h1.S--0f-Way � 

TOTAL 317.35 
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TABLE 2 

EXISTING LAND USE AOIBAGES 

Land Use � 

Resideotla.1/Siogle-Family 106.67 

ResidentiaVMulti-Family .46 

Cmnmercial 65.52 

Industrial 8.64 

Pasture/Agriculture 4.76 

Q11Ul Public (Oiurch) 8.69 

VaQDI 77.80 

Public Rights-of-Way � 

TOTAL 317.35 

Source: Urban Futures, Inc., 1989 
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2.4.3 Existing Traffic/Orculation 

Arca Streets and Highways 

Regional access 10 the Project Arca is provided by the Riverside Freeway 
(State Route 91 ) and Intm.tate 15. Primary access 10 the Project Arca is from 
the Riverside Freeway interchange with North Main Street (Hamner Avenue) 
in the Oty of Corona and the Interstate 15/Sccond Street interchange located 
in Norco. Upon its completion the Yuma Drive/1-15 Interchange will provide 
direct 1-15 access into the Project Area. 

Hamner Avenue (State Route 31) is classified as a major highway in the Oty 
of Norco Circulation Element of the General Plan and provides two through 
lanes in each di.rection with a two way left turn lane median area. Hamner 
Avenue Is known as Main Street In the Oty of Coro.na. The roadway width 
varies from full improvements with curb and gutter to minimum width and 
unimproved highway edges. Hamner Avenue is signalized at the intersections 
of Parkridgc Avenue. Yuma Drive and Second S1ree1. Hamner Avenue is 
posted for a 40 MPH speed. 

First Street extends from its intersection at Pacific and terminates west of the 
1-15 Freeway providing two lanes with unimproved road edges. Fust Street 
is signed with STOP signs at Pacific, Mountain and Hamner Avenue. First 
Street is classified as a collector in the City's Circulation Element. 

Second Street is an east-west roadway, classified as a collector, extending 
from Parlaidgc Avenue on the weit 10 H!Uslde Avenue, east ofl-15. Second 
Street generally provides for one lane each direction except for multiple lanes 
from west of Hamner Avenue to the 1-15 north bound freeway ramps.. 
Four-way STOP controlled intersections exist at Pacific and Mountain 
Avenues, while multiple pbucd traffic signals control the Intersections at 
Hamner Avenue and the Second Streel/J-15 on/off ramp. 

Pacific Avenue is a north-south street, classified as a local extending from 
Parlcridgc Avenue to the U.S. Naval Reservation. Two lanes arc provided wilh 
unimproved roadway edges. 

Mountain Avenue is a north-south local roadway extending from F11St Street 
to lhc U.S. Naval Reservation. Mountain Avenue and First Street is controlled 
by a three-way stop. Mountain Avenue also exists south of Fl!St Street as a 
dirt roadway curving easterly and intersecting with Hamner Avenue. 

Parkridge Avenue is an existing two lane roadway having improved and 
unimproved roadside edges. Parlcridge Avenue extends from Kips Komer 
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Road in the southeasterly direction, into the newly developing area of 
northeast Corona and Intersecting with Yumn Drive. 

Table 3 presents the key area intersection existing AM/PM peak hour 
Intersection Capacity Utilization/Level of Service (]CU/LOS) summary within 
the Project Area. Existing intersection conditions are relatively good with a 
majority of intersections operating with an LOS of B or better. Exhibit 7 
shows the existing circulation system in the Project Area. 

2.4.4 Existing Infrastructure 

The Project Area ls being sc.rved by sewer mains ranging in slu from 8" to 
21•. Similarly, the existing watec main sizes vary from 6" to 12". There are 
a number of abandoned water mains on Mountain Avenue, Hamner Avenue 
and Second Street. Final line sizes will be determined at the time of final 
engineering to assure adequate fire flow for the proposed developments. 
Proposed development projects will not be npprovcd by the Oty without 
approval of an acceptable program/plan for providing sewer and water service 
infrastructure. 
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TABLE 3 

INTERSECilON CAPACTY UTIUZATION/LEVEL OF SERVICE 
EXISTING CX>NDmONS SUMMARY 

INTERSl;CJlONS 

Hamner Avenue 

@Park:ridge Avenue 
@Yuma Drive 
@2nd Street 

2nd Street 

@1-lS W/8 Ramps 
@J-15 FJB Ramps 

FOR PROJECT AREA KEY lNTERSECITONS 

AM PEAK HOUR 
ICU/WS 

0.45/A 
0.40/A 
0.53/A 

0.48/A 
0.47/A 

N/A • not available: in process of taking cxistina counts 

PM PEAK HOUR 
JCU/WS 

0.61/B 
0.49/A 
0.67/B 

0.44/A 
0.62/B 

Source: F'mal Traffic Impact Report; Norco Gateway Specific Plan, 1-15 Conidor 
Study, Norco, CA, April 1990. 
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2.5 OPPORTUNITIES AND CONSTRAINTS 

Of primary importance in the development of land use development strategies within the Project 
Area is the identification and location of existing and anticipated development opportunities and 
constraints. These opportunities and constraints may manifest themselves physically, 
economically or socially, becoming the foundation for future development of the Project Area. 
for Instance, a large land form composed of a very hard rock is a physical constraint, conversely, 
a large number of land parcels under single ownership in an existing urbanized area, assuming 
social and economic conditions arc acceptable, will generally be viewed as a physical and 
economic opportunity. 

The analysis of opportunities and constraints considers existing and anticipated physical, social 
and economic constraints and opportunities, both within the Project Area and the surrounding 
territory that will either affect, or be impacted by tbe Project Area's long term development. 

Methodology 

The finding of opportunities and constraints involved field analysis, research of existing current 
and biStorical data, discussions wilb Qty staff, contributing sub-consultants, and property and 
business owners. The opportunities and constraints are described below and shown graphically 
on Exhibit 8. 

1. 

2.5. J. Opportunities 

The Project Area's northern and southern points of entry from Hamner Avenue. and its 
western point of entry along First Street, provide indirect access into tbe Project Area 
from Orange County, the City of Riverside and olbcr sub-regional economic trade areas. 

2. Cu�nt plans for the Corona Ranch, the Northeast Corona Specific Plan and other 
planned developments within lbe City of Corona are expec:t.ed to add over 10,000 new 
residential units over the next five year period. 

The Northeast Corona Specific Plan is close to completion. The project encompasses 
1,457 acrc:.s; approximately 5,800 units have been built or are being builL The Bucy 
Corporation, through implementation of the Corona Ranch Specific Plan, Is developing 
an approximately 712 acre area into a 3,410 dwelling unit tract Grading commenced 
three years ago; construction is approximately 30% complete (this Project was previously 
known as the Woodlake project). 

Three housing projects arc currently being developed west of Hamner Avenue between 
Third and Fourth Streets in Norco. These include: Watt Development, J 46 units; 
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Lewis Homes, 100 units; and Woodcrest, 121 units. Families living in these homes will 
generate the need for additional commercial, retail and service oriented land uses, 
helping 10 support future development of the Project Area. Area housing developments 
will also generate short LeJDJ employment opponunities and a long term labor force. 
Exhibit 9 shows the locations of all development projects within the vicinity of the 
Project Area which are presently planned or under construction. Table 4 quantifies the 
development shown on Exhibit 9. Exhibit JO shows all major development projects 
within the 1-15 Corridor that are planned or hove been approved. 

3. There are approximately 88 acres of vacant land within the Project Arco; another 45 
acres Is made up of land parcels that are underutlli2ed, or improperly developed or have 
deteriorating structures situated on them. Exhibit I l shows these areas of development 
opportunity. 

4. Norco Ranch owns approximately 87 acres generally located at the western border of the 
Project Area. This ownership represents approximately 30% of the total land, excluding 
public rights-of-way, within the Project Area. The owners of thjs facility are actively 
participa1ing in the preparation of Ibis Specific Plan. 

5. 

6. 

7. 

8. 

The Norco Auto Mall is located immediately east of the Project Area, near the Second 
Street 1-15 on/off ramps. The auto mall provides a regionally significant primary trip 
destination into the Area. People coming to the City to purchase automobiles may 
require other goods and services; appropriate spin-off goods and services can be 
developed on adjacent properties. These mlght Include mechanic services, auto parts, 
tire dealerships, automotlve accessories, body and paint shops. 

U.S. Navy Weapons Fleet Analysis Center is located northwest of the Project Area and 
provides 800 full time jobs on-site and an additional 800 contract employee jobs off-site. 
Thi.s facility provides the opportunity for the development of additional retail, 
commercial and office space. 
Construction of a Riverslde Community College satellite campus is scheduled to begin 
in the immediate future. This facility will be located directly northwest of the Project 
Arca and will be accessed by an extension of Third Street. Current estimates call for 
a total of 12,000 students to be enrolled at the campus .. Students attending the campus 
will increase the demand for local services such as fast food, printing, entertainment, 
recreation, theatre, arts, sports, and other educational facilities. 

Construction of a Yuma Drive on/off ramp Is a short-term reality. Oty of Norco and 
Corona officials are presently working with Caltrans on the feasibility of this facllity. 
When the on/off ramp is constructed it will make the southern e.nd of the Project Area 
more easily accessible for commercial, retail, office and industrial development. This 
ramp will also facilitate access into new housing developments located in northeastern 
Corona along Yuma Drive. 
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Location 

1 
2 
3 
4 
s 
6 
7 
8 
9 
10 
11 
12 
13 
14 

15 
16 
17 
18 
19 

TOTAL 

TABLE 4 

PLANNED DEVELOPMENT 
WITHIN VlCINITY OF THE PROJECT AREA 

Land Use 

Riverside Oty College 
Residential • Townhomes 
Norco Auto Mall 
Single-Family Residential 
Single-Family Residential 
Mixed Use Commercial 
Single-Family Residential 
Mixed Density Residential 
Single-Family Residcotial 
Single-Family Residcntlal 
Apartments 
Corona Ranch 
Commercial 
Northeast Corona Specific Plan 

Commercial 
Single-Family Residential 

Industrial 
Industrial 
Industrial 
lndusttlal 
Jndustrial 

Residential 
Commen:ial 
Industrial 
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No. of Units 

12,000 students 
80 u.Dits 
85 acres 
16 units 
0 units 

66 acres 
184 units 
920 uoits 
100 units 
250 units 
88 units 

3,410 units 
40 acres 

138 acres 
6,100 units 

4.7 aau 
5.1 acres 
3.8 acru 
21 acres 
10 acres 

11,234 units 
244 acres 

44.6 acres 
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PROPOSED DEVELOPMENT WITHIN 1-1 5  CORRIDOR 
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� 9. There is one eltisting on/off ramp connecting the 1-15 to Hamner Avenue within the 
Project Area et Second Street. The ramp facilitates sub-regional access to local goods, 
services and commercial and industrial activities located within the Project Area. The 
ramps also provide the potential to establish goods and services to serve the travelen; 
using 1 - 15. 

0 

10. Existing residential neighborhoods both within and adjacent to the Conidor provide the 
purchasing power to support new development within the Corridor. Retail sales lcabge 
has been estimated to be as high as 40% in the Cty of Norco, evidence that a balanced 
mix of goods and services is not being provided within the City. 

2.5.2 Constraints 

1. The health and safety of the general public traveling along Project Area roadways, 
particularly Hamna Avenue is a concern of Oty officials. 

2. 

3. 

4. 

s. 

6. 

Cross traffic at intersections on First Strut and Pulaidge Avenue, as well as numerous 
minor streets, can be difficulL lntersection s.ignalization Is limited and v isibility 
approaching rll'St Street is poor because of the existing grade of Hamna Avenue. 

Inadequate iufrasuucture within the Project Area Is deterring developmcnL In particular, 
drainage and flood cootrol in the vicinity of Valley View Avenue, First Street and 
Mountain Avenue is inadequate. The Projeci engineer bas identified areas within the 
Project Area that laclr. adequate water and KWCI service. Lines need to be extended 
and/or capacities increased to accommodate future growth. 

Land Jocked parcels, mqldple ownership, and inadequate street access deter potcntiaJ 
dcvelopmcnl. This is a partlcular problem around Mountain and Parlcridge Avenues.. 
Many streets arc not wide enough, laclr. curbs, gutters and adequate craffic control 
devices. 

Isolated resident.isl parcels can malr.c parcel consolidation difficult for economically 
viable commercial/tndustrial development. 

Air and noise pollution impacts from Hamner Avenue and 1-15 pose limitations for 
residential development in the Project Area. 

Existing commerciaJ centers along Main Street just south of  the Norco City limits may 
binder demand for new commercial/retail development in the shon term. Market 
demand and absorption rates must be considered to lessen the possibility of 
oversaturation of like goods and services. 
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7. Traffic conditions along Hamner Avenue may worsen as growth of population and new 
development occurs. This may be panicularly critical if the Yuma Drivc/l-15 on/off 
ramp is DOI constructed and other strec1/circulation improvements are DOI made. 

8. Adjacent propcny owners have indicated that existing traffic conditions along Parmdgc 
Avenue and First Street are poor. These strccis arc too !WTOW and lack adequate traffic 
control facilities. The Partridge Avenue/Pacific Avenue/F'll'S1 Street/Lincoln Avenue 
intersection demonstrates panicular problems. Increased development within the Project 
Arca will negatively impact these roadways unless appropriate improvements are made. 

2.6 PROJECT AREA OF.SIGN CX)NCEPTS 

This component of the Specific Plan establishes parameters with which the design character for 
the entire project Area can be created. To do so, a number of design concepts have been 
developed. The Project Area Design Plan is primarily focused upon the cnation of aesthetic 
character within the parameters already established by the Oty of Norco. Its purpose is to funher 
promote a visual enviroomeot that evokes a distinctive and unifying image which is unique to 
Norco. lt is important to have • design statcmcot for the Gateway Project Area that orcbestr1tes 
and promotes a cohesive design concept design image for both the immediate Project Area and 
the larger J-15 C.Oaido1 Area. 

The Project Area Design C.Oncept Is comprised of a hierarchy of urban design components. The 
intent of the Project Arca design concept is 10 provide a broad-brushed overview of genera) 
design components which ultimately will lead to the dcvclopmcot of specific design guidelines. 

The overall Project Area design concept consists of tbe following componcnlS: 

o Activity Node, 

o Architectural concept 

o Landscape architectural concept 

o Orculation coDcept 

Activity Nodes 

l .  Vehicular Activity Nodes 

As shown io Exhibit 1 lA. these activity nodes will be oriented to people in traosiL 
Aside from being attractive focal points serving lo provide orientation for drivers, they 
will inco!porale directional and locational signage. These nodes will incorporate 
appropriate building sctbaclcs to allow for landscaping, entry monuments, special paving 
materials, patterns, etc. 
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Other atreetecaoe element• auch II deco,atlve 
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Pedestrian Activity Nodes 

The Project Arca is one that will be accessed primarily by automobiles. People will 
generally arrive by automobile at one of the commercial, office or industrial areas with 
a particular purpose in mind. Because of its vehicular orientation, and because the area 
does not contain a substantial residential clement, the Gateway Project Arce Is 001 
in1endcd to function as a highly pedestrian orienled environment. However, each area 
of primary destination should provide for pedes1rian amenities at the micro scale. For 
example, within the light industrial zone, each development should provide pedestrian 
areas designed for employees and visitors; areas should be provided for outside eating, 
passive exercise or for quiet and relaxation. 

Ar. shown in Exhibit 11B, each activity node will incorporate pedestrian amenities that 
might include benches, unique paving patterns/materials, landscaped areas, shade trees, 
fountains and turf areas. 
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Archilcctural Concept 

The overall architectural concept is characterized by architectural elements which complement 
lhe City of Norco's heritage as shown in Exhibits 12, 13A and 13B, the primary theme will be 
western/early California. However, a diversity of architectural styles will be allowed within the 
Project Area in an  effon 10 promote a richness and diversity of architectural character. The 
promotion of architeclllT81 diversity will occur primarily within the industrial z.ooc, while the 
wcstem/carly Californian theme will be most dominant within the Commercial and Office Parle 
Districts. 

Landscape Architectural Concept 

The Landscape Architectural Concept for the Project Area proposes the use of a limited frees 
palette within designated areas, designed 10 reinforce both an urban and rural design character. 
Tree planting$ wiU border au activity nodes and will define these nodes as focal points and areas 
of special interest. Informal plantings will provide a casual backdrop to these areas. The overall 
landscape concept as illustrated in Exhibit l 4 shall incorporate• mixture of landscape, hardscepe 
and signage features using native materials to the greatcsl extent possible. Plant species shall be 
droua)it tolerant to the greatest degree possible. 

The clrculatloo concept for the Gateway Specific Plan Project Arca includes p.rovision for 
landscaped street medians, as shown in Exhibit 15, along Hamner Avenue. The landscaped 
mediaJIS arc intended to create an improved aesthetic quality on the Projcct Area's major 
roadways. 
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Todey'a lncreaslngly compelflfve lnduatrlal 
building market has resulted in 
more architecturally IMovative 
and aophlatlceted developments. 
The Gateway Specltlc Plan places a 
atrong emphell11 on design atandarda to 
elfecilveiy compete with aurroundlng 
convnunltlea in attracting lnduatrlal develooment 
to the Project Area. ----"""!�----➔ 

40 toot 
muimum 
helpllt 
reatrlcllon. 

(Typical.) 

As with new commercisl bulldlnga. i<lduatrial 
buildings are dealgned in an lncreaalng verl<lty 
of styles tl>at Incorporate el<lerior Nn4ahlr10 
materials ranging rrom natural 1tone to 1ough 
uwn wood. These elements ahould be 
lncorr,orated Into industrial building design 
to achieve e •weatem• design flavor within 
the Industrial District. 

,,. 1iilil �-

Oeolgn element• 1h11 can be UHd 
to aohelve a Wutern flavor conalatent 
with the obJectlvn of Norco 
ere IUu1trUed he••• 

Lettering can be uaed to 
provide nay lchntlflcatlon and compliment 
Ille dealgn of the front entrance. Afl olonaoe 
mull comply with Ille City'• algnaoe code. 

Landscape elements ere an Important and 
integral part of any development within the 
lnduotrlal Oiatrlct, helping to aet 1M bulldh 
In a more natural aettlng. A minimum of 
161' of the total of any development 1111 
•hell be devoted to i1nd1c�lng. 

Grand entrancu and functioning window·• are 
ei-nte 1h11 cen be •ff•ctiv•IY UNO to 
CSlliure ,.,_ •P$WOPtlete dellO'I chereeter 
within the indu1trlal Ol11tlot. Comlce1.-pllched 
rool1 1nd 1kyttght1 can etoo be uaed. 

tandardlzed .tg,,ege. 
Plastic end Floureecent 11.turee 
are not permitted. 

Oome 1haped, llre-ratardanl 
labrlc oenvu ewnlnga. 

....... --Mlnlffluffi of 15S of eny development 
11!1 ahan be devoted to lendacaplng. 

• 
i • .-

' . -. ' �-
, •• p • 

' . . .. , ' . . . 
• • 

Suoonted laced• 11nt1he1 can Include 
pebble etone,aggreciet• concr•I•, 
textured 1111000 or red brick veneera. --- --

CONCEPTUAL ARCHITECTURAL DESIGN ELEMENTS FOR INDUSTRIAL BUILDINGS EXHIBIT 12 
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Lendacei,e elements ahould be 
set·ected to enhance the building 
and .nould not compete 
with either the scale or 
ercl\Uecture or the bblldtng, ______ _, 

Exi.rior aheathlno materials aucll 
as wood, natural atone o, brick 
should be used to telnlorce the 

Tower la edOed to Iha building 
to establlah vlaual Interest and 
idenllly. An obearvallon deo� la 
a decorative el11ment and finished 
with a clasalc llegpole. ---➔ 

Roottop la aheathed In a 
material complimentary to 
the architecture, auell aa wood 

-,,._.,.....,_•hlngle, asphalt or clay tile. 

A variation ot roollng rnaterlal• 
can range from wood- shake 
shingles to clay llles .. ----- -:"i►.-, 

Rooftop outdoor restaurant dining 
creates an active pedestrian ape«. 
and adds a touch ot gaelty 
to the retail development. --... 

--- Sto,etront s1gnage la �tee! 
In areas that aro vlsuany 
ldentlllable a11d which enhance 
the facade ol Iha building, 
Ah slg�age shall comply with 
City algn code requirements. 

archltectur.al theme. ----- - - - ---'f!i-=l>I-� 
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S.cond lloot balconi•• lend a 
cuual yel tunctlonal dealgn 
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2.7 l.AND USE PLAN 

2.7.1 Land Use Concept 

The Land Use Concept is based on the premise of dividing the Project Area into four major land 
use "Districts"; 1) Commercial, 2) Office Park, 3) lndustrial and 4) Residential. Districts were 
deteonlned by analyzing such factors as existing Project Area development patterns, market 
absorption rates, adjacent development patterns, circulation routes, infrastructure capacity, 
geology and relationship 10 the 1-1S. Exhibit 16 illustrates the location of these four primary 
districts. 

2. 7.2 Land Use Categories 

As shown io Exlu"bit 17, contained in the map pocket at the back of this Plan, the Conceptual 
Development Plan demonstrates land uses that provide a rich texture and diversity to the 
community as a whole while maximizing the Project Area's relationship to the 1-15 and other 
significant roadways. Suggested Land Use Categories cons.ist of the following designations: 

2. 7.2.1 Residential 

Residential uses in the Gateway Specific Plan area will be designated for very low density (0-2 
units/acre). Lot size will be a minimum of 20,000 sq. ft. (A-1-20) or a minimum of 40,000 
square feet (A-1-40) depending on the location of the proposed residential districts. 

2. 7.2.2 Commercial 

The Gateway Specific Plan area should contain a variety of commercial uses designed 10 promote 
diverse and unique shopping environments. In general, commercial land uses within the Project 
Area will range in size, type and character, based upon their respective relationship to location 
of the I-15, other major roadways and prevailing market conditions. 

2. 7.2.3 Office Park (OFP) 

The Office Park District is primarily located southwest of Parkridge Avenue. The OFP 
designation will allow office development that will include garden aod single occupant facllities, 
as well as ancillary uses such as restaurants, cafcs, copy shops, etc. This closslficatlon is closely 
related to the City's existing C-0 zoning designation. 

2. 7 .2.4 Industrial (l) 

This District overlaps the south westerly most portion of the Project Area, that ponion of the 
Project Area farthest from J-15 and Hamner Avenue. While this area will depend on good access 
to primary access routes such as the 1-1S, Hamner Avenue and Lincoln Strce.t, the need for bigb 
visibility and quick access is not critical to the success of the Di.strict. 
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CONCEPTUAL LAND USE DISTRICTS 
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The Industrial designation allows light industrial, research and development, and office uses. 
Permitted industrial uses include light manufacturing, custom manufacturing, assembly, 
fabrication and wholesaling. Permitted office uses arc those necessary to support the 
administrative function of the primary permitted uses. This indusrrial classification is closely 
related to the city's existing C4 and M-1 and industrial park zoning designations. 

2.7.2.S Existing Land Uses 

A large church facility that is used primarily on weekends is located on the 0011heast side of 
Parkridge Avenue. This facility will continue to operate under the city's existing A-1-20/M- 1  
zone. 

The Norco Ranch facility presently operates its administrative and egg processing facilities on 
an area of  land located near the corner of Mountain Avenue and Second Street within the Plan's 
Industrial District. The facility will remain in place and is compatible with the Industrial 
designation. 

Located at the corner of Second Street and Pacific Avenue is a cluster of residential properties. 
These homes will remain within a residential designation. 

Located at the most southern tip of the Project Area Is a newly constructed self-storage facility. 
This facility will remain because it is compatible with surroundlng land uses. 

There are 92 residential structures on approximately 107.13 acres presently existing in the Project 
Area. 

Please.refer to Section 2.4, Existing Conditions, for a complete analysis of existing conditions 
within the Project Area. 

Project Review and Plan Consistency 

The Plan is intended to allow for substantial flexibility compared with typical zoning restrictions, 
yet lt does provide certain direction that is critical to successful long term development of the 
Project Area. 

In determining whether or not a proposed project is consistent with the Specific Plan, the 
following sequence of considerations should be followed. Successful responsiveness of the 
project at each step In the sequence allows consideration of the following step. Failure on one 
o.r more counts at each step will require project modification accordingly. 

1. The initial "screen• for plan consistency is in compliance with the development 
regulations in Section 4.0. 
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2. The second consistency factor is the extent 10 which the design guidelines are used in 
actual project design. 

3. The third area of consideration is the extent to which the various incentives are 
appropriately used. 

4. Finally, in the case of needed interpretation, the CJ1:tent to which the development 
proposal responds to the Plan's Goals, Objectives and Policies wiU be evaluated. 

2.8 CIRCULATION PlAN 

The Project Arca 's proposed circulation system is sbown conceptually on Exhibit 18. This 
upgraded system, while not dictating specific project roadway l:ayouts, incorporates the existing 
roadway pattern to the greatest degree possible, but, incorporates numerous additions and 
improvements to that system. The cited improvementS and additions will serve to mitigate 
existing circulation/traffic system deficiencies while allowing for future development to occur 
without significantly decreasing existing roadway and intersection service levels. The circulation 
plan will allow the City 10 achieve the following related transponation goals: 1) promotion of 
the conservation of energy and land; 2) acquisition and development of public roadways wUI be 
made with regard to the medium and long term needs of the City; and 3) reduction of through 
traffic on residential streets. The circulation plan Includes roadway improvementS that would be 
constructed as on site circulation improvemcocs. These roadways arc subject to design revisions 
based upon specific site development plans which wiU require City approval. 

Generally, the proposed circulation system is intended to provide: 

}. 

2. 

3. 

4. 

5. 

6. 

Improved access to all Project Area land uses; 

Improved access to both the l-15 and 91 Freeway; 

A more efficient circulation system witb improved levels of service along major 
roadways and intersections; 

A safer circulation system; 

A median installation program that will create more aesthetically pleasing roadway; 

Roadway/circulation system improvements designed to facilitate increased development 
within the Project Area and the surrounding locale while minimizing negative impacts 
10 existing levels of service. 
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CONCEPTUAL CIRCULATION PLAN MAP 
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2.8.1 Circulation System Modifications 

Existing conditions and future trends indicate that significant increases in vehicular traffic will 
occur within the Project Arca. In an effort 10 minimize possible future traffic liabilities, the 
following traffic/circulation related actions, as shown in Exhibit 18 are necessary: 

Center Median Program 

Based upon traffic analysis, raised landscaped center medians arc recommended along Hamner 
Avenue. Toe following benefits can be realized with the implementation of a raised landscaped 
center median program: 

o Increased vehicular capacity 

o lncrcased vehicular/pedestrian safety 

o Increased vehicular mobility 

o Increased vehicular level of service 

o Improved Project Arca appearance 

The median program (see Exhibit 17 for median location) is designed to maintain the highest 
level of service possible an Hamner Avenue. The enhancement of traffic flow and safety through 
the attainment of the lowest possible level of conflict among vehicles is essential 10 achieving 
the necessary service level 

lo order to preserve the level of service along Hamner Avenue, access to commercial propenles 
should be primarily via the median breaks at signalized intersections. It will be necessary to 
accept an increased number of U-turns al these intersections. Additional median breaks, lo 
addition 10 those at signalized intersections, will be considered in accorda.oce with local business 
needs and City traffi.c standards. These break:s and emergency access across the medians will be 
subject to a deta.iled traffic safety analysis subject to review and approval by the City Engineer. 

Exhibits 19 and 19A show typical roadway sections for Project Area roadways. 
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Park.ridge Widening 

Presently, Perlcridge Avenue is a two-lane roadway with a paved roadway width of 24 feet. 
Parkridge avenue runs southeast/ northwest with that portion between Cota Street and the Lincoln 
Streel/Parkridge Avenue/First Streel/Pacific Avenue intersection being within the Project Area. 
The roadway Is too narrow to accommodate an appropriate levc.l of service and pedestrian 
amenities do not exist. As part of this Plan. Parkridge Avenue will be widened to an 88 foot 
right-of-way to improve Its level of service and to fncilitnte access to the 91 Freeway via Lincoln 
Street. 

First Street Widening 

Presently, First Street is a two illnc roadway with a paved roadway width of 20 feet. First Street 
runs cast/west and lies totally within the Project Area. The roadway is too narrow to 
accommodate planned land uses and increased service demands caused by future development 
projects. As pan of thi, Plan, First Street will be widened to a 88 foot right-of-way to improve 
its level of service and to facilitate access from Hamner and Mountain Avenues to Project Arca 
commercial and industrial I.and uses and to facilitate access to the 91 Freeway via Lincoln Street. 

Second Street and Mountain Avenue Widening 

Second Street provides direct 1-15 access into the Project Arca. Second Street presently exists 
as a two-lane roadway through most of tbe Project Arca; the eastern most portion bas been 
widened to include tum lanes at Hamner Avenue. As a part of this Plan, Second Street will be 
widened to a 88 foot right-of-way for the primary purpose of improving Project Area acc:css to 
the I-15. To deter high volumes of through uaffic from continuing west on Second Street into 
residential areas along the western portion of Second Street and Pacific Avenue, the width of 
Second Street will be reduced to a 66 foot right-of-way beginning just east of the new street 
located midway between Mountain and Pacific Avenues. 

To facilitate access to commercial and industrial land uses adjacent to Mountain Avenue and to 
facilitate access lo the 91 Freeway via Lincoln Street, Mountain Avenue will be widened to 1 

ocw right-of-way width of 88 feet. 

Qit-dc-Sacing of Pacific Avenue 

Pacific Avenue presently exists as a two-lane, north/south running roadway. Pacific Avenue 
proceeds northward beyond the Project Arca, but, its southern tennious occura within the 
boundaries of the Project Area at its intersection with Lincoln Street/Parkridgc Avenue/First 
Street As a part of this Plan, Pacific Avenue will be cul-de-saced just north of its intersection 
with First Strcel/Parlcridge Avenue/Lincoln Street. This improvement will limit access into the 
industrial district cast of Pacific Avenue and the residential area west of Pacific Avenue. 
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Mountain Avenue ExtensionNacation 

As part of this Plan, the existing unimproved portion of Mountain Avenue will be vacated. From 
the intersection of Mountain Avenue (improved) and First Street, Mountain Avenue will be 
extended as an 88 foot wide right-of-way, in a south-easterly direction where it will intusect with 
the new extension of northeast/southwest running Yuma Drive. This extension will provide 
additional acces.s to land uses on either side of the Mountain Avenue extension, thereby, reducing 
traffic volume along l'arlcridge Avenue. 

Yuma Drive Extension 

The present tenninus of Yuma Drive is located at the Yuma Drive/Hamner Avenue intersection. 
As pan of this Plan, Yuma Drive will be extended as an 88 foot right-of-way in a south-westerly 
direct.ion where it  will intersect with Parkridgc Avenue, continuing southward from this 
intersection as a 66 foot right-of-way through the office park district located at the southern most 
portion of the Project Arca. This improvement will facilitate access from Hamner Avenue and 
the 1-1S to Mountain Avenue; the extension wiU also lessen the congestion at the existing 
Hamner Avenue/Parlcridge Avenue intersection. 

Cota Street Vacation 

Cota Street presently exists a.� an unimproved northeasterly/southwesterly running roa.dway 
nonbeast of Parkridge Avenue. This right-of-way will be vacated. Southwest of Parkridge 
Avenue, Cota Street is improved to River Road; this portion of Cota Street will remain as is. 

Lowering of Hamner Avenue at First Street 

As a part of this Plan, Hamner Avenue may be lowered no less than five to six feet nor more 
than 17 feet at its intersection with F"rrst Street Thls improvement may create a more functional 
Hamner Avenue/First Street intersection. 

Intersection Improvements 

Improvements to six (6) Project Area intersections are required to complete the Circulation Plan. 
Those intersections are shown on Exhibit 18 and are described in Table S. Most intersection 
improvements will involve new or upgraded signalization, signage and pavement improvements. 
However, the Lincoln Street/First Street/Pacific Avenue/Parlcridge Avenue intersection will be 
realigned. 

Traffic Signal Control for Horseback Riders 

Traffic signal control buttons for horseback riders shall be incorporated at intersections designated 
by City staff and shall be installed in accordance with existing City standards. 
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( )  TABLE 5 
INTERSECTlON IMPROVEMENTS 

Traffic signal modify, Yuma Drive/Hamner Avenue 
Traffic signal install, First Street/Hamner Avenue 
Traffic signal install, Second Avenue/Mountain 
Traffic signal install, Parkridgc Avenue/Pacific Avenue 
Traffic signal install, 1-15/Yuma Drive on/ofi ramps 
Traffic signal install, First Street/Mountain Avenue 

2.9 INFRASTRUCI1.1RF./UTll.IS 

Adequate utility service shall be provided to all propertie.� within the Project Arca. Telephone, 
gas and electrical service are currently available with adequate capacity upon application and 
payment of applicable fees and charges. 

Water Service 

Water service is provided by the City of Norco and will be avallablc to the Project Arca as 
necessary. 

The average daily water consumption for the City is currently 8 million gallons per day. Exhibit 
20 depicts improvements to the existing water syStcm. 

Fire Protection 

The provision of water for adequate fire suppression to any particular property will involve 
upgrading several existing small connectors. Improvements should be provided to meet the 
requirements of the Insurance Services Office (ISO), fire underwriters. Fire flows m\lSI be at 
least 2,000 gpm, Minimum size mains shall be 8 inches. Any dead end mains should be 
corrected and reconnected into a looped, gridded system. Fire hydrants will be spaced 300 feet 
apart. Project engineers have estimated that an additional 40 fire hydrants are needed in the 
Project Area. 

All new d!:Vclopment shall be provided with fully automatic sprinltler protection or other 
reasonable fin:/life safety prolcctioo as determined by the City's fire chief. All new development 
in areas adjacent to dead-end water mains shall include provisions for assessment in order to 
accomplish re-looping of such mains into the system. It is recommended that all new commercial 
and industrial development shall be assessed a fee per square fool of net increase in building area 
to mitigate the effect of the incremental additional demands on fire/life safely and paramedic 
services. 
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EXHIBIT 20 

WATER SYSTEM IMPROVEMENTS 

(Please see back map pocket) 
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Sewer System 

DevelopmenlS which significantly Increase the demand on the sewer system cannot be 
accommodated without construction of relief sewer systems. The size, extent and cost of these 
systems depend greatly upon the level of property development. Because of this localized 
variation in capacity, it is imperative that project review include a careful analysis of sewer 
system impact caused by proposed development projects. Exhibi1 21 identifies plan related 
improvements to the existing system. 

Flood Control/Drainage 

Flood colltfOI and storm drains in tbc Project Arca arc the responsibility of the Ory of Norco and 
the Riverside County Flood Control and Water Conservation DistricL Exhibit 22 identifies plan 
related improvements to the existing system. 

There arc periodic street flooding problems in portions of the Project Arca, particularJy along the 
westeod of First Street and east of Hamner Avenue _near Valley View Avenue. Urban runoff is 
related to the amount of impervious surface; it is expected that the new development within the 
Project Arca will increase the volume of runoff. 
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EXHIBIT 21 

SEWER SYSTEM IMPROVEMENTS 
(see back map pocket) 
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EXHIBIT 22 

DRAINAGE/FLOOD CONTROL IMPROVEMENTS 
(see back map pocket) 
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3.0 GENERAL DESlGN GUIDEUNES AND DEVELOPMENT STANDARDS 

These General Design Guide.lines and Development Standards address the architectural, landscape 
architectural and site development requirements that will create a quality environment for the 
Gateway Specific Plan Project Area. 

The desired design character for the Project Area i.s western/early Califotniao. The City of Norco 
and its residents value the life style and atmosphere this theme represents. The City seeks 10 

preserve the special qualities the life style is associated with; "City living in a rural atmosphere•. 

All new development in the Project Area must comply with the overall development guidelines 
contained herein and the Development Regulations (Section 4.0) to receive project development 
approval. These Guidelines will be used by •the City as a basis for review of all proposed 
projects. Proposals that do not address these guidelines will not receive City approval. 

There are key design clements which will contribute significantly to the overall visual impact of 
the Project Area. These include landscape design, architecture, and site planning criteria. This 
section addresses each of these elements in general terms and establishes the guidelines which 
will be used and expanded upon in more detail through the site planning and project approval 
process. 

3.1 GENERAL GUIDELINES 

This section is not intended to limit the work of designers, but to provide a flexible framework 
to accomplish a comprehensive design concept and to encourage quality development whlch will 
establish the Gateway Project Art:J1 as a special place to visit, work and/or own a business. 

Design Goals 

o To create quality commercial, office park and industrial districts. 

o To create an identity for the Gateway Specific Plan Project Area specifically and the 
City of Norco m general. 

o To enhance the economic potent.la) of the Project Arca by attracting quality 
developments. 

Design Guidelines 

General qualities and design clements for buildings that arc moS1 actively encouraged within the 
Project Area are: 

0 

0 

Richness of surface and textu.re 
Play of light (shapes and shadows) 
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Equal void to solid building wall ratios 
Multi-planned roofs and walls 
High degree of varying wall articulation 

The clements to avoid or minimize: 

o Large, extremely deeJ> front setbacks, except where deej)Cl setbacks are required, with 
qst areas of parking located there 

o Highly reflective surfaces 
o Large blank walls 
o Large metal surfaces 
o Exposed concrete block 
o Oiain link fence, barbed wire 
o Inarticulated building facades 

3.1.1 Business District Sign 

Business dlstria sign will be provided along Yuma Drive near the 1-1S on ramp (see Exhibit 23). 
This sjgn, similar to on.e shown in Exhibit 23A, Is designed to announce the entrance Into a 
specific area of the City. The business district sign will feature materials that reflect a 
western/early California look, such as wood and river-wash cobble. 

3.1.2 Directory Sign 

Directory signs wi.U be provided at the following locations (see Exhibit 23): 

A. Nonhwest and southeast comers of First Street and Hamner Avenue; and 

B. Nonheast corner of Yuma Drive and Hamner Avenue. 

These signs, similar to the ones shown in Exhibit 23B, are designed to identify commercial 
businesses at that location. Directory signs will feature materials that reflect a western/early 
California look, such as wood and river-wash cobble. 

3.1.3 Street Sign (median island sign) 

Street signs will be provided at the following locations (see Exhibit 23): 

A 

B. 

Along Hamner Avenue at Yuma Drive; and 

Along Hamner Avenue at Second Street. 
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DIRECTORY SIGN 
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These signs, as shown in Exhibit 23B, are designed 10 show directions 10 other significant 
locations (Civic Center, Old Town Norco, etc.) within the City. Street signs will feature 
materials that reflect a western/early California look, such a.s wood and river-wash cobble. 

3.1.4 Entry Mooumentation 

Entrance monumeo1ation wlll be provided al the following locations: 

a. Hamner Avenue and Cota Street; and 

b. First Street and Paci.fie Avenue. 

Tbc:se monuments, as shown in Exlul>il 23, are designed to announce the entrance into the City 
and will promote a clear sense of •progression• and transition into the Project Area and the City. 
Entry signs will feature materials that reflect a western/early California look, such as wood and 
river-wash cobble. 

3.1..5 Site Planning 

Project Area site planning standards are as follows: 

a. 

b. 

C. 

d. 

e. 

In situations where buildings are hlghly visible from side streets and/or adjacent parking 
areas, blank walls shall be prohibited and special emphasis placed on creating 
"architectural interest•. 

In the case of multi-storied buildin.gs, It is important that multi-storied buildings relate 
to the pedestrian sc.ale. All ground story facades in these areas shall be designed to 
relate to a pedestrian scale as previously shown in Exhibits 12, 13 and 14. This can be 
accomplished through breaking the f11cade into bays and the signage brought down In 
size and location. Pedestrian scale shall also be established through the use of pedestrian 
canopies and awnings which add hori:zootal articulation to facades. Landscape elements 
and planting areas shall also be used to strengthen the pedestrian scale and to encourage 
pedestrian activities in ihe commercial and office pork districts. 

Within the Commercial District, buildings shall be designed to be visually connected lo 
order to eliminate a strip commercial appearance. 

Architecture and outdoor space within the commercial and office park districts shall be 
integrally designed and oriented toward the pedestrian experience. The experience 
should be visually diverse, stimulating, and include activities and a built environment 
that creates a sense of variety and excitement. 

Oeate plazas and open space within individual development projects to the greatest 
degree possible. 
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c. Site and design buildings to minimize pedestrian/vehicle conflicts. 

g. Site and design structures to facilitate public access across sites where imporunt 
pedestrian connections occur. 

h. Orient/screen all auto related facilities (i.e., working bays, storage, etc.) from public 
view. 

i. Bi-level landscape buffers shall be provided between existing residential land uses and 
proposed commercial office paJk and industrial land uses. As shown in Exhibit 24, the 
first buffering "level" shall consists of a seven to eight foot high masonry wall. The 
second "level" consists of a landscaped buffer. 

j. Avoid long linear vistas and building edges within the development envelope and along 
the streetscape through variations in setbacks. 

k. Public entrances and siting of structures should address mojor streets. Lots located 
adjacent to Pacific Avenue are required to toke primary vehicular access from the new 
street paralleling Pacific lllld Mountain Avenues. Pacific Avenue is to be used only for 
emergency vehicles. 

J. Primary elements of effective site design arc illustrated below: 

a. 
b. 

c. 

d. 

e. 

f. 

controlled site access 
separate service area and service access 
separate employee parking 
convenient public access and visitor parking 
front yard landscaping 
screening of storage and work areas 

m. Within the Gateway Specific Plan Project Arca it is more acceptable to create a 
clustering of smaJJer building forms connected by open space and walkways than to 
create a massive single building form. 

3.1.6 Architecture 

Commercial and Office Park Districts 

Generally, the design concept within the Commercial and Office Parle Districts will emphasize 
building clustcn with vehicular parking lots located away from pedestrian travel routes. 

Buildings within these two districts should be diverse with a scale that is not overbearing relative 
to pedestrians; architectural style should retain a rural flavor consistent with the goal of Norco. 
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The following o.rchitectural clements should be addressed when designing structures within the 
Commercial and Office Perk Districts: 

1. Roof Features 
2. aus1.ering 
3. Visual Connections 
4. Fenestration (windows/doors and misc. openings) 
5. Construction Materials 
6. Color 

Desirable application of the featured design elements are as follows (see Exhibit 25): 

1. Roof FcaturesNisual Connections 

a. Buildlngs should have predominant roof features with varying roof lines created 
by: tower features, canopies, awnings, covered porches, ex_posed wood beams, 
and wood shingle or simulated wood shingle roof surfaces. 

b. Full roofs (rather than built-up roofs with facades) are encouraged for 
single-lcve.1 structures, thus providing substantial roof mass. 

C. Extensive roof overhangs and extension of roof features (trellises) lo accessory 
structures are encouraged. 

d. All elements on rooftops shall be attractively screened from public view. 
Mechanical equipment and duct work shall be depressed adequately within the 
roof structure or incorporated within special rooftop features. No cquipm.ent or 
duct work shall be allowed on the roof of any structure within view from any 
street, freeway o.r adjacent buildings. The screening shall be an integral part of 
the building (e.g., extended parapets), and shall be painted tb.e same color as the 
rest of the building. Cormgated metal screening ls not permitted. 

2. Quslcring 

: a. The bulk nf the building should be visually broken into al least two or three 
distinct masses. 

b. The clustering of groups of buildings connected visually by open space, covered 
walkways and trellises is encournged. 

3. Fenestration (windows/doors and misc. openings) 

a. Window treatments, door openings and exterior hallways, and detail should 
reflect the western/early Californian style. 
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b. Entry woys should be recessed or projected outwards. 

c. Use of predominant roof lines such as tower features should be focused around 
entry areas. 

4. Construction Materials 

The following general building materiols alternatives ore recommended to achieve a variation 
upon the desired an:bilcctural theme: 

Wall Materials 

a. Exterior walls of all buildings arc anticipated 10 be "off-white• or "tertiary earth tones 
of brown hues" and be constructed of Spanish style textured materials such as slump 
stone con.crete block, Spanish style plaster, or adobe brick. The use of heavy appearing 
exposed wood beams is encouraged. 

b. Use of wood, brick and river rock: exterior walls, wall and suppon clements are 
encouraged as an alternative 10 or as an adjunct to the Spanish style textured materials. 
Use o.f the "off-white• or "tertiary earth tones of brown hues" can be used to compliment 
and/or contrast with natural colors of unpainted wood, brick and rock work. Use of 
plant materials to compliment and weak.en harsh vertical and horizontal lines are 
encouraged. 

S. Roof Materials 

a. When visible, roofs shall be constructed of clay tile, wood shingle, wood shakes 
of appropriate color and texture of asphalt shing.le. Wood shake and wood 
shingles may be used only by approval of the Cty Fire 0.lef. 

b. Where roof lines arc 001 vlslble due to use of parapet walls, other types of 
roofing materials may be used pursuant 10 the requirements of appli�ble 
building and construction codes and regulations. 

6. Q}J.Qr 

a. Colors for the exterior of the buildings must serve to integrate all clements of 
the commercial and office park districts and enhance the established style and 
character. The use of strong, earth tone colors which highlight the building 
structure is encouraged. Use of colors with a deep hue are encouraged in 
signage. 
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Industrial District 

Buildings 

Conventional industrial architecture can be characterized by simple one and 1wo story recll!ngular 
box-type structures. Typical construction materials and/or veneers might include exposed 
aggregate concrete, river rock, brick/brick veneer and other masonry construction materials. The 
buildings can be trimmed with wood awnings, arbors, etc., to help create a more rustic quality 
within the Industrial District. TI1ese relatively low profile, simple shapes can comprise a strong 
element of continuity ·throughout the industrial district; fenestration details which will provide the 
greatest degree of variety should be employe4 The following design elements should be 
addressed when designing buildings and structures within the Industrial District: 

1. wall surfaces (texture and relict) 
2. .fenestration (windows, entrances) 
3. colors 
4. graphics 
5. contrast of building materials 
6. lighting 

The varying and different applications of a variety of elements is only limited by the imagination 
and ingenuity of the architect. Applications of the described design elements are as follows: 

r.J 1.  Wall Surfaces 

o brick/brick veneer 
o exposed aggregate 
o iCOred split face. block 
o river rock 
o wood veneer 
o opaque glass (no shiny reflective glazing is  permitted) 

2. Fenestration 

o recessed or projected entries 
o entry overhead elements 
o windows 
o clerestories 
o landscape planters 
o undulation of buildlng massing 

3. Colors 

0 subtle W1IItll tones 
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0 

0 

white 
earth tone color bands and trlm 

4. Graphics 

5. 

6. 

o building address 
o directional 
o company names 

Contrast 

o smooth 10 rough 
o scale 
o color 
o positive/negative space 

Lighting 

o conirast 
o positive/negative 
o highlighting effects 
o directional 

The following guidelines should be consulted when designing and reviewing future developmenl 
anywhere within the Gateway Specific Plan Project Area: 

1. 

2. 

3. 

4. 

5. 

6. 

Avoid long, inarticulated building facades. Buildings with varietal front setbacks are 
strongly encouraged. 

Avoid blank front and side walls on street frontages. 

F1at roofs with parapet walls to screen rooftop equipment are appropriate, although 
buildings with articulated varying roof planes are encouraged. 

The use of prefab, all metal steel for sheathing of bujJdings is prohibited. This is not 
to preclude the use of metal detail within architecturally designed buildings such as 
"Cortln • steel. 

Conceal all service areas and storage areas .either wi.thin the building themselves or by 
screening walls by a solid masonry, concrete or stuc?J snid wall of one color. 

Ultra flat smooth facades, a11d polished reflective surfaces are not encouraged within the 
Project Arca. 
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7. All screening shall be architecturally integrated with 1he building design and a roof 
parapet wall shall be used 10 screen roof mounted equipment. 

The following architectural elemcnlS shall be prohibi1ed within the Project Area: 

o Highly reflective surfaces (steel) 

o Large blank walls 

o Flat roofs except wbere extended parapet walls are used 10 achieve a "western" character 

o Reflective glass 

o Metal sJJding 

o Pla!,tic or aluminum siding; and 

o Irregular, modernistic window shapes and rhythms. 

3.1.7 Parking 

Project Arca parking Slllndards are as follows: 

a. Parking access points, whether located on Hamner Avenue or other Streets, should be 
located as far as possible from street intersections. Specific access points as proposed 
for individual site plans mu.st be submitted for review and approval by the Director of 
Public Works/City Engineer. 

b. Design parking areas so that pedestrians walk parallel to moving cars. Minimize the 
need for the pedestrians to cross parking aisles. 

c. Driveways and parking aJCas should be separated from adjacent sidewalks or landscaped 
areas by a curb not less than six inches high. 

d. All parking spaces shall be clearly outlined on the surface of the parking facility. 

e. Link individual project parking areas with on-site driveways which are clearly identified 
and easily recognlied as connectors. 

f. Use parking lot paving surfaces such as turf block or gravel that will allow water to 
perrolatc down wherever practical and desirable. 

g. As a condition of project approval, the applicant may be required to combine parking 
facilities and access to serve more than one individual project. 
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h. Required parking or loading facilities shall not be loca1ed io any required setback areas 
unless specifically allowed by the development regulations. 

i. Loading areas and docks shall be permitted only io rear and side lot areas and shall be 
screcn.ed from public view. 

j. No part of a sueet shall be used for loading. 

k. Separate automobiles access and parking from service truck areas. 

3.1.8 Landscape Architecture 

Project Area landscape design standards are as follows: 

a. Establish a colorful landscap_e edge 01 the base of buildings and ovoid asphalt edges at 
the base of structures as much as possible. Plant materials located in containers are 
appropriate. 

b. Landscaping should result io a low profile image, i.e., use of blade grass lawn areas and 
other ground covers, canopy trees in parking areas, use of hedges, and low walls and 
pl.eatings to screen service areas. 

c. On-site plant masses should assume a non-uniform arrangement The diversity of 
massing types shouJd be great enough to provide Interest, but kept to a level which 
evokes a relaxed, natural feeling. 

d. Water conserving irrigation systems and drougbt tqlerant plants shall be used In all 
public and private landscaping whenever appropriate. 

e. Landscape materials should enhance the major architectural design elements through the 
coordinated use of shrub and leaf colors, tree forms, plant material masses, and lighting. 

f. Plant materiel end messing should be designed to compliment architectural elevations 
and roof lines through color, texture, density and form on both the vertical and 
horizontal planes. 

g. A combination of landscaping. fences and walls shall be used on the perimeter of 
properties to define property limits, separate use areas and provide on-site security. 

b. Landscaping, fences and walls, or a combination thereof: sbaJJ be used on the perimeter 
of properties to visually screen and/or physically enclose outdoor storage areas. loading 
docks and ramps, transfonners, storage tank ond other appurtenant items of negative 
visual quality. 
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i. See Appendix B for the recommended Plant Selection Pnlenc. 

3.1.9 Riding Trails 

The Q1y of Norco bas developed as a community which emphasizes equestrian activities. 
Existing Qty riding trail standards serve 10 complimcn1 borscbock riding while safeguarding the 
public through the provision of a regulated equestrian- pedestrian trail system. 

Section 18.28 of the Norco Municipal Code estnblisbes a zone within existing public casements 
and rights-of-way, and within private access casements that governs this trail system. 

Within the Gateway Specific Plan Project Area, riding trails shall be located along the following 
roadways un.til such time that existing residential properites ere recycled to commercial or  
industrial uses: 

Second Street 
Fll'St Street 

Equestrian riding trail along Pacific Avenue shall remain e permanent installation. 

3.Ll0 Signage 

l'-roject Area signage standards ere as follows: 

a. SigDBge shall be simple and express an easy to read, direct message. Brand names of 
merchand.ise shall not be displayed. 

b. Storefront shall not have more than two signs - one primary and one secondary. The 
secondary sign. shall be pedestrian in scale and not be visible by motorists. 

c. Signs shall identify only the firm name or major enterprise on the premises on which 
the sign is located. Material and product advertising shall not be pennltted except as 
primary identification of an cstablishmenL Additional identifying logos of produCIS may 
be incorporated within the signing but arc considered part of the overall allowed sign 
area. 

d. Pedestrian-oriented signs may be applied directly to the face of the building and may not 
exceed city sign area requirements. Tbc shape of the sign can be a positive feature. 

c. No signs shall extend higher than the ridgeline or be located on the roof of the structure. 

f. Window signs shall not obscure more than 25 percent of the display window area. 
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g. All signs, including temporary signs, shall be in confonnance with the City of Norco 

Municipal Sign Code. 

h. All signs shall be for 1be purpose of identification or direction only and shall contain no 
advertising. 

i. Signs suspended from canopies, balcooies; etc., will be permitted; adequate head room 
must be provided. 

j. There shall be no revolving, flashing, or moving signs. 

k. Wall-painted signs will be permitted with prior approval of the Director of Community 
Development. Such signs will compliment the western charac1er of the Project Arca. 

I. No pennants or similar devices for commercial display shall be pennitted. 

m. Roof signs will not be permitted. 

n. Plastic and fluorescent light signage fixtures are not permitted, except for special events. 

o. AIJ buildings using rear parking lots shall clearly identify their businesses with rear wall 
sigoage. When site planning requires rear parking within commercial and office park 
districts, rear entries shall not be treated as an "after thought" but shall reflect 
appropriate design considerations that attract pedestrians and encourage entry. 
Appropriate design features would include awnings, potted plants. pavement treatments, 
window placement, signage, street furniture and decorative painting around doors, 
windows, etc. Safe nighttime entry shall be facilitated tllrougb the use of appropriate 
lighting standards. 

All suuctures shall exhibit clear address information on the front facade and back facade 
when rear entries are used. (Recommended guideline: minimum address number size 
shall be 6" for a 1 story building and 1 o• for a 2 story building.) For nighttime 
identification, the numbers shall be internally or externally lit. Otherwise all signing 
shall comply with the Norco Sign Ordinance. 

32 STREETSCAPEDESJGN 

3.2.1 Center Median Islands 

Center median islands shall be provided along Hrunner Avenue. 

These medjans are designed to provide access control and a unifying landscape statemenL As 
shown in Exhibit 26, the medians will incorporate rolling turf berms, low growing shrubs and 
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riverroclclcobblestonc or stamped concrete. dominated by Informal clusters of Oape Myrtle and 
Evergreen Pear or other trees as specified in Appendix B. 

3.2.2 Streetscape Lighting 

It is the intent of streetscape lighting 10 add n consistent, planned look to the Project Area during 
daylight hours and evening. Lighting can have a dramatic affect on the quality of streetscapc 
design. 

a. All lighting fixtures in the public right-of-way shnll be consistent and approved by the 
City Engineer following the rccommenda1ion of 1be Planning Commission. As shown 
in Exbibil 27, materials must be consistent and in keeping with the weslem/early 
Califomlan theme. Luminaries, poles and supporting hardware must also be consis1ent. 

b. Llghts shall not be placed to cause glare or excessive light spillage on neighboring sites. 
A uniform light color is preferred for the area. The use of high pressure and energy 
efficienl sodium lights is encouraged. 

c. Ught stllIJdards shall not exceed 20 feel in height and in no case shall they exceed the 
height of the buildings on-site. 

d. 

3.2.3 

The design of light fixtures end required structural suppon shall be architeclurally 
compatible with the surrounding buildings. 

Street Tree Program 

All Project Arca roadways shall incorpora1e a street tree planting program (sec Exblblt 28); 
permitted street trees arc those trees Identified in Appendix B. Ciapter 12.12 of the Norco 
Municipal Code provides tree installation, staking, trimming and maintenance requirements that 
will be applicable to the Projeci Area strccl tree program. 
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4.0 

4.1 

DEVELOPMENT REGULATIONS 

Introduction 

The following Development Regulations implement the Gateway Specific Plan. The regulations 
are adopted by Ordinance pursuant to Article 8, Authority for Scope of Specific Plaos, of the 
Planning and Government Code in compliance with Sections 65450 and 65503 of the 
Government Code. Land Use districts for regulatory purposes arc shown on Exlribit 29. 

4.1.1 Relationship to Other Regulations 

The Plan will contain most of the information needed to guide the development of a particular 
parcel within the Project Arca. However, areas not specifically covered by this Plan will 
continue to be governed by existing City regulations, and no provision of this Plan is intended 
to repeal, abrogate, annul, impair, or interfere with any existing City ordinance except as it 
specifically repealed by adoption of tlris Plan. 

4.1.2 Conflict with Other Regulations 

Whenever the provisions of this Plan impose more restrictive regulations or otherwise establish 
more restrictive regulations than are imposed or required by any other City ordinance, code or 
regulations, the provision of this Piao shall govern. 

(.,.J 4.J.3 Relationship to the Norco Municipal Code 

This Plan augments the development regulations and standards of the Norco Municipal Code. 
When an issue, condition, or situation occurs which is 001 covered oc provided for in tlris Plan, 
the regulations of the Municipal Code that are most applicable to the issue, condition, or situation 
shall apply. In the event that the provisioos of this Piao arc in conflict with the Municipal Code, 
the provisions of the Plan shall prevail. 

4. 1.4 Enforcement 

The Planning Director or bis/her designee shall enforce provisions of this Piao and all applicable 
codes of all governmental agencies and jurisdictions in such matters including. but not limited 
to, building, mechanical, fire and electrical codes, codes pertaining to drainage, waste water, 
public utilities, subdivisions and grading. 

4.1.5 Definitions 

Words, phrases and terms not specifically defined herein shall have the same definition as 
provided in the Municipal Code. 
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4.1.6 Severability 

If any regulation, condition, program or ponion thereof of this Plan is for any reason held invalid 
or unconstitutional by any court of competent jurisdiction, such portion shall be deemed a 
separate, distinct and independent provision and the invalidity of such provision shall 001 affect 
the validity of the remaining provisions. 

4.1. 7 Interpretation 

The Planning Commission shall have the responsibility 10 interpret the provisions of the Plan. 
All such interpretations shall be in written form and permanently maintained. Any person 
aggrieved by such an Interpretation may request that such interpretation be reviewed by the City 
Council. 

4.1.8 Ambiguities 

Unless otherwise provided, any ambiguity concerning the content or application of the Gateway 
Specific Plan shall be interpreted by the Planning Commission. 

4.1.9 Agreements 

The provisions of this Piao are not intended io interfere with or abrogate any easements, 
covenants, or other exiling agreements which are more restrictive than the provisions of this Plan. 

4.1.10 Public Hearing and Notification 

All public bearing and notification requirements of the California Public Resources Code shall 
apply to the development within the Gateway Specific Plan Project Area. 

4.2 General Purpose 

The development regulations found in this Specific Plan provide the standards, criteria and 
procedures necessa.ry to achieve the following objectives: 

a. Implement the provisions and policies of the Norco General Plan. 

b. Provide maximum opportunities for innovative Project Area design and site planning. 

c. Improve the visual image, economic well-being and overall integrity of tbe Gateway 
Specific Plan Project Area. 

90 

• 



4.3 Application 

a. These development regulations shall be applied only in 1he Gaceway Specific Plan 
Project Area. 

b. If any portion of these regulations are, for any reason, declared by a court of competent 
jurisdiction to be invalid or ineffective in whole or in pan, such decisions shall not affect 
the validity of the remaining ponions thereof. The City Council hereby declares that it 
would have enacced these regulations ond each ponion 1hcreof, irrespective of the fact 
that any one or more portions be declared invalid or ineffeccive. 

c. Terms used In these regulations shall have the same definitions as given in the City of 
Norco Municipal Code. 

4.4 General Provisions 

8. All construction and development within the Specific Piao Project Area shaU comply 
with applicable provisions of the Uniform Building Code and the various related 
mechanical, electrical, plumbing codes, grading and excavation code and the Subdivision 
Codes, as current.Iy adopted by the City of Norco. In case of a conflict between the 
specific provisions of any such code and this Specific Plan, the provision which serves 
best to insure public safety nnd Project Area integrity shall opply. The Planning Director 
shall resolve any conflict by written determination in a manner consistent with Che goals 
and policies of this Specific Plan. 

b. The setback requirements arc as specified by each district of this Specific Plan. All 
setbacks shall be determined as the perpendicular distance from the existing street 
right-of-way line, or propeny line, 10 the fo11Ddation point of the closest structure. 

c. If an issue, condition or situation arises or occurs that is 001 sufficiently covered or 
provided for or to be clearly understandable, those regulations of the Norco Municipal 
Code that are applicable for the most similar issue, condition or situation shaU be used 
by the Planning Commission as guidelines to resolve the unclear issue, condition, or 
situation. This provision shall not be used to permit uses or procedures not specifically 
authorized by this Specific Piao or the Norco Municipal Code. 

d. This Specific Plan may be amended by the same procedure as ii was originally adopted. 

e. 

Each amendment shall include all sections or portions of the Specific Plan that are 
affected by the change. An amendment may be initiated by the City Council or the 
Planning Commission. Any such amendment rcqucsced by a property owner shall be 
subject to the fee schedule adopted by the City Council. 

Whenever a use bas not specifically been listed as being a permitted use in a particular 
District Use classification within the Specific Plan Project Area, it shall be the duty of 
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4.5 

the Planning Commission to determine if said use is(!) consistent with the intent of the 
use district and (2) the said use is compatible with other listed permitted uses. Any 
person aggrieved by the determination may appeal that decision to the City Council. 

Automotive vehicles or trailers of any kind or type without current license plates that 
have been abandoned sh.all not b e  parked or stored on any property within the Project 
A.ru unless it is in a comp.letely enclosed building or within a completely sa-eened 
enclosure. However, in no case shall future auto dismantling operations, except as 
required for the permitted repair of automobiles within specific zones, b e  allowed in the 
Project Area. 

Non-conforming Uses of Land 

Where at the time of passage of this Specific Plan lawful use of land exists which would not be 
permitted by the regulations imposed by this Specific Plan, and where such use may be e-0.ntinued 
so long as it remains otherwise lawful, provided: 

a. No sucb non-conforming use shall be enlarged or increased, nor extended to 
occupy a greater area of land than was occupied at the effective date of adoption 
or amendment of this Spec:wc Plan unless approved by a ronditional use pennit; 

b. No sucb non-conforming use shall b e  moved in whole or in part to any portion 
of the lot or parcel other than that occupied by such use at the effective date of 
adoption or amendment of this Specific Plan unless approved by C. U.P .; 

c. If any such non-conforming use of land ceases for any reason for a period of 
more tbao 360 days, any subsequent use of such land shall ronform to the 
regulations specified by this Specific Plan for the distriCI in which such land is 
located; 

d. Additional buildings may be erected in connection wih such non-conformity use 
of land if less tbao 10 percent of market value of total improvement on land. 
Additional buildings may be ereeted by C.U.P. if over ten percent of M. V. 

e. Submittal for C.U.P shall be considered a minor applicatio.n with appropriate fee 
as determined by Qty Council. 

4.6 Non-<:onforming Structures 

Where a lawful structure exists at the effective date of adoption or amendment of this Specific 
Plan that rould not be built under the tenns of these regulations by reason of restrictions on area, 
height, yards. its location on the lot, or other requirements concerning the structure, such structure 
may be continued so long as it remains in the same use and is otherwise lawful, subject to the 
following provisions: 
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No such nou-coofonning structure may bc enlarged or altered in a way which 
increases its non-cooformity, but any structure or portion thereof may be altered 
to decrease or not affect its noo-cooformity; 

Should such non-conforming structure or non-coofoaning portion of a structure 
be destroyed by any means to an extent· of more than 50 percent of its 
replacement cost at time of  destruction, as dctenniucd by the Oty building 
officials, It shall not be reconstructed except in cooformity with the provision of 
this Specific Plan; 

Should such slructurc be moved for any reason for any distance wfiatcvcr, It 
shall thcrcaf1cr conform to the regulations for the district in  which ii is located 
after it is moved. 

Residential Transition Overlay Zone 

Residential properties located within the Project Arca shall be within the Residential Transition 
Overlay Zone. This :zone allows the residential property owner greater flcxt'bility in the use of 
his/her property than would typically be allowed for legal non-conforming land uses. Residential 
property owners within this zone may make improvements IO, or construct new improvements 
upon the property, In conjum:tion with the exismig residential use. 

1. Enlarge or alter main dwelling units to an cx1ent of 001 more than 25 percent of existing 
floor area; 

Enlarge, alter or new construction of aa:cssory structur'Cs. 

Should a DOD-confonning structure be involuntarily dcslcoycd to any cnent, Including 
total destruction, it may be rebuilt to the Identical use and original floor area, providing 
design guidelines OODtained bercln shall be respected, and further p.rovlded that onsite 
parking be replaced at the ratio existing at the time of such destruction. 

Residential properties along the north side of First Street shall retain their present 
%Oiling clas-sltic:eti()11 of"A-1-20•. The area shall be designated as a future commercial 
%0De and upon application of the property owners, representing two-thirds (2/3) of the 
area, the City will process a zone change. The City shall process the zone change at 
no cost to the property owners; the City will not proccas or consider any zone 
changes on a •piece by piece" basis, without proceesing fees being paid. 

4.7 Undelgroundlng of Utilities 

All electrical, tclepboDc, CATV and similar service wires and cables, which provide direct semce 

to the property being developed within the exterior boundary lilles of such property, shall be 

installed unde,ground whenever posst'ble. Each new development must undcrgro� utillti.cs or 

prove to tbe Oty P.ngineer's satisfaction that undcrgrounding cannot be accompllsbed. R.lscrs 

on poles and buildings are permitted and shall be provided by tbe_developcr or owner oato the 

pole which provides service to said property. Tbe developer or ownu is responsible for 

,. 
complying with tbe requirements of this section and shall make the necesury ammgemeots wi.tb 

.j the utility companies for tbc installation of such facilities. 
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For the purp= of this section, appurtenances and associated equipment such as, but not limited 
to, surface-mounted transformers, pedestal-mounted terminal boxes and meter cabinets., and 
concealed duclS in an underground system may be placed above ground provided such 
appurtenances and associated equipment are screened from view. 

4.8 Property Maintenance 

Property shall be maintained in acceptable visual condition. This includes irrigation, seeding, 
pruning and necessary replanting of landscaped areas; removal of trash, discarded materials and 
equipment; removal of boats, trailers or other vehicles either unrelated to the on-site business or 
in a deteriorated or incomplete condition; removal of containers or shipping materials after their 
function is accomplished; and painting or appropriate preservation of building facades and walls. 
A landscape maintenance district shall be formed within the Project Area to insure adequate 
maintenance of roadway landscape features as shown on the Conceptual Development Plan 
contained in the back pocket of this document. 

4.9 Future CEQA Compliance 

A program environmental impact report has been prepared and certified as adequotc and complete 
for this Specific Plan; proposed development projects consistent with this Specific Plan shall, in 
moSI cases, be required only to reference the existing EIR. If localized impacts or changes arc 
discovered in the process, they shall be addressed by means of a mitigated negative declaration 
or supplemental environmental impact report pursuant to Sections 1S162 and 15163 of CEQA. 

4.10 Land Use 

The four primary land use districts permitted within the Project Arca arc listed below. Eacb 
district is further described by recommended specific land use categories. Refer to Exhibit 29 
to determine the boundaries of each category. 

Primary Land Use Districts 

Residential District. 

Commercial 

Office Parle Djstrict 

Industrial District 
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4.10.1 Primary Districts 

4.10.1.1 Residential District 

The residential district in the Gateway Specific Plan will consist of low density housing (A-1-20 
and A-1-40). Most of the proposed housing will be located along Parlcridge Avenue south of 
First Street. To a lesser extent housing is also proposed along Second Street near Mountain 
Avenue. Development shall be governed by requirements of underlying zone. 

4.10.1.2 Commercial District 

The Commercial District is intended to facilitate lhe development of underutilized and vacaot 
parcels of land within the Project Area In such a way that they will contnl>ute 10 the economic 
development of the Oty. The Gateway Specific Plan Project Area, because of its location to 
major roadways, the Norco Auto Mall and the Second Street/1-15 on/off ramp, and because of 
the availability of significant amounts of vacant and recyclable lend, will become the primary 
commercial area within Norco. 

a. Principle Uses Permilled 

b. 

See Appendix C, Permitted and Conditionally Permitted Uses. 

Limitations on Pennined Uses 

Every use permitted in the Commercial District shall be subject to the following 
conditions and limitations. 

1) No operations aud uses conducted on tile premises shall be 
offensive by reason of noise, dust, mud, odor, smoke, vibratioos 
or other similar causes; and 

2) All uses in the Commercial District shaU be conducted completely 
within a fuUy enclosed building except: 

a. Recreational activities customarily conducted in the open; 

b. Exterior storage with the approval of a conditional use 
permit; 

c. Outdoor dining areas; and 

d. Surface parking lots. 

95 

... 

1 

• 

' 

C 



{ ) 

V 

C. 

3) All uses in the Commercial District shall comply with all other 
applicable City, Count¥, State and Federal laws and regulations. 

4) No automobile dismantling businesses are allowed in this district 
except as required for the permiued repair of automobiles within 
specific zones. 

5) Small auto service and repair uses with up to four ( 4) service bays 
are permitted within the auto related commercial designati011. 
Small auto service and repair uses with up to two (2) service bays 
are permiued within the Highway Oriented Commercial 
designation. Projects proposing a greater number of bays shall be 
referred to the Planning Commission for consideration in the form 
of a conditional use permiL 

Permitted Accessory Uses 

The following uses arc permitted in the Commercial District when 
developed and used in conjunction with one or more of the principal 
permitted uses. 

1) Employee recreation facilities and play areas; 

2) Retail sales and services; 

3) Permitted wholesale sales and services ("willcall" types of 
business) 

4) Surf.ace parking lots. 

d. Site Development Standards 

Any "integrated" commercial ccnter(s) shall be exempt from lot size and 
frontage requirements; said centers shall be subject to discretionary actions of 
lhc Planning Commission. 

I) Lot Arca 

Every lot in the Commercial District shall be a m1mmum of 
13,125 square feet and have a minimum frontage on a dedicated 
Slrcel of 75 fccL 
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2) Height 

No building or structure within the Commercial Disuict shall 
exceed a height of 35 feeL Buildings utilizing a parapet well in 
order to bide rooftop equipment or buildings incorporating rooftop 
architectural features shall 001 exceed 50 feet at the higjlcst poinL 
Building heights may be iocre11sed through the provision of a 
conditional use permit at the discretion of the City's Planning 
Commission. 

3) Front Yard Setback Requirements 

4) 

When no front yard parking is included within the site plan a 25 
foot minimum, suitably landscaped setback shall be provided. 
When front yard parking is included within the site plan a 60 foot 
minimum setback shall be provided; this setback shall include a 
fifteen {15) foot minimum, suitably landscaped area along the lot 
frontage. 

Side Yard Setback Requirements 

No side yard setback is required unless the following condition 
exist: 

a .  Such yard abuts a dedicated street, in which case a fifteen 
(15) foot minimum, suitably landscaped setback shall be 
provided. Refer to Sub-section (d)(3) (Front Yard Setback 
Requirements), if parking facilities are located in the side 
yard setback. 

5) Rear Yard Setback Requirements 

No rear yard setback is required, unless such rear yard abuts a 
dedicated street in which ca� a fifteen (15) foot minimum, 
suitably landscaped setback is required. 

e. Land5cape Requirements 

1) In the Commercial District, landscape requirements shall be as 
follows: 

a) Landscaping for the purpose of this chapter shall consist of 
trees, shrubs, vines, annual and perennial flowers, ground 
coverings or any combination thereof. Drought tolerant 
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b) 

c) 

d) 

e) 

species shall be used whenever feasible. A recommended 
plant palette is included in Appendix B of this Plan. 

A minimum of 15 percent of the total of any development 
site shall be devoted 10 landscaping which includes all 
landscaped setbacks. One-third of the required landscaping 
shall be within parking lot areas. 

All landscaped areas shall be provided with permanent 
watering facilities. 

All landscaped areas shall be maintained in a neat, clean 
and healthy condition. This shall include proper pruning, 
weeding. removal of Utter, fertilizing and replacement of 
plants when necessary. 

Landscape design shall include a variety of open space 
areas, utilizing eanh mounds of variable heights where 
feasible with a variegated grouping pattern of trees, shrubs 
and groundcover. • 

t) Within vehicle parking and outdoor display areas the design 
guidelines shown below are recommended. However, these 
guidelines arc not intended lo prohibit flexibility in =ting 
various shapes ( circular, triangular) or varying sizes. 
Reference Section 4.11, Parking Requirements, for general 
parking stall design provisions. 
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L1nd1c1ptd 
center divider 

Vehicle Parking Stall Design 

4.10.1.3 Office Park: District 

Minimum 2 lrus 
per planter eru. 

The Office Park District is intended 10 serve local and sub-regional office and office park needs. 
This district provides for the development of garden office, single occupant office and ancillary 
uses. 

The District is intended to accommodate professional/administrative  office and personnel services. 
Typically, uses consist of executive, management, administrative, or clerical uses including the 
establishment of branch offices, data processing centers and the provision of coDSUltation 
establishments of a professional nature. Additional office land uses consist of activities which 
cater 10 business suppon and personal services. Uses typically include medical and health care 
clinics, travel agencies, Insurance agencies, copy centers, and other like land uses. 

a. Principal Uses Permi1ted 

Sec Appendix C, Pe.rmitted and Conditionally Permitted Uses. 

99 

• .,JC.-...JI. 0 
I 

, ..... '""~ 

IJ 



b. 

c. 

r _,, 

Limitation on Permitted Uses 

Every use pennilled in the Office Park District shall be subject to the following 
conditions and limitations: 

l. All uses in tbe Office Park District shall be conducted completely within a fully 
enclosed building except: 

a. Recreational facilities customarily conducted in the open; 

b. Exterior storage provided that it is completely surrounded by a 
masonry wall at least seven feel in height; 

c. Outdoor dining areas and employee parking; and, 

d. Surface parking lots. 

2. All uses in the Office Park District shall comply with all other applicable City, 
County, State and Federal laws and regulations. 

Peffl!illed Accessory Uses 

The following uses are permitted ill the Office Part District when developed and used 
in conjunction with one or more of the principal permitted uses. 

1. Surface parlcing lots 

2 Eating establishments; no bars or lounges are permitted 

Site Development Standards 

Any "integrated" office parlc(s) shall be exempt from lot size and frontage requirements; 
said office parks sbaU be subject to discretionary actions of the Planning Commission. 

1. Lot area 

Every lot in the Office Park District shall be a minimum of 13,125 square feet. 
Minimum width shall be 75 feet; minimum depth shall be 175. 

2 Building .Height 

No building or structure within th.e Office Park District shall exceed a height of 
two stories or 35 feeL Buildings utilizing a parapet wall in order to bide rooftop 
equipment, or buildings incorporating rooftop architectural features shall not 
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exceed 50 feet at the highest point. The following exception is applicable to that 
area designated as Office Park located northeast of Parkridge Avenue and 
southeast of the Three Bar Lane residential area: 

The building height limitation shall be one (1) story or twenty (20) feel 

3. Front Yard Setback Requirements 

In the Office Parle District the front yard setback shall not be less than fifleen 
(15) feet from the Parlaidge Avenue right-of-way; this setback sball be fully 
landscaped. 

The front yard setback shall DOI be less than twelve (12) feet from the 
right-of-way of all other streets; this area shall be fully landscaped. 

4. Side Yard and Rear :Yard Setback Requirements 

There shall be no _requirement, except where any rear yard is provided, there 
shall also be provided a side yard of twelve (12) feet on at least one side of the 
lot, or a recorded vehicular access easement from a public street to said rear 
yard. 

Landscape Requirements 

1. In the Office Park District, landscaping requirements shall be as follows: 

a. .Landscaping for the purpose of this sectlon shall consist of trees, shrubs, 
vines, annual and perennial flowers, ground coverings or any combination 
thereof. Drought tolerant species shall be used whenever feasible. A 
recommended plant palette is included in Appendix B of this Plan. 

b. A minimum <If 15 percent of the total of any development site shall be 
devoted to landscaping wblch includes all landscaped setback areas. 
One-third of the required landscaping shall be within parking lot areas. 

c. All landscaped areas shall be provided with permanent watering facilities. 

d. All landscaped areas shall be maintained in a neat, clean and healthy 
condition. This shall include proper pruning, weeding, removal of litter, 
fertilizing and replacement of plants when necessary. 

e. Landscape design sbalJ include a variety of open 6J>8CC areas, utilizing 
earth mounds of variable heights were feasible with a variegated grouping 
pattern of trees, shrubs and groundcover. 
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lJ f. Within vehicle parking areas, standards as required in Section 4.10.1.2 
(eXJXf) shall be applicable. 

4.10.1.4 lndust.rial District 

The Industrial District is intended to facilitate the economic development of the City by creating 
an expanded employment base. This District provides for the development of light Industrial land 
uses which generally includes research & development facilities, light manufacturing activities, 
custom manufacturing, assembly, fabrication and wholesaling with related office and 
administrative functions. 

a. Principal Uses Permitted 

Sec Appendix C, Permitted and Conditionally Permitted Uses. 

b. Limitations on Pennitted Uses 

Every use permitted in the Industrial District shall be subject to the following conditions 
and limitations: 

1) No operations and uses conducted on the premises shall be objectionable by 
reason of noise, dust, mud, odor, smoke, vibrations or other similar causes; and 

2) AU uses in the Industrial District shall be conducted completely within a fully 
enclosed building except: 

a) Recreational facilities customarily conducted in the open; 

b) Exterior storage provided that is is completely surrounded by a masonry 
wall at least seven feet in height; 

c) Outdoor dining areas and employee parking; and, 

d) Sudace parlcing lots. 

3) No automobile dismantling businesses arc allowed in this districL 

4) Small professional offices up to 15,000 square feel in floor area may be the 
principal permitted use except that, in conjunction with a permitted 
manufacturing. light industrial, warehousing. distribution, light assembly, 
processing or mixed use the size may be greater. 
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C. Permitled Accessory Uses 

The following uses are permitted in the Industrial Distrlci when developed and used In 
conjunction with one or more of the principal permitted uses. 

1)  Employee recreation facilities and play areas. 

2) Wholesale sales and distribution. 

3)  Surface parking lots. 

4 )  Open storage incidental to a principal use provided the storage is screened from 
public view by a solid masonry or stucco stud wall of one color to be not less 
than seven feet in hcighL Such storage shall not be stacked above the height of 
the wall and shall not be located within the required parking area. 

d. Site Development Standards 

Any "Integrated" industrial center(s) shall be exempt from lot size and frootage 
requirements; said centers shall be subject to the discretionary actions of tbe PlaDDing 
Commission. 

1) Lot Area 

Every lot in the lDdustria.l DistriCI shall be a minimum of 43,560 square feet (1.0 
acre). Minimum width shall be 125 feet; minimum depth shall be 250 :fceL 

2) Building Height 

No building or structure within the Industrial Disuici shall exceed a height of 
35 feet, however that building utilizing a parapet wall in order to hlde rooftop 
equipment shall not exceed 40 feet For buildings located within 75 feel of 
:Pacific Avenue right-of-way, • one (1) story or twenty (20) :feet building height 
limitation shall apply. 

3) Front Yard Setback R.equirements 

ln the Industrial District the front yard setback shall not be less than fifteen (15) 
feet from the street right-of-way. These setbacks shall be fully landscaped and 
maintained in accordance with sub-section (e) Landscape Requirements. No 
parking shall be allowed in this setback area. The following exception is 
applicable: 
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a. All front yard setbacks abutting Second Street between Mountain Avenue 
and Pacific Avenue, shall not be less than 25 feet. No parking shall be 
allowed in this setback area. These setbacks shall be fully landscaped 
and maintained in accordance with sub-section (e), (Landsca.pc 
Requirements). 

4) Side Yard Setback Requirements 

No side yard setback is required unless one of the following conditions exist, in 
whlch case the stated setback requirement shall be applicable: 

a) Such side yard abuts one of the following dedicated roadways: 

Pacific Avenue 
Second Street, 

between Mountain 
and Pacific Avenues 

First Street 

Setback 

f'"Ifty (SO) feel minimum 

Twenty (20) ieet minimum (fully landscaped) 
Twenty (20) feet minimum (fully landscaped) 

b) Such side yard abut& any other dedicated street in which case a ten (10) 
foot suitably landscaped setback is required. 

c) Where the abutting property on the side yard is in another district in 
which case a minimum fiftecn (IS) foot suitably landscaped setback ls 
required. Landscaped aetbact shall include a minimum seven (7) foot 
high masonry wall; location of this wall shall be approved by the City 
Planning Department. No parking shall be allowed in this setback. 

5) Rear Yard Setback Requirements 

No rear yard seibaclt Is required, unless the abutting property is in a different 
district or adjacent to a dedicated street in which case an minimum fifteen (15) 
foot suitably landscaped setback is required. Landscaped setback shall include 
a seven (7) foot high masonry wall; location of this wall shall be approved by 
the Oty Planning Dcparunent. For property abutting Pacific Avenue, ■ fifty (SO) 
foot setback is required with at least five (5) feet of landscaping adjacent to the 
right-of-way. 

6) Yard Area 

Where two or more legally established building sites 11 the time of adoption of 
these regulations are combined into one site, the minimum yard area for th.e new 
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site shall be the aggregate of yard areas that would have been required for eacb 
of the original sites under these regulations. 

Landscape Requirements 

1) In the Industrial District, landscaping requirements shall be as follows: 

a) In the front yard setback, an at-grade or raised landscape planter shall be 
employed except in front yard setbacks fronting FlfSt or Second Street, 
between Mountain Avenue and Pacific Avenue, where the planting areas 
shall consist of undulating earth benns not less than 42" in height. A 
permanent drought tolerant ground cover such as turf, ivy o.r gazania, and 
trees are the basic planting materials recommended. At a minimum, oDC 
(1) 15 gallon tree shall be provided for every 25 feet of lot frontage on 
a dedicated street. Tree groupings shall be informal. A recommended 
plant palette is included as Appendix B of lhis Plan. 

b) Landscaping is not required in side yard setbacks unless the side yard 
abuts a dedicated street or abuts a different zoning district. 

c) l.anlbcaping for lbe purpose of this chapter shall consist of trees, shrubs, 
vines, annual and perennia.l flowers, ground cover or any combination 
thereof. Drought tolerant species shall be used whenever feasible. 

d) A minimum of 15 peroent of the total of any development site shall be 
devoted to landscaping which includes all landscaped setback: areas. 
One-third of the required landscaping shall be in the parking lot areas. 

e) All landscaped areas shall be provided with permanent watering facilities. 

f) All landscaped areas shall be niaintained in a neat, clean and healthy 
condition. This shall include proper pruning, weeding. removal of litter, 
fcnilizing and replacement of plants when necessary. 

g) Landscape design shall incfude a variety of open space areas, utilizing 
earth mounds of variable heights where feasible with I variegated 
grouping pattern of trees, shrubs and ground cover. 

h) Within vehicle pa.rking areas, standards as required in Section 4.10.1.2 
(eXl) (f) shall be applicable. 
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4.11 Parking Requirements 

4.11.1 General Provisions 

a. Parking facilities shall be designed so that a car within a facility will not have 
to enter o street 10 move from one location to any 0th.er location within the same 
facility. 

b. Wbeel slops shall be provided on all parking spaces abuuing a sidewalk or 
property line unless a 2' -6" landscaped area is provided in lieu of wheel stops 
as shown below. 

c. Parking facilities shall be designed in such a manner lhat any vehicle on the 
property will be able to maneuver as necessary so that it may exit from the 
property traveling in a forward direction. 

d. Off-street parking facilities, shall be provided for any new building constructed, 
for any new use established, and for any addilion or enlargement of an existing 
building or use. See Table 6 for the number of off-street parking spaces 
required. 
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a. 

b. 

C. 

d. 

e. 

f. 

g, 

b. 

TABLE 6 
AUTOMOBILE OFF-STREET PARKJNG SPACES REQUIRED 

USE 

Light Manufacturing 
& Light Industrial 

Research and 
Development 
(office with 
oo site test• 
ing facilities) 

Warehouse 

Stores, Shops and 
other commercial 
uses 
Restaurants, Bars, 
Cafcs. Dining Rooms 

Offices 

Hotel/Motel 

Auto Sales/Rentals/ 

Retail Nurseries 

PARKING REQUIREMENT 

1 space/400 square feet of gross floor area devoted to 
manufacturing plus 1 space for every 250 square feet of 
office floor area. 

I space/400 square feet of gross floor area. 1 space for 
every 250 feet of office floor area. 

1 space for every 750 squllre feet of warehouse or storage 
floor area. 

1 spacc/250 s.!. of gross floor area or portion thereof. 

1 space/100 sJ. of gross floor area. 

l space per 250 s.f. of gross floor area. 

1 space for cocb living or sleeping unit; plus 1 !or each 
S units. For each unlt with a kitchen, add 2 spaces in 
a garage or carporL 

Not less than l parking space for every 1,000 square 
feet 
of gross land area used for open display, not to exceed 
10,000 square feet. 
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e. No building or use of land lawfully ex1s1mg on this effective date of this 
ordinance shaU be considered non.conforming solely because of the lade of 
off.street parking facilities required by this Specific Plan. 

f. Structures existing at the time of the adoption of this Specific Plan will not be 
required to provide parking for new uses in accordance with this provision as 
long as the new use is of the same general nature as tho prior use and no 
expansion of floor area is proposed. 

g. Where the application of the following parking schedules results in II fractional 
space., then the fractions shall be rounded to the next higher whole number. 

h. Parking requirements for uses not spccificarty listed in the following schedule 
shall be determined by the City Planning Department for the proposed use on 
the basis of requirements for similar uses. 

l. Shared Parking facilities l!l!!Y be allowed for uses with significantly different 
peak hours of operation. Requests for shared parking must meet the following 
requirements: 

j. 

1) A parking study shall be submitted by the applicant to the Planning 
Commission demonstrating that there will not exist substantial conflict In 
the peak hours of parlc.lng dem11nd for the uses for which joint use is 
proposed. 

2) The number of parking stalls which may be credited against the 
requirements of the structures or uses Involved shall not exceed the 
number of stalls reasonably anticipated to be available during differing 
hours of operation. 

3) A written agreement shall be drawn to the satisfaction of the Oty 
Attorney end executed by all panics concerned assuring the continued 
availability of the number of stalls designed for joint use. 

4) This provision Is suggested es en administrative guideline. The Pla.nning 
Commission shall ultimately determine the size of allowable parklng 
reductions. 

Parking spaces sbaU be developed in such a monner as not to be detriment.al lo 
surrounding propenics. Parking facilities adjoining an existing residential zone 
shall be screened with a masonry wall of a seven (7) foot minimum height. 
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4.11.2 Design of Parking Spaces 

a. Visi1or Spaces 

Visitor or non-landem spaces shall be a minimum of 9 feet in width by 20 feet in 
length (see Exhibil 30). 

b.  Parallel Parking 

Parallel parking spaces shall be a minimum of 8 feel in width by 24 feet in lenglh. 

c. 

d. 

C. 

A maximum 2 1/2 fool overhang into the landscaped area in fro01 of wheel stops 
may be counted in calculating space length. 

Minimum Dimensions for regular non-tandem parking layouts arc shown below. 
A reduction of parking stall size must be  approved by the Cty Planning 
Commission. 

Curb Stall Bay Interlock 
� Length Len2!h Aisle Wjdtb �RX Wjdtb 
30" 18' 17'-10" 12' 47'-8• 39' 
40" 14' 19' -9" 13' 52'-6" 4S' -7" 
45" 12'-9" 20'·6" 14' 5S' 48'-8" 
SO" 11'-9" 21 '-1 • 15' 57•.2· S1 • .s• 
6fJ' 10'-S" 21'-10" 18' 61 '-8" 57'-2" 
90" 9' 20' 25' 65' 65' 
A B C D E F 

Any driv.ing aisle that is designated by the Fire Department as a fire lane shall 
b e  a minimum of twenty (20) feet wide. 
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EXHIBIT 30 

Frre equipment turning radius shall be designed to the satisfaction of the Ftrc 
Department with a minimum turning radius of twenty (20) feet and a minimum outside 
turning radius of forty-five (45) feeL 

4.11.3 Off-Street Loading Facilities 

a. Each loading space shall not be less than twelve (12) feet in width, twenty-five 
(25) feet in length, and with an overhead clearance of at least fifteen (15) feeL 
All or any portion of the loading dock may be allowed within the building. 

b. Such spaces must be located on the side or in the rear of buildings whenever 
possible. 

110 

lJ 



L 

c. Such space shall be so designed that ii will not interfere with vehicular 
circulation. 

d. Such space shall be sited 10 avoid views from public streetS or other sensitive 
receptors. 

e. Required loading spaces for commercial, industrial, warehouse and 
manufacturing uses sha.11 be provided as set forth in Table 7: 

4.12 Site Plan Review Procedures 

All regular provisions of lhe Norco Municipal Code shall apply to all properties within the 
Specific Piao Project Area, including but not limited to conditional use permit, variance, time 
limit, publlc notice and hearing provisions. The provisions herein add to or supplement the 
above referenced provisions. 

4.12.1 Site Plan Review 

The Gateway Specific Plan shall be implemented through the use of site plan review. A site plan 
shall be required for all rehabilitation, redevelopment, expansion of existing use of structures and 
new development within the Specific Plan Project Area requiring a building permit. A site plan 
review will not be required for rehabilito1ion of a structure where there is no footage increase or 
use intensification or for residential developmenL This requirement is instituted for theiollowlng 
reasons: 

1) To ensure consistency with the intent of the Gateway Specific Plan. 

2) To encourage innovative commercial and industrial design and development. 

3) To assure substantial long range compliance with the Norco General Plan. 

4) To promote the highest contemporary standards of site design. 

5) To adapt to specific or special development conditions tba1 occur from time to time 
while continuing to implement the Specific Plan. 

6) To facilitate complete documentation of lond use entillementS authorized and conditions 
pertinent thereto. 
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TABLE 7 
REQUIRED LOADING SPACES 

Commercial, lnduStrial and Wn.rebousc Buildings 

(a) 
(b) 
(c) 
(d) 
(e) 
(f) 

Building Floor Area 
Under 20,000 SFGFA• 
Between 20,001 & 40,000 SFGFA 
Between 40,001 & 80,000 SFGFA 
Between 80,001 & 120,000 SFGFA 
Between 120,001 & 160,000 SFGFA 
Over 160,000 SFGFA 

Hotels and Restaurants 

Office BuildingJ 

(a) 
(b) 
(c) 

Bujldjng F]oor Area 

Under 50,000 SFGFA 
Between 50,001 and 100,000 SFGFA 
Over 100,000 SFGFA 

• Square feet of gross floor arca4.12.3 
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Exemptions 

No. of Loading 
Spaces Required 

1 
2 
3 
4 

5 
6 

I 

No. of Loading 
Spaces Required 

I 
2 
3 



4.12.2 Applicability 

Approval of a Site Plan shall be required prior to or concurrent with a Tentative Tract or Parcel 
map for all proposed projects within the Specific Plan Project Area. Where no Tentative Tract 
or Parcel map is required, approval of a site plan shall occur prior to issuance of building 
pennits. Authority for approval of a site plan shall rest with the Planning Commission. 

The fol lowing ll> o lid nf activities whkb arc exempt from the site plan review process. This list 
is 001 all-inclusive, the Planning Director may exempt other special activities not covered by this 
listing. 

o All interior changes, alterations, construction 
o Repainting 
o Reglazing, new mullions 
o Relandscaping of existing structure 
o Re-roofing with similar style roofing materials 
o Exterior mechanical (beating, air conditioning, water heater) 
o Demolition 

4.12.3 Exemptions 

The following is a list of activities which arc exempt from the site plan review process. Tb.is list 
is not all-inclusive, the Planning Director exempt other special activities not covered by this 
listing. 

o All interior changes, alterations, construction 
0 Repainting 
o Reglazing, new mullions 
o Relandscaping of existing structure 
o Re-roofing with similar style roofing materials 
o Exterior mechanical (heating, air conditioning, water heater) 
o Demolition 

4.12.4 Procedures 

Site plans which contain plans, drawings, illustrntions, designs, reports and other detailed 
information as required herein, shall be submitted to the Qty staff for review and comment. 
Applicants are encouraged to submit preliminary plans for review and comment by the Planning 
Department prior to the final preparation of a site plan. Comment from otbe.r City depanments 
and service agencies shall be sought by tbc Planning Depanment prior to preparing a 
recommendation on the finalized site plan. 
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Applicants should ensure 1hat they have oblained o copy of the design guidelines which 
supplement this Specific Pian. This will assisl the developer in achieving consislency with the 
Specific Plan end generally facilitate a quali1y project. 

Upon de1ermination that the site plan complies with lhe provisions of the Specific Plan and the 
review factors described io the design guidelines, the staff shall prepa.re a staff report with 
recommendations which shall be submitted along with the sile plan lo lhe Planning Commission 
at the earliest possible regular meeting. T h e  Planning Commission shall approve, deny or 
conditionally approve the site plan. 

4.12.5 Environmental Determination 

The site plan review process is discretionary, not ministerial, and is therefore subjcct to the 
requirements of the CaUfomia Environmental Quality Act (CEQA). A program Environmental 
Impact Report (EIR) was prepared es a pan of the Plan adoption process; however, if during the 
preparation of an initial study, or during review of the program EIR it is determined that new 
information is available which discloses and affects upon the existing environmental setting. o r  
i f  it is detmnined thal a proposed developmeni project would have impacts not previously 
examined in the program BIR, additional environmental assessment may be required prior to the 
Projcct's approval. 

4.12.6 Revisions 

Revisions that are minor in ·nature or reasonable extensions other than those applied as a 
condition of approval by the Planning Commission, shall be submitted for review and approval 
administratively by the Planning Director. Significant changes, additions or omissio.ns shall be 
submitted for review and approval by the Planning Commission. 

4.12. 7 Site Plan Requirements 

A site plan shall co.nsist of plans, drawings, illustrations, designs, reports and other detailed 
information as required to determine compliance with the provisions of the Gateway Specific 
Plan and responsiveness to design guidelines. The following list of plans and information is 
required: 

a. Lot dimensions; 

b. All existing and proposed building and structures, including their location, size, 
height, proposed use, design and construction material; 

c. All existing and proposed yards and spaces between buildings and structures; 

d. All existing and proposed walls, fences and landscaping including the location, 
height, area, nature and type of design and material composition for the walls 
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f. 

g. 

h. 

I. 

j. 

and fences and the type landscaping vegetation and irrigation system proposed 
for such; 

All existing and proposed off-street parking, including the location, number of 
parking spaces, dimensions of the entire parking area and individual parking 
spaces, the arrangement of spaces, internal circulation pattern for pedestrian, 
eqllesttian, and vehicular traffic, and the landscaping thereof; 

All existing and proposed access to Lhe lot, including pedestrian, equestrian, and 
vehicular access; the points of ingress and egress to the lot, the width, location 
and description of the access areas and of the streets from which access and 
ingress is proposed; 

All existing and proposed signs, including the location, size, height, location and 
nature of supports and material composition of sign and supports; 

All existing and proposed loading. including the location, area dimensions, 
number of loading spaces and the internal vehicular traffic circulation on Lhc site 
for loading vehicles; 

All existing and proposed lighting, including the location and general nature of 
both offsite and onsitc lighting; the proposed intensity thereof and diffusion 
thereof; 

All existing and proposed street or trail dcdicatioos, and improvements thereon, 
including the location, and nature of street or trail improvements; 

k. All existing and proposed outdoor and indoor storage activities, including but not 
limited to the nature of such storage, its location, proposed height and type of 
screening for such including the design and material compositio n  thereof; 

I. All existing and proposed drainage and grading on site and offsitc, including the 
location of the drains, their type and dimensions; 

m. All existing and proposed waste disposal facilities, including the results of any 
percolation test for onsitc septic tank use; and 

n. Such other data as may be required by the Planning Director to enable the 
Planning Commission to make a proper review and take action thereon. 

4.12.8 Procedure for site plan review and approval 

All requirements for site plan review and approval as established in the Norco Municipal Code, 
Section 18.40.10, arc applicable to this specific plan. 
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4.12.8.1 Mandatory Findings for Site Plan Approval 

The Planning Commission shall make the following wriuen findings before approving 
or conditionally approving any site plan affecting this Specific Plan. 

1) The proposed project is compatible with the intent and purpose of the Specific 
Plan. 

2) The Project will not have an adverse impact on the public health, safety, intcrcsc, 
convenience or the general welfare. 

3) The Project is compatible with the intent and puypose of the regulations and 
design guidelines of the Gateway Specific Plan. 
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5.0 PLAN IMPLEMENTATION 

5.1 Economic Development Strategics 

This section oullincs the Economic Oevclopmco1 strategics incorporated in this Specific Plan. 
These strategics arc intended to provide the framework for financing public and private 
improvements within the Project Area, which can bring the circulation, land use, utilities and 
design components of the Plan into reality and establish other mechanisms which will ultimately 
promote tbe viability of business activity along within the Project Area. 

In following brief notes on the purpose of an economic development strategy, the discussion turns 
to five key components which constitute the economic blueprint for the Project Area. Each 
component is described in terms of it's rationale, potential phasing, private and public 
responsibilities, and appropriate funding sources. 

An Economic Development Strategy is only one pan of the overall Specific Plan. though it is 
crucial in achieving a land use pattern which is viable in the marketplace while supponing the 
design and regulatory objectives of the Plan. It is one of the focused blueprints for 
implementation of goals and objectives. In addition, It functions es a coordinating device 
between such features as traffic, design character, and land use. Finally, it enumerates the 
various administrative and financial resources which will be required for effective 
implementation. 

Economic development covers just one of the many policy aetions necessary to project the Plan's 
design, land use, public utilities infrastructure and circulatio.n improvement programs into realily. 
Policies aimed t.oward retail and service land use, will eventually be evaluated on whether or not 
Ibey strengthened the local economy, and also provide retail shopping opponunities. 

This strategy is founded upon the findings of an economic study prepared for the Interstate 15 
Corridor Study Area, which includes the Gateway Specific Plan Project Area (reference Appendix 
C of the 1-15 Corridor Study) and in the goals end objectives established with citizen, staff and 
public officials input. 

Finally, an Economic Development Strategy enumerates the conditions under which various types 
of public assistance may occur. II also specifics what is expected of both private and 
governmental panicipants in the implementation process. Because resources for implementation 
are always limited, it is essential to prioritize objectives for the future and to re-<:xamine these 
as time brings changes to the Project Area. Economic development within the Project Area can 
be successfully initiated by the private sector. Participation by local government will be limited 
to providing a receptive climate in response to private sector proposals assisting in parcel 
consolidation, relocation assistance, roadway and infrastructure improvement projects and to 
install special mechanisms that foster private action among retail and service businesses. 
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Implementation policies may be divided into rwo types: I) administrative mechanisms, and 2) 
financial incentives. Some changes and the administrative climate for economic development are 
generally necessary 10 make use of specific incentive devices. Moreover, local government 
policy should give priority 10 improving the climate for the local economy rather thaa OD the 
provision of financial subsidies. 

5.1.1 Redevelopment Agency Panicipation 

With the adoption of the Gateway Specific Plan the Norco Redevelopment Agency (the 
• Agency") bas the opponunity 10 consider targeting specific public actioas commensurate with 
its ability to finance those actions. 

Consideration of such should commence with a special repon to the Agency outlining areas of 
potential public involvement, potential costs and priorities; this report should be considered by 
the Agency Board within 90 days from the date of adoption of the Gateway Specific Plan. This 
repon, many parts of which arc currently under consideration by City and Agency staff, should 
address such potential policy areas as: 

1. Participation in underwriting of public street and intersection construction and 
reconstruction projects; 

2. Public design treatment as n positive force within the Project Area; 

3. Elimination of physical and bureaucratic obstacles 10 private development/ 
redevelopment projects; 

4. Public participation in parcel consolidation; 

5. Participation in underwriting of public infrast.ructure and utiUtics improvements Projects; 

6. Joint public-private participation ventures; 

7. Applicable financing programs; 

8. Redevelopment program schedules; and 

9. Relocation assistance. 

Th.e primary objective of this policy is to provide a mechanism for public panicipation in areas 
where public action is necessary to eliminate major obstacles to the proper development of the 
Project Area and to encourage future economic investment within the City of Norco. 
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5.1.2 Infrastructure Assessment District Development and Improvement 

Generating an enhanced economic climate for the Gnteway Specific Plan Project Area will 
require public sector commitments as well as private development activity. Public participation 
will be required in the development of flood control/drainage improvements, street widening and 
consuuction, and intersection reconstruction/traffic control device installation. 

Storm drain/flood control and traffic/circulation system investments are the heart of the Specific 
Plan infrastructure improvements plan. These projects (see Appendix D for a detailed Projects 
Ust) are proposed to be completed in two phases: 

Phase l. Public improvements south of First Street will be completed in Phase 1. Phase I 
Projects will include: 

A .  Roadway/Cin:ulotion System Improvements 

1. Extension of Mountain Avenue southward to its intersection with the 
existing portion of Mountain Avenue between First and Second Streets; 

2. Widening and resurfacing, installation of curbs, gutters, etc., of Parlcrldgc 
Avenue; 

3. Improvements of those portions of  Hamner Avenue within the Project 
Area, including an 18-foot wide raised landscape med.ian. 

4. Widening, resurfacing, Installation of curbs, gutters, and sidewalks along 
FtrSt Street; 

5. Traffic signal improvements/modifications at the following intersections: 

a. Yuma/Hamner 
b. First/Hamner 
c. Parkridge/Paclflc 
d. I-15/Yuma 
e. FtrSI/Mountain 

6. Miscellaneous signing, striping and pavement marking; 

7. Miscellaneous street lights; and 

8. Installation of a riding troil along the southern side of First Street. This 
riding trail will remoin as long as residential properties are located along 
First Street; 
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B. Storm Drain/Flood Control Improvements 

1. Catch basins as required; 

2. Curb openings as required; and 

3. Installation of the boxed portions or open channel of the South Norco 
flood control channel (approximately 800 linear feet); 

C. Sanitary Sewers and Water Distribution 

1. Installation of new mains as required south of First Street only; 

2. Installation of new main holes as required; 

3. Miscellaneous laterals as required; and 

4. Installation of new fire hydrants as required. 

Phllse [I. Public improvemenll north. of First Street will be completed in Phase U. Phase D 
Projects will include: 

A Traffic/Circulation System Improvements 

1. Cul-de-sacing of Pacific Avenue; 

2. Widening. resurfacing, installation of curbs, gutters and sidewalks; 

3. Widening, realignment, resurfacing, installation of curbs, gutters and 
sidewalks. Roadway width wilJ be 66-feet west of the new connector 
streel/Second Street intersection. No median will be installed within the 
66-foot right-of-way; 

4. Traffic signal improvemenlS/modificatioos at the following intersections: 

a. Second Street/Hamner Avenue; 

5. 

6. 

7. 

Miscellaneous striping, signing and pavement marking; 

Miscellaneous street lights; and 

Installation of riding trails along the south side of Second Street and 
along the east side of Pacific Avenue. The riding trail along Second 
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Street will remain as long as residential properties are located along that 
street. The riding trail along Pacific will be a permanent installation. 

B. Storm Drain/Flood Control Improvements 

1. Catch basins as required; 

2. Curb openings as required; 

3. Improvements to the open sections of the east/west flood control chan.nel; 

C. Sanitary Sewers and Water Distribution 

l. Installation of new mains as required; 

2. Installation of new manholes as requireo; 

3. Miscellaneous laterals as required; and 

4. Installation of new fire hydrants as required. 

Funding for storm drain/flood control improvements could come from a Redevelopment Agency 
bond issue or a Mello-Roos Community Facilities District. The Mello-Roos Act has become a 
significant method of financing public capital facilities serving new development through bond 
issues authorized by special taxes. Additionally, the City will examine the possibility of either 
assessment district proceedings or a separate redevelopment bond issue to f inance its ponion of 
these improvements. 

5.1.3 Incentive Program for Lot Conso.lidation 

Problems of traffic congestion and marginal land use arc often associated wilh a pattern of lots 
that are of an irregular fonn, shape or inadequate size for proper usefulness and development. 
Highly fragmented ownership and disjointed parcel configurations serious.ly hinder plans for 
renovation or expansion of businesses operating within these areas. 

Therefore, It is recommended that an incentive program for small-101 consolidation within the 
Project Area be establisheo. �sistnnce to support lot consolidation would apply under the 
following condition: 

a. Three or more parcels are involved; and 

b. Plans are submitted for a new development which exceeds the combined 
valuation of the land and improvements on the affected properties. 
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The Redevelopment Agency will work with applicants to consolidate parcels thereby stimulating 
eventual recycling of existing uses in affected areas. Agency assistance would be applied on a 
case-by-case basis, depending on the current pattern of development and the proposals submitted. 

5.1.4 Project Arca Marketing Program 

The Economic Development Strategy prepared by Agajonian & Associates identified a number 
of retail and service activities which are under-represented in the Project Area. 

Eliminating this leakage will be an ongoing implementation activity, having a greater potential 
for positive rcsult.s after infrastructure improvements arc in place. Types of businesses within 
the Commerc.ial District which would be targets of the marketing effort include high sales tax 
and employment generators. 

In order for lhis economic development program to be successful, it will be necessary to malce 
Project Arca development sites more attractive to private investment firms. The Redevelopment 
Agency may need to be a part of this effort for the purposes of  land assembly, land writcdowns, 
its power of eminent domain, and infrnstructure and roadway improvement projects. 

5.1.5 Small Business Assistance Program 

New business promotion and redevelopment activity do not mean that needs of existing Project 
Area businesses will be neglected. The City is committed 10 improving the operation of those 
firms which arc viable contributors to serving local and sub-regional consumer demands. 

In order to assist the small business sector. the Redevelopment Agency will woric toward 
establishing a program for use by businesses to finance f@cade upgmdjng and on-site 
improvements. The program would be open to owners of commercial property. 

The following criteria should be used in establishing a small business Assistance Prngram within 
the Gateway Specific Plan Project Area: 

o Improvements shall promote and not be in conflict wilh the goals and objectives 
of the Gateway Specific Plan. 

o Eligible improvement projects may include repainting, re-stuccoing, re.roofing. 
landscape improvements, resurfacing parking facilities, or other minor, on-site 
upgrading projects. 

o All facade and on-site improvements shall be approved through the Design 
Review process. 

0 Improvements for non-conforming uses and structures satisfy provisions 
established within the Gateway Specific Plan. 
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o Addition of new building and site features (not to include additional floor or 
parking area) which reduce the degree of non-conformity of existing uses 
encouraged under Ibis program. 

Other small business assistance programs wbich the Gty can investigate include the establishment 
of a local development corporation ia conjunction with the City of Norco Chamber of Commerce. 
Initial funding for such a program is available through Community Development Block Grant 
Section 108 provisions and the Small Business Administration 504 Program. 

The function of this nonprofit organization would be 10 stimulate the health and expansion of 
small businesses through low-interest loans or grants. This funding would suppon: 

S.1.6 

o building construction; 

o leasehold improvements; 

o renovation and modernization; 

o machinery and equipment; and 

o land acquisition. 

Sign and Landscape Maintenance District 

The City should consider the establishment of a Maintenance Assessment District for the Project 
Area which will accumulate funds to improve and maintain public landscaped areas, including 
landscaped media.us, and signage. The funds will be accumulated by charging a special fee for 
signage and landscaped areas. The fee will be charged at the design review and building permit 
stage. 

S. l. 7 Mon.itoring Program 

A monitoring program is incorporated in the Plan in order to track the progress of the Specific 
Plan and to cue the City for any needed improvements. This information wUJ also assist in 
determining budgetary needs for the Project Aiea. In addition, it is desirable to verify 
periodically that the pion is working in accord with City expectations. 

The Project Area wlll be monitored during the City's site plan review process. Exhibit 31 is an 
example of the type of form to be used for the monitoring procedure. A summary should be 
analyzed once a year to determine what changes ore occurring and if they require additional City 
action. This review should occur prior to the City budget preparation so that in the event 
additional City resources arc required, they can be allocated at that time. 

The following steps will be necessary 10 make the monitoring system operational: 
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2. 

3. 

4. 

5. 

Set up files; 

Establish a set of summary maps to log site plan cases; 

Enter cases on worksheets as they ore 61cd; 

Enter cases on summary mop as they arc approved; and 

Summarize aggregate activity in each land use district annually. Identify particularly: 

a. Parcel consolidation, if any. 
b. Parking/loading bay increases or reductions. 
c. Requirements for public facility improvements (particularly sewer enlargement). 
d. Notable problems, if any, with any aspect of the Specific Pion whlcb may 

suggest amendment consideration. 
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6.0 GENERAL Pl.AN CONSISTENCY 

Toe Gateway Specific Plan is intended 10 be consistent with 11II the elements of the Norco 
General Plan. The Plan includes policies, guidelines, standards. regulations and implementing 
actions for various policies of the General Plan. The Gateway Project Area has unique 
development potential, and the policies and regulations contained herein are meant to guide the 
development of this area, within the context of the City's General Pian. This Specific Plan 
should not be construed to be ill conflict with, or in any way to modify the General Plan. 
Actions carried out under the jurisdiction of this Pinn must be found consistent with the City's 
General Piao. 

Toe Gateway Specific Plan is designed to implement the goals and intent of the various clements 
of the Norco General Plan. The General Plan is divided into seven clements. each of these are 
addressed herein. The goals of each element arc liSted, followed by an explanation of how they 
are implemented by the Gateway Specific Plan. 

6.1 LAND USE ELEMENT 

6.1.1 Goals 

a. To promote the health, safety and well-being of the people of Norco by adopting 
standards for the proper balance, relationship and distribution of the various types of 
land uses. 

b. To maintain a well balanced equestrian oriented community offering residential z.ones, 
offering large lots for the keeping of horses and small animals, an adequate parks and 
reacation system for all age groups, facilities for cultural pursuits including equestrian 
path dedications, plaMed commercial areas and industrial areas and a coordinated 
circulation system for the fast, safe and efficient movement of people and commodities. 

c. To encourage replacement of obsolete buildings and infrastructure with well planned, 
quality developments with emphasis on environmental and aesthetic standards. 

d. To encourage development of property zoned for commercial manufacturing and special 
commercial uses with projects of the highest quality. 

6.1.2 Method of Implementation 

The Gateway Specific Plan will implement these goals by providing specific development 
staodards, regulations and guidelines which will assure quality development in the Project Arca. 
Supporting circulation system and public facility improvements are identified. 
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62 CTRCULATION ELEMENT 

( J  

6.2.1 

a. 

b. 

c. 

d. 

C. 

f. 

6.2.2 

Goals 

The circulation system should promote conservation of energy and land. 

The opportunity for movement should be increased for the elderly and other 
transportation needy groups in the community. 

Integration into developing regional public transit systems should be pursued. 

Acquisition and development of public roadways should be made with regard to the 
medium and long-term needs of the City. 

Alternative modes of travel to the private auto should be  considered. 

Through traffic on residential streets should be minimized where it is likely to cause 
congestion or conflict with equestrian activities. 

Method of Implementat.ion 

A traffic and parking s(udy prepared by Linscoll, uiw and Greenspan Engineers accompanies this 
Specific Plan. This study outlines the existing traffic conditions and how those conditions will 
be affected by the implementation of tbe Gateway Specific Piao. Mitigation measures for any 
adverse conditions are outlined to ensure an efficient circulation system within the Project Area 
that is adequate to accommodate increased development activities. 

6.3 HOUSING ELEMENT 

6.3.1 Goals 

a. Adequate Provision of  Housing; 

b. Housing and Neighborhood Preservation; 

c. Housing Accessibility; 

d. Pre.serving Affordability; and 

e. Standards and Plans for Adequate Sites. 
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6.3 . 2  Method o f  Implementation 

The Gateway Specific Plan is adjacent to existing residential areas that arc located to the west, 
north, northwest and eastern boundaries of the Project Area. The development regulations within 
this Plan are designed to mitigate the impacts of future industrial, commercial and office park 
development upon these residential areas. 

There are 110.56 acres of exist.ing residential land and 92 residential structures located within the 
Specific Plan Project Area. Long-tenn implementation of the Gateway Specific Plan could 
negatively impact these existing residential properties. Those residential properties that have not 
been rezoned are being buffered to lessen the potential impacts of future commercial, office and 
industrial land uses. 

A relocation Plan bas been developed in reoliz.ation of the need to address the impacts upon those 
residential property owners whose property has been rezoned to a commercial, office park or 
industrial land use. Implementation of the policies established within that Plan will b e  achieved 
on a case by case basis. 

6.4 NOISE ELEMENT 

6.4.1 Goals 

To protect the health and welfare of the community through the identification, control and 
abatement of noise. 

6.4.2 Method of Implementation 

The Gateway Specific Plan provides a land use plan which strives to provide compatible land 
uses within the Project Area while being responsive to adjacent land uses. Current adopted noise 
standards and criteria will remain applicable to this area. In addition, a noise analysis was 
prepared for the Project by Gordon Brickcn and Associates. This analysis has identified sensitive 
noise receptors and has provided ways to mitigate potentially significant noise impacts upon those 
receptors. 

6.5 SEISMIC AND PUBLIC SAFETY ELEMENT 

6.5.l Goals 

1. To minimize injury and the loss of life from hazardous natural events created by either 
man or nature. 

2. To minimize damage to public and private property resulting from hazardous natural 
events caused by either man or nature. 
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3. To minimize social and economic dislocations resulting from injury, loss of life, and  
propeny damage caused by hazardous natural events. 

6.S. 2  Method of Implementation 

The Gateway Specific Plan provides for an evaluation of public health and safety- oriented 
services 10 the Project Area. This includes fire protection, law enforcement. circulation, water 
supply, sanitary sewers. and drainage/flood control. An efficient/ effective system for each of 
these services will contribute to public health and safety. Constructing, staffing, and equipping 
an additional Qty fire station in the sou1hcm portion of the Ci1y will correct a recognized 
imbalance in community fire protection services, and subsequently insure the best possible fire 
protection. Elimination or reduction of circulation conflicts Is a major thrust of the Plan, thus 
providing direct safety improvements. Additionally, a soils geology survey has been prepared 
for the Project Area by Geo-Etka, Inc., which Identifies hazardous soil conditions and seism.ic 
safety hazards. Appropriate mitigation measures have been provided to mitigate potentiall y  
significant impacts. 

6.5.3 Evaluation of Fire Protection Services to the Project Area 

A building/structure fire in the Project Area receives the following initial or first alarm 
assignment: one three-person structural engine company and one two-person company (rescue 
squad vehicle) from City Fire Station #12, which is located at 1281 Fifth Streel in the City's 
eastern portion; one three-person structural engine company from City Fire Station #11, which 
is located at 3367 Corydon Avenue in the City's western portion; and, through a formal 
automa1ic aid agreement, and when available, one two-person wildland engine company from 
County Fire Station #14, which is located at 151 I Hamner Avenue in the City's soul.hem portion; 
as well as one City Ctlef Officer, when available. 

No local ladder company service is currently a\111ilable, although the City's 5-year Capital 
Improvement Program includes provision for the FY 1990-91 purchase of a combination 
pumper-ladder truck, which would replace the aforementioned pumper at F"tre Station #11. 
Twenty-four-foot e,ctension ladders are currently the longest pumper-borne ground ladders. 

Nationally recognized sources have established that built-up areas of the City should be within 
l•l/2 miles of a first-due engine company. 

The current deployment of City fire stations/fire companies does not meet tbis standard in the 
soulhern ponion of the Qty, in which the Project Arca is situated. First-due engine company 
response dis1anccs to major interseclions in lhc Projecl Arca include: 
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Intersection 

2nd Street at Hamner Avenue 
1st Street at Ramner Avenue 
Yuma Drive at Hamner Avenue 
Hamner Avenue at South City Limits 
2nd Street at Pacific Avem1e 
1st Street/Pacific Avenue at Park:ridge Avenue 
Cola Street al _parkridge Avenue 
2nd Street at Mountain Avenue 
1st Street at Mountain Avenue 

Response DiSUtncc 

1.90 miles 
2.40 miles 
2.70 miles 
2.85 miles 
2.10 miles 
2.40 miles 
3.00 miles 
2.25 miles 
2..65 miles 

As identified in the City's Seismic and Public Safety Element, constructing, staffing and 
equipping an additional City fire station in the southern portion of the City will correct this 
recognized imbalance in community fire protection· services, and subsequently insure the best 
possible fire protection. 

Capital expenditure funding for this third City fire station is proposed at the lime of this writing 
through a desired method of assessment districting involving both the Norco Hills and Gateway 
Specific Plan areas. 

6.6 RESOURCE ELEMENT 

The Resource Element was adopted by the City in I 973. The Gateway Specific Piao implements 
the following: 

6.6.1 Goals 

a. bnplement programs that will encourage and contribute to the economic, social, 
psychological and physical health, safety, welfare and convenience of the community. 

b. bnprove the quality of and increase the amount of open space and recreational lands 
and opportunities within the City, including the development of highway medians and 
greenbelts. 

c. Revitalize, upgrade and improve substandard areas of the City and develop flood 
control facilities and eliminate the erosion of soils and open space. 

d. Establish guidelines for adequate standards in the building codes and zoning ordinances 
to insure humane, safe and aesthetically sound living and working conditions and to 
prevent community deterioration. 
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6.6.2 Method of Implementation 

The Gateway Specific Plan provides for the development and utilization of measures to control 
flooding and to prevent erosion of soils. While the Specific Plan does not designate lands to be 
used for open space and active recreational uses, it does plan for the improvement and upgrading 
of the Oty's circulation system which includes landsC8ped median strip greenbelts and street tree 
programs. The Plan also provides for the developmeni of riding trails along First and Second 
Streets and Pacific Avenue, In accordance with existing City policy. The Plan also calls for the 
general upgrading of the visual and aesthetic quality of the Project Area and the City of Norco 
in general. 

6. 7 SCENIC IDGHW A YS ELEMENT 

The Scenic Highways Element was adopted by the City in I 975. While State law requires a 
Scenic Highways Element, there are no mandatory requirements regarding the content of the 
element. 

Because there are no Scenic Highway corridors within the Project Area or lhe City of Norco, and 
none are planned for future consideration, this element of the Norco General Plan has not been 
addressed in the preparation of the Gateway Specific Plan. 
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Gateway Specific Plan 
Boundary Dcsciptions 

Beginning 11t a point on the city limit line at the J-15 Freeway to a point approximately 
320 feet nonherly of FU'St Street and then along the easterly R/W of Harimer Avenue to 
the North side of the South Norco Channel R/W, 

Then to the west along the north side of the South Norco Channel R/W to a point 
approximately 250 feet west of Industrial Avenue, 

Then northerly along the westerly property line of the properties on the west side of 
Industrial Avenue to a point approximately 660 feet south of Second Street, 

Then cast approximately 400 feet along the property line that is 660 feet south of Second 
Street, 

Then north aloDg the property line to Second Street R/W (North side), 

Then cast approximately 425 feet to a point that Is approximately 120 west of Hamner 
Avenue, 

Then north approximately 1050 feet to a property line, 

Then west along the property line to the south R/W line of the North Norcc, Chann�l, 

Then southwesterly along the south R/W line of the North Norco Oann .. 1 to property line 
approxirna•�.Jy 850 away, 

Then southerly to the northerly R/W line of Second Street, 

Then wcslCrly along the northerly R/W line of Second Street to the westerly R/W line of 
Pacific: Avenue, 

Then southerly along the westerly R/W line of Pacific Aveoue to the southerly R/W line of 
Parkridge Aveiluc, 

Then easterly along the southerly R/W line of Parlaidgc Avenue to the easterly R/W line 
of the South Non-o Cbann�� 

Then northeasterly along the cast.crly R/W line of the South Norco Oanncl �o an angle 
point approximately 500 feet away, 



Then approximately 160 feet to the southerly R/W line of First Street, 

Then southeasterly along the rear property line of those lots at the end of Three Bar 
Lane (a cul-de-sac), 

Then to the southwest along the rear property lines and projection to the southwest of 
the properties on the southerly side of Three Bar Lane to the southerly Cty Limits, 

Then along the southerly City Limits line to the Cty Limits angle point in the easterly 
R/W line of Cota Street, 

Then along the City Limits line to the l-15 Freeway R/W the point of beginning. 
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Fig 

25-30/ 

Pio.is �ig.l.nosa Rustyleaf Fig 20-50/ 

� 

(2) 

� 

...J 

ao,m 
l!A'm 
Fast 

11:derata 

Past 

!blmlte 

Slow 

fut 

Moderate 

F:vEJGlEl'li (El 
m:,1.1J n IS Ull 

B 

E 

D 

£ 

E 

E 

I!! 

B 

E 

E 

B 

CXH1ENl'S 
Hay need pninirg. Heavy 
needle drop. Hay i:eact to 
reflect:Ald heat. 

GrtMI 20 feet in 10 yea.rs. 
Fire retardant. 

SI.Imler donmnt. 
Fire retaroant. 

l.eaves-ye).l.CM !'all color. 
Deep-rooted. 

Pink, J:W.l)lish rose or rur-
gurdy, � shooly fla.ier. 

casts deep shade. 

Gives heavy, dense shade. 

O:nlc:al shape. Grew in 
fUJ.l sun. 

crew 1110re slemer than 
rwnd i.f in shade. Fruits. 
Doesn't do -u in 
reflected heat. SUsoeptible 
to fire blight. 
Fire retardant. 

Good dense crown. Fast 
grower and 19"] llved. 

,-, 
..J 

• 

I I 

II 



,..,, -, 
� 

IIEIGfl'/SPRFJID ,,,,,,J GR:MJff 
5�1�:i CXHOf tW1E 

Frax.ln.is vel.utina Arizona Ash 
(lb Feetl RATE 

eeljera paxvinora r.ustralian 25-30/20 M:xlera�� 
Willow . 

GinlaJo bllobe Maidenhair 50-80/40 
Tree 

Glerllt.aia tlacanthcs '1l1ornless 35-70/35-70 
Bllp Honey J.0C1ISt 

GreYUlea. rcilusta Sll.k 011k 50-60/ Fast 

Heteralel.es atl::Jutifolia 'IOya1 15-25/ 

Jacarani2a ac:utltolia Jacararda 25-40/15-30 

Jl'Delreuteria panlrulata Golden 
RainTree 

20-35/lo-40 Slow 11.d 

Lagerstroania !J'lllc:a Gnlpe Myrtle 6-30/6-30 ttxler8te 

Leptoepenn laevigabml 11ustralian 
'Iea 'l'ree  

30/ 

� styraclflua American 60/20-25 Moderate 
ssp SWeet Q.la 

IJ.rloderdron tulipifera 'l\llip Tree 60-80/40 Fast 

�thannls florlb.n;Jus Femleaf Santa 25-60/20-40 
'Asplenlfolius' cruz Irtn,'OCld 

(3) 

EVEIGtEm (E) 
ll'X:lru:llS ml 

D 

E 

D 

D 

E 

E 

0 

D 

D 

E 

D 

D 

E 

J 
CXM1Elffli 

Deep-rooted; pyramidal when 
young I sp,:eadirg later. 

Needs ptU'Unl to correct 
(ODIi. Deep-rooted. casts 
llght-shede. 

Deep-rooted. Needs 
occasiona.l deep waterirq. 
Pest-free. 

Yellow fall color. 
Needs tull dun. 

Pyralll1da.l when ytAing; 
btotd-topped ..tten old. 
Recplres fre,cpent rakirg 
frtn leaf fall. 

"'11 t1-t:J:unked. 
Fire retardant. 

High light penetration. 

Open bran::hing; slight 
shade, Deep-rooted. 

GrtM in 6lm. 

Brilliant fail foliage. 
Harrow ard erect shape 
until mature. 

Needs well-drained soil. 

, 



RBIGII'/SPRFAD GIQlffl � (El 
fiftI!lffi CXHgf M1E (In Feet) RAD IECirum (Pl CXM1ffll'S 

Hayt:erus boarl.a MByten Tn!ie 30-S0/20 Slow Hod D Will take sane clrou:jlt 
once established. 

Magnolia granilfiora aap southem 
Httgnolla 

60/40 E 

Melaleuca limritolia P'laxleaf 30/ crown-uit>rella-lllce. 
Paµ111ed< 

Melaleuca styJ;tlelioidaa Priclcly 20-40/ 
Melaleuca 

Olea � ... 1.1;aea 'FlUitl-' 25-30/25-30 Slow E P'lUitless varieties 
available. 

Plttfd..n&cn1a aculeta Jerusalen 15-30/15-30 Fast at D Filters rather than blocks 
tirst,alow sunlight. Flre retaroant. 

Pims c:anari-ia canaey 1eland 60-e0/ Fast 

PinB eldarlra 3o-80/ JitJdal:ate E 

P.lms hal.ep!nsis H0dell Pine 3CHO/ K:ldexatoe E 

Pist:achia dwaBis• atlneee 50/50 ltlderate SUbject to verticlllium 
piatad,e wilt. 

Plat:arul aoarifolla l.ad:n Plane 70-100/70-100 0 Pollution tolerant. 

Platarus nt<lEIIDM'* callfomla 4G-90/ 
Syotutote 

Fast D Best in riparian areas, 
. 

Pq,1)118 ru ...... w Fta.u,t 40-60/ Very Fast D Riparian Tree. Natural 
areas only. 

Pr\n.ia camlin1ana carollna 35-40/ E Litter ft'all flowers , fruit 
L!IUrel Olerry  is problen when planted 

over paved areas. 

'j 
(4) 

J 

4 



-� 
HEIGrr/SPRFN)"J GFOIIH 

5maM o::HOf IWtE {Ill �l l!A'm 
Pxunl.ls oaraaifera PJ..ssard Pl\lD 15-20/ 

at:ropttp.ln!a 

Prulul lli.cifoU.a Hollyleaf 20-30/ Moderate 

� lp\J.i  c:atalire l<>-45/ 
Cherry 

PjJ:US Jaiwakmill � Paar l!l-25/ tllder.lte 

� agrifolia• 0lut Llve O!llt 20-70/70 11:Jd-Fast 

Q. dixysolepsia c:anym 
IJ.ve O!llt 

2<HO/ 

Q. cb.lglaaii Blue OIIJt 50/50 

Q. en;J8lnanii Hesa 011k 60/ 

Q. llex* Holly O!llt 40-70/40-70 tt.xtente 

Q. lcell�i califoxnia 3o--80/ Modm:ate 
Bladt 011k 

Q. ldlata valley Clalt 70/70 Hod-Fast 

Q. suber* O:Jrk OElk  70-100/70-100 M:lderate 

lb.IS l.anoell African maec 25/ Slow 

(5) 

l'ivrlGd:EN (E) 
tmtii® (t!l 

D 

E 

E 

E 

E 

D 

D 

E 

E 

D 

D 

E 

E 

J 
aJflENIS 

Short-lived. 

EKtrelrely dro.lght-
tolerant. fl:uits. 

Fxuits. Fire xet.ardant. 

Reqlires prun1rg an:I 
spraying. 

Dense; sheds leaves in 
Spring. can grow 25 tt. in 
10 years. 

I.ow br:armi.RJ. 

Native to 5aJthern 
Ca.lifomia. 

Best for snt.>;NY areas ard 
faster growing than other �-

Where grwn:t;-water,can be 
ta(:p=rl. grows 1 1/2-J �. 
per (defoliation in Dec.) 

Needs good drainage. 
'Ihick oorky bark. 

Open, spreading habit. 
F!J:e retaJ:dant. 



SPrl :IJ!:i CXHDf NAME Sd1i.nJs a>lle Ollifom.la 
� Tree  

�. terebinthifolim Brazilian 
� 

Sqb:na japcn1.ca Chinese 
&:nolar 'l'rea  

T.lpume t:ipi Tip.1 Tree 

TilJ.a t:ale'ltoea Silver Lirdan 

Td.st:ania aini'ert:a Brlstiar. Bax 

Uhl.IS pu:riflora adne9e Elll 

Ud:Jellularia califamica calUomia Bay 
,W&lmt (J\JIJl.arB) Iaw:el 

J. califomic:a ScAJt:hern 
califom.la 
alack Nalrut 

� filUera callfamia 
Fan Awl 

We&hlrgtonia rd:alsta  Me,dcar, 
ran Awl 

1,ellcDlla sen-at.a Japanese 
1,elkrNa 

• Recatmended street trees. 

,-.. 
\.I 

HEIGHl'/Sl'RFAD QOflff 
(ln Feet) RNm 

30/30 M..dl!l:at:e 

50-75j50-75 

25-50/ Fast 

40-50/20-J0 Slow 

30-60/ tbH'ast 

4o--50/4o-50 

20-25/20-25 

1!5-J0/ 

50-60/ 

80-100/ fl:derat.e 

50-e0/50-60 . 

(6) 
"""" 

.J 

f.Vm:;RWf (El 
IEirtn.lS !Dl 

IS 

D 

D 

D 

FJD 

E 

B 

! 

E 

D 

Fire retanlant, 

Fruita. 

Needs oocasional deep 
soaldn;J. 1,pricot to yellow· 
nowera in June-July. 
Brittle branches. 

Average dec::Wuoos peria:i 
( defoliatial in Oct. -Nov. ) • 

Ou.OitlSis 1a prd>lem in 
l.oll AnJe]..es area. 

Fruits. 

�-free. 

Red Fall color. 

) 



.., 
sm;rc, 

Abelia grvdifloxa 

Agapant:tus afriauus 

Aloe app. 

Arccst:aPl)'lOII densifiora 
'HowatdR:!tlni' 

A. ecbmsil 

A. Plnara.ld OU:pet. 
A. Festival 

"· Gt-.,.1-.. 

"· hookm:ii 

A. Indian Hill 

A. mnzanita 

A. 6aR:lspt:it.e 

A. Sea spray . 

A. uva-ursi 

A. Minterglow 

Artelelia sp. 

Baoc:haria piluaris 
1"in l'eaks 

ll.uclls sp. 

aHm tW1E 

Glossy Abelia 

Lily of the Nile 

Aloe 

lt::Kl.nn Milnzanita 

Little SUr Manzanita 

Emerald Qupet Manzanib\ 
Festival Hanzanl.ta 

Gu,aili,f,eze Manzanita 

KAllaey Milnzanita 

Inr:U.an Hill Manzanita 

0.iiila, Hlu1Z«dta 

Bamsprita llmzanita 

Sea spray Hanzanita 

Bead:erry 

Wintezglow Manzanita 

Q:Jyote aJSl'i  

Baxwood 

, 
J ....I � (E) 

m;;rgr;us <P> 

61-RJBS 

E 

E 

E 

E 

E 

E 

E 

E 

B 

E 

E 

E 

E 

E 

E 

E 

(7) 
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&�I� 
EVERlt<EEl'4 ( E) 

o::tKH tW1E m:rru:m (Pl ca111stenon cltr!rus I.eaa, Bottle Btush E 
t'alcanthls oocidentalis West.em Sploe Ebstl 

carpenterla callfomJa alSh All8UU., E 
cassJa sp. Sema E or D 

c. artAmsloides Feathery cassia E 

� (all apeoies) ceamtl1us B 

O!l'ax:arpls betuloides 11:u!tain Hahogm1y E 

Cisb.la mr:teriensi.8 ltl.lte Rock Ra!aa E 

c. purpunue orthid Spot Roc:k R08e E 

CXllionaa p.tldlxul Pink Di0a111 B 

01ifflrostaphyl<B S>waer llolly E 
divamifolla 

0:lnYolwlus c:rieona ll.lstt fl:mdn;J Gl.aty E 

Oxdyline australi.8 Dracaena E 

QJt:.anaaster g�ll11 Bri.cltt-bl!lld O:Jta1east:er E 

C. Iacteus Red Cl.usterbeny E 

c. r:oturdifolia ll!edb:Dc � E 

D!!rmaleccn 

. D. rlg.lda BllSh �  E 

Diplac:Us lorg!lorus Shr\tily Malkey Fl<M3r E 

Dldonaea viso:iea Hop; 1 &.&Sh  E 

,.... � 

) ...,,J ..,J 

--l!E 



� 

SPEX.:Itjli 
fdlita mst:uoa.D 

E1/I • egs Lid m-q.tSt.ifolia 

B. puugaa 

Erlgcna artoi:esc.ee 

E, gigantaa 

Feijoa sellOlliana 

f'la1101•h daldJ:01, 
caJ.ifamia Glory 

P. llll!IXlcmua 

Gaay/1 Bl.l.ipt.ica 

Gault.herla aballon 

GteVlllea lanigara 

G. li rJrd.folia 

G, thelemmnl.111111 

Ha>aea l8uri'1ll 

H. 811\M!Olerm 

Hebe spp. 

Kallanthenan run.ilarita 

Heteralleles adlutifolia• 

J� species 

lat.Ana species 

<XHDI twm 
Prlca of Madera 

lbmian Olive 

1hamy E? res SJ.lM 

st. catherine's IJl08 

PineawJ.• guava 

Flama1. 9.Jeh 

Scaltbam namai am 
0:last SilJttassel 

6alal 

Woolyu Gtvvlllee 

ry Gnwlllee 

� rush 

sea Utt:hJ.n Ttea 

SWeet ffa)cea  

Hebe species 

sumoee 
'loyal 

Junipers 

� EVF.l«.tlEm (El J 
JJI'H!Q.S I Pl 

Paramial 

D 

B 

£ 

E 

E 

E 

E 

E 

E 

E 

B 

B 

B 

E 

E 

E 

E 

£ 

E 

(9) 
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. 
SPtl lffl CXHDftwm 

Pyracantha epec.les Firetharn 

Rapliolepsis irdica Pink 1R1lan ltawthom 

R. call.fomica Ollifomia a:,ffeebeuy E\'II Q\se  

R. CJll8ta• S\9U" aJSh 

Go beny 
R, vilumifolbn Bri!tgtEEI I Cl1rnnt 

Ja.nr.tms otficinalis• callfornia BlaJd:&17 

Salvia �ii Autlali Sage  

s. le, ant.bet H•ndc:an sage 
s. laD:p1ylla l'Urpla Sage 

Senecio clneraria DJBty Hlller 

SiJD::msia dunm1lli.s Jojobl . 
Teucrita ttuticane llJ9h Gecmrder 

1:ricnostana lanatua Nl:loly Blue O.trls 

V.ibD:Jua IIR'• V.ib.miuni epecies 
(tefar to specific species) 

xylOSlllll cxugest:w 

!lo Jl1'I Inv ill ea 
ca.pis SR>·• 
Cl-tis anamll 

� xylCDIII 

BCAJgaJnvillea 
Trulpet Vine 
Evergieen Clamatis 

✓ 
� (E) 
JEinrus 1m 

J 
B 

E 

E 

s-1.-0 

g 

D 

D 

Semi-O 

� 

E 

E 

E 

D 

E or D 

� 

(11) 

rosea . 

Riba speclOS!a 

.. 
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fiPfl=LW 
Ianpranthus spec:tabllis 
I.ant:ana IIIOlltevJ.densls 

I,. IMlilCMillna 
1.onlce:ra jap:nica CV• 

Halliana 
HalepiOla crooea 
M!J.epma CtOCWI var. 

p.irptteo - croceA 
� pmvitollm var. 

prostata 

CXHQi NAME 
Tnll.lng Ioeplant 
TrailJ.ng Lantana 

Hall's Haneysuc:k.le 

CtCU:lm Ioeplant 

oateospe.nun fJ:ut.icoam TrallJ.ng South 
Mrlcan Dl.1sy 

Parthenocisrus triowpldata Bostat Ivy 
Parthenocissus qujnr:pe.folia Virgini.a Ctaepe.t. 
� peltaba Ivy Geranh.n 
RJtentllla vema Spring Dinquefoll 
R:Jemar.lrua ottic:inaU.a tMarf R 1 ry 

var. pcmltatus 
Santol.J.na �illsus 
SMtolina vireus 
Sedm acre 
l'jed,.a folii.a 
Sala c:ianrua. 
Secla rubrot:J.nct1a 

s. gmt.emlense 
Teucrila cbmraedtya 
'l1tyllU8 serpyllum 
'lhyD.JS setpylllll var. 

laruJUIOSUS 
Verbena peruviana 
Vine-a mjar 
Vinca lllin:>r 

laYadar QJtta1 
Green lavender 0Jtt.cn 
Goldlr:ss s«lml 
Green st.a EC.1.q> 

er:own Bean 

Gel:1lander 
tt:Jther of 'Dl)'III! 
lb>ly 'Ihym 

Pewvian verbena 
Perivinkle 
IMlrf Rumlrq Hyrtle 

� 

'1he City of Non::o ia in sunset Cllnete 7.one 18, here.in classified as an "interior climate". 
(S\.rn§t l'ffflf w...rq.p, Gan;Jen ftl!3· lAne Pltilishlrq 00., 1983) 

Souroe: Utban l'\rtlttes, Inc,, 1990 

(13) 
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APPENDIX C 

"-ll Of PUNI Tltv IX) All> IXlllll II IOIIAU T l"Ellll TTEII 10) I/SU 

01m1c11 

�lCIAl on1a llllUSTllAL 

- CINIEICIAL UTAU 1/IH -

------··••·•·••··•· .. ·············••·••· .......................................... ·••·•-··-.................... .. 
X 
• ··-·····-··--········-·. ··• .. -. ----........... --.................... --· ......... -.. ----· ...... ·-••-•·• ... .. • --.. •·-•-•· ....... -....... -··· .................................... -.. -. ---.. -.... ·•··••· ... ---··· ........ . 

An, -le, and l'llo,..,..1c Stwdloo 

- "4ll>ly l10,.. • X ............. ___ ....... ··•··· --..................................... ·••·• -----······-·· .. •·•• -.......... .. 
0 0 .............................................................................................. _ .................................. . 

Auto ..,.,Ice C lr,otudl"' •tercycl•, 
boats, tratl.,.., cllllpN"I,); ., S.IN (Mith -1111,Y r..-lr 

fl<llltlN 0 

bl '""'"'' 0 
C) Aut-11• ._,, - s.n,_1� 0 .., c., .... ....,,,,. 0 
•> Aut-llc_t,. 0 
f) hru .... .....  It• 0 

......................................................... _ ................... _ _._ ............ -·----· ................. -···• ............ .. • X -............................. ._ ......... ---............. __ .......................... � .. ---· ................ --·•·-• ··-•·. -.. 
.. .,..,, ......  • ... -······ .............. ·--........................ -•·•·• ... --................. ·-··--.. ·-···------·· _. .. ___ ......... . 

• • 
............. .... ....... ....... ........ ... .... . ... . ....... ....... .... ... .. . .... ... ............. .......... •-·-...... -....... --·-·-··--·· ·--
-• Gift N IUtl-,y .._ 

<•- tt,-, ...,It ...,,,,.11 ••tttel) I I 
............. -.. -... -.................................................................................. -... -............. -----···-········-

Per Specific Plan 90-01 Amendment I, 
"Egg Processing Fae ility, not including poultry" is allowed al the Industrial zone. 

Per Specific Plan Amendment 2, 
"Communiry Halls" is a conditionally permitted use in the Commercial zone. 

• 



.._, Of ,01UTTID (I) AlCD alNDITlDIIAUf l'tlUUft1ll CO) USU 

DISTIICTS 

a-lCl.ll OHICI IIIDUSUIAI. 

e..-ay rd Ca1foctl.,.ri• I I 

·--·•-•· .................. ., ... ·-·. -............. -.... ----..................... •-·. •·· ........ --............... --.. -. 

............................................................................................................................. ---·····················•····· 
I 

-· ...... -............ •·••· .... -..... ---................................... ••·• .. -----------................. _ ...... ---... .. 
c.cn,,Cl l- cw, l_, ,_,,,, 

lncludi,w relatld -wt•I- I 
......... ··-.. ._ ................... -----------. ·-···-···••·•• ·-···· •·• ......... -............... ---........... --· ..... . 
c-rctal •-1_, 

•> ·- ... - M _,,. - 1,1111,. 

lo) -- ... ....i. N t..,11 n llutHIIIII 

0 

0 

0 

0 

.................... ·-•••-•-···---------····--•--··········••· ............... --.--..----····-· .............................. . 
0 0 ... -....... _ .............. ._ .... _ ........................... _ ........................ _ .................... -.......... _ .. ___ .................................. . 

�-·ft .... o,....,. ..... I 

·--............................................ -.................................................. _ ...... _ .................... _______ .• _ ...................... _ ..... .. 
rterlot 111.- I It ............................ --.......................................................... :-----.... -.................. _ ..... -...................... _ .... _ 

If 
-.............. ······• .. -· .. -· -. ---........................................ -........ -----....... ------·--........... --.............. . 
....... .. _ • 0 

llooltll n Atlllattc ChAan,. n IMl"'t ..... ,,_ Cllfllca I ............ ·-······ ..................................... ······-•·• ............... ----.......... ----.. _ ............................ •·• 

( 

tatelne btlll>ll-.U • ··-···· .. ··· ................ ................. ...._ ..................................... -·-·········-.. ····• ........... ....... --....... . 
• 

, ...... - • .. ......................... _. ···-·•--------··· ............ ----•----.. --.......... ~. ------....... -----........ -....... . 
• 



SI.NIAil o, Hltllltm fl) AID C0MDITllllAI.LT P(IIUTTto (0) URS 

_. WMCI.UAU 11111 -

- PTUTAINlfT - a..1:n.u1. URS -

Dl1Tllc:T$ 

-t:IAL orr I Cl I -IAI. 

I 

0 0 .. ·--........ ··--· .... --·. -.......... · -·--.... ••·• ......... ---................. ., ............................ -.. --· ..... .. 
Clll-•1/Artlat hlltblt 

o) •- ttllo,y ltld ort ul• 
b> - •·rt. alllbh 

Olaccnt 4M 

T-tr• 
el DI...,. Tt.otre 
b) -io n-t,.. 

- Ol'FICI - ADNIIITIATIW UR:S -

-• ,i_,.. .. .,,, .. - wtttutl­
wt tMlt • tw•tll,., 

• wttll drl..-tl,,v 

• 
0 

0 

0 

0 

X 

I 

0 

0 

• 
I 

0 

............... -........... �. •·•• ............... _ ....... ----------····· .................. ---·--•· .............................. . 
llodlcal-1 Offl- - tolatod -ltll Clinic • I 

.................................... , ............................ __ .............................................................. _ ................................. ____ _ 
)t ... ••·· ................................ ·•··•· ·•·•·•• .. ---••· .............. ---•-•··· ..................................... •-------.. --•· •··· • I ..... ·------........ -... •--•-···· ......... ••--· -······ ............ -··-··· .................. ··----•----·. ·••-•. 

IIIOl-lo C-rchl OUtleu 

• -------•·••······· --.. ··········--···. ····-···-·······--···· ............... ._ .................... . 

. I 

I 

-.. --·••·• · ···-····. •·•••----· .... -·-·. •·•·•• ·····••-••·••·--..... -----··-----.. ··• ----- ..... -... -·-.. -....... .. 
I I 

I 

,, ... , ...,.,_ 
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OISTIICU 

-ICIAI. o,,ia IIKIUSTII IAl 

- l'WLIC USU ._ 

................. __ . . ..................................................... -----·-·····-··-··-····-·······---···----···· ... . 

...,. NOTEl Llll:I ..,..  

llotol/llOlol X 

IIMol ,ecllltln I 

Anctil.,,._, ., .. OIITY/le- --., I .. , C.fN l( 

C) COtort,.. .. rvl_ 0 
d) COd<UII � 0 
•> ca,,f-�, .. ,ec:11111 .. D 
f) ,twlot "'- I ., 11ft .,_ I 

(') It) ._,,.....,,. ··- I 
1l ,.,.,_,_ l( 
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NORCO GATEWAY SPECIFIC PLAN 

GRADING AND DRAJNAGE 

The topography of the Gateway Specific Plan area was determined from review of 

existing aerial topography from Riverside County Flood Control and Water 

Conservation District (Riverside County Flood Control & Water Conservation 

District) and improvement plans prepared by Caltrans for the I-15 .freeway project. 

Review of this information indicate that there arc several localized depressed areas 

(sumps) that do not have positive drainage. A conceptual grading layout has been 

prepared to mitigate these areas, and earthwork quantities were estimated. A 

reduced copy of the conceptual grading drainage plan is included for reference at the 

back of this appendix. 

Improvement plans far the existing drainage systems within the specific plan area 

were reviewed. Plans for the proposed improvements of storm drain lines SB and 

SB·l by Riverside County Flood Control & Water Conservation District were 

reviewed. Proposed drainage improvements for line SB and SB-1 extensions in Yum.a 

Drive and across Hamner Drive to 1-15 freeway have been included in the 

infra.structure cost estimate, and arc shown on the reduced copy of the conceptual 

grading/drainage plan for reference at the back of this appendix. 
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The grading of Phase I consists of lowering Hamner Avenue at First Street 

approximately 18 feet and the property adjacent to that intersectjon. The soil from 

this area would be used to raise the grade near the intersection of Parkridge Avenue 

and Yuma Drive to help relieve drainage problems as shown on topographic maps. 

Hamner Avenue and First Street near Hamner Avenue are the only streets where a 

significant change of grade js proposed. No grading is proposed !or the church site 

on Parkridge Avenue or the existing residential areas near Parkridge Avenue and 

First Street. 

No gradiIJg is proposed for the area south of Park.ridge Avenue and Yuma Drive now 

being used as a self-storage business. The proposed grading of Phase J would 

generate 70,000 CY of cxeess material This soil would be stockpiled within the 

Phase Il area which is north of Fim Street. The cost of stockpiling this material is 

included in the cost estimate included at the end of this appendix. 

The area northerly of First Street near Hamner Avenue needs to be lowered to 

conform with the proposed grade of Hamner Avenue as part of the Phase Il grading. 

The piaterial from this area would be used to fill where there are drainage problems. 

The 70,000 CY of excess material from P.hase I would be used as fill within the Phase 

Il area. No grading is proposed for the residential area southeast of Pacific Avenue 

and Second Street or the Norc.o Ranch. 

• 



Approximately 1,800 feet of concrete lined trapezoidal channel has been included in 

the Phase Il drainage costs. Additional local drainage facilities will be required with 

new streets and site specific development. 

The drainage improvements for Phase I contains the construction of a reinforced 

concrete box culvert for storm drain lines SB and SB-1 in the area of Parkridge 

Avenue and Yuma Drive as proposed by Riverside County Flood Control and Water 

Conservation District. Catch basins arc included where the box culvert crosses major 

existing streets. A SCGtion of box culvert for the South Norco Channel northeast of 

First Street and Mountain Avenue is included as part of Phase I. Additional drainage 

would probably be required as part of Phase I when commercial development and 

additional streets � constn>ctcd, but � considered to be '1ocalft in nature, and 

would be built in conjunction with site specific developments. 

STREETS 
The street improvements for Phase I consist of the following items: 

The widening of Hamner Avenue with median for landscaping. 

Removal of the existing streets southerly of First Street and Hamner 

Avenue. 

Traffic signals, pavement striping and traffic signs. 

Improvement of Partridge Avenue, Yuma Drive and First Street. 

Extension of Mountain Avenue between Yuma Drive and First Street. I 
I 
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Street improvements for Phase D include the foUowiog items: 

Demolition of Mountain Avenue and Second Street. 

Improvement of Mountain Avenue and Second Street with islands in 

the median and landscaping. 

Proposed traffic signal at the intersection of Hamner Avenue and 

Second Street. 

Pavement striping and marking and traffic signs. 

SEWER AND WATER 
Improvement Plans for the existing water and sewer infrastructure within the Norco 

Gateway Specific Plan area were obtained from the Department of Public Works, 

City of Norco. At present, this area is being served by sewer mains ranging in size 

fr<llI! 8
11 to 27". Similarly, the existing water main sir.es vary from fl' to 12". There 

are a number of abandoned water mains on Mountain Avenue, Hammer Avenue and 

Second Street 

The existing fl' water mains need to be replaced by new water mains. Twelve inch 

lines were 8$Sumed for cost estimate pmposes. Final line sir.es will be determined 

at the time of final engineering to assure adequate fire Oow for the proposed 

developments. 

• 



It has been assumed that the Specific Plan would be developed in two phases. Phase 

I included all sewer and water improvements on Hamner Avenue from Yuma Drive 

to South Norco Channel, rll'St Street, Parkrldge Avenue, Yuma Drive and Mountain 

Avenue up to First Street. Phase II including all improvements within Second Street 

and Mountain Avenue northerly of First Street to Second Street. The division of 

phases is shown on the utility plan. 

In Phase I, it would be necessary to remove the existing water and sewer mains due 

to the proposed grading. Secondly, it is assumed that the minimum main siz.e for 

sewer and water will be 12". The final siz.e of these improvements will be determined 

at the time of final design and plan preparation. Once Phase I is constTUcted, sewer 

and water lines in the adjacent area (Phase Il) c:an be connected without any service 

interruption. A section of the existing 18" sewer main � the South Norco Channel 

will have to be relocated due to the proposed storm drain bax improvements. 

All new streets included in Phase II are assumed to have 12" sewer and water mains. 

These would connect to the improvements placed duri:r1g Phase I of the Specific Plan 

development. For the sewer line, a maximum spacing between manholes of 350' was 

assumed for cost estimate purposes. All lots are proposed to be serviced by a 6" 

lateral and a single 2" water meter wpply. Fire hydrants are assum.ed to be spaced 

at 300' intervals wilhiD Phases I and II. Reduced copies of the existing and proposed 

sewer/water ahibits arc included at the back of this appendix. 
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COST ESTIMATES 

A detailed cost estimate by phase has been prepared for the Specific Plan area. This 

estimate utilizes the assumptions noted in the above discussions, and is included at 

the end of this appendix. Cost for traffic signal improvements are based upon input 

from the traffic consultant for the Specific Plan. 

(Reports2\29053.440) 
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CH ENGINEERING ASSOCIATES 
22� E .  Airp<•rt Drive 

San Bernardino, Califor11ia 92412 
Telephone ( 7 1 1 1  884-88G4 

♦ • • • • • • • • ♦ • ♦ • ♦ • • I o 

• • • •  PRELIHINARY 
CONS'l'RllCTION COST ESTIMATE • •• •  

>b: NORCOl 
Gateway Specific Plan, Phase I 

Estimate date, 26 March 1990 
�y, BECK/BEERS 

• •  SITE PREPARATION 6 GRADING •••  

!molition/Removal, 
�emove First St . . . . . . • . . • . . . . . . . . . .  
!•move Valley View . . . . . . . . . . . . . . . .  . 

o Hamner (Yuma-so. Norco Chann. I 
,cmo FirsT: St.  ( Ha11ne r-Mountain I ,  . .  
>emo Parkridge (North of Cota) . . . .  . 
)eao Cota (West. of Pisrkridge) . . . . .  . 
:learing & Grubbing . . . . . . . . . . . . . . .  . 
later Hains (Removal) ls� . •  W/H�n. 
fater Hains (Reaoval) 1st . ,  r."tHtn . .  
later Hains (Reftoval) Hamner . . . . . .  . 
fater Hains (Removal) Parkridge . . .  . 
lanit.ary Sewer (Removal) 1st. W/Mtn 
lanitary Sewer (Removal)  lst. E/Htn 
ianitary Sewer (Removal) Hamner . . . .  
lanitary Sewer (Removal) Parkridge. 

Quantity 

LS 
LS 
LS 
LS 
LS 
LS 

102.'6 AC 
1350 Lt' 
1351'1 LF 
"\600 LF 
3200 LI' 
1300 LF 
1300 LF 
3250 L!' 

400 LF 

Unit Cost. 

800.00 
5 .00 
5.00 
5 . 00 
5.00 
5 . 00 
5 . 00 
!l .00 
5 .00 

Demolition/Removal subtotal, 

il ocation/Restoration, 
lanitary Sewer, S/First st. . . . . . • . . .  
ianitary Sewer, Parkridge . . . . . . . . .  . 
lanitary Sewer, N/Parkridge . . • . . . . .  

500 LF 
700 LF 

1000 LF 

20.00 
20.00 
20.00 

Relocation/Restoration subtotal , 

>Ugh Grading, 
lass Excavation . . . . . • . . . . . . . . . . . . . .  197000 CY 

43000 CY 
1 . 10 
7.00 :k Excavation . . . . . . . . . . . . . . . . . . .  . 

Rough Grading 5Ubtotal, 

SITE PREPARATION & GRADING total,  
Pa9e l of  5 

Item Total 

10,000.00 
10,000 . 00 
32 , 000.00 

e, ,00.00 
5 ,  !il'l0 . 00 
4 , 00">,00 

82,0Sl'l.00 
6,750.00 
6,750.00 

111,00�.00 
16 ,000.00 

6 , 500.00 
6 ,500.00 

1 6 , 250.00 
2 , 000.00 -------------

230,830.00 

10,000.00 
14,000.00 
20,000.00 -------------
44,000.00 

216,700.00 
301,000.00 -------------
517,700.00 

792,530.00 

1 
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r
construction Cost Estimate - NORCOl 

Quan ti t.y Unit Cc,st 

• • •  SANITARY SEttERS • • •  

Hains: 
12· Pipe, VCP, First S t .  , Mtn-H:.111n. 1300 LF 25.00 
12· Pipe, VCP, Yuma, Parkr.-Htn . . . •  650 LF 25 .00 
12· Pipe,  VCP, Yuma, Htn. -Ho111ner . . .  500 LF 25.00 
12· Pipe, VCP, Yuma, &/Hamner . . . . . .  950 LF 2 5 . 00 
12" Pipe, VCP, Hamner . . . . . . . . . . . . . .  3250 LF 25.00 
12·  Pipe, VCP, Parkridge . . . . . . . . . . . 2050 LF 25.00 
18" Pipe, VCP, First, Pacific-Htn . .  650 LF 35.00 
18" Pipe, VCP, Mountain, N /1st . . . . .  350 LF 35.00 

Hains subtotal, 

Manholes: 
Standard Manhole . . . . . • . . . . . . . . . . . . .  30 EA 1 , 500.4?10 

Manholes asubtotal,  

Hiscellaneoua, 
Laterals . . . . . . . . . . . . . • • . . . . . . . . . . . .  30 EA 500.0(il 

r Hiscellanec,us subtotal, 

S1,NITARY SEWERS total, 

• • •  WATER DISTRIBUTION •••  

Hains, 
12• Pipe, Hamner . . . . . . . . . . . . . . . .  . .  3600 LF 3 5 . 00 
12· Pipe, First, Parkridge-Htn . . . .  . 13c;0 LF 35.00 
12• Pipe, First, Htn . -Hamner . . . . . .  . 1350 LT 35.00 
12· Pipe, Parkridge . . . . . . . • . . . . . . . .  2600 LF 3!i.00 
12" Pipt, Yuma, E/hamner . . . . . . . . . .  1000 LF 35.01'1 

Hain& subtotal, 

Metersi 
Master Heter . . . . • . . . . . . • • • . • . . . . . . •  LS 
Service Meters . . . . . . . . . . . . . . . . . . . . . 26 EA 125.00 

Heters aubtot.al, 

Special Assemblies ,  
Fire Hydrants . . . . . . . . . • . . . . . . . . • . . . 28 EA 1 , 600.00 

Special Assemblies subtotal, 

Page 2 of s 

It.em Total 

32, 51'10.00 
16,250.00 
1 2 , 500.00 
23,150.00 
81 ,250.00 
51,250.00 
22, 150.00 
12 ,2�0.00 -------------

252 , 500.00 

45 , 000.00 
-------------

45,000.00 

l c;, 004?1. 00 -------------
1 5 , 0110,00 

312 , 500.00 

126 ,000.00 
47,250.00 
47,250.00 
91 ,000.00 
35,01'10.00 

346,500.00 

500.00 
3,250.00 

3 ,  '7!10.00 

4 4 , 800.00 

4 4 , 800.00 

.. • 



on�truction Cost Estimat� - NORCOl 

Ii scellaneous, 
Letezals . . . . . . . . . . . . . . . . • . • . . . . . . . .  

· • •  STORM DRAINAGE ••• 

:etch Basins, 
Curb Opening, 10' -wide . . . . .  

Hscellaneou5, 
12X8 RCB, SB Line & S .  Norco Cb . . . .  
8X6 RCB, SB Line . . . . . . . . . . . . . . . . •  , 
8X4 RCB, SBl Line . . . . .  , . . . . . . . . . .  . 

• • • ROADWAY /STREET• IKPROVEM&HTS • • • 

Pavements, 
Halllller AC & AB . . . . . . . . . . . . . . . . . . . .  . 
Hamner Curb & Gutter . • . . . . . . . . . . . • .  
Haaner Hediani. • . . . • • . . . . . . . . . . . . . • .  
Parkridge, AC & AB, . . . • . • . . . . . . . . . .  
Parkridge, C & G • . . . . . . . . . . . . . . . . • •  
Mountain, AC & AB, 1st.- Yuma . . . . .  . 
Mountain, C & G, li.t.- Yuma . . . . . . .  . 
Mountain, Medians, lst. -Yuma . . . . . .  . 
First, AC & AB, Parkridge-Htn • . . . . .  
First, C & G,  Parkridge-Htn . . . . . . .  . 
First, Medians, Parkridge-Htn . . . . .  . 
First, AC & AB, Mtn.-Hamner . . . . • . . .  
First, c & G ,  Htn.-Hamner . . . . . . . . .  . 
First, Medians, Htn. -Hamner . . . . . . .  , 
Yu11a, AC & l'.B ,  Parkridge-Ht.n . • . . . • •  
Yuma, C & G ,  Parkridge•Htn . . . • . . . • .  
Yuma, AC & AB, Htn. -Hamner . . . . . . . .  . 
Yuma, C & G, Htn. -Hamner . . . . . . . . . • .  

·eets {R/W • 88 & 110)  C & G . . . .  . 
w.reets {R/W • 88 & 110) Medians . .  . 

Quantity Unit- Cost 

2 6  EA 50.00 

Miscellaneous subtotal, 

WATER DISTRIBIITION total: 

16 EA 3,000.00 

Catch Basins subtotal, 

2400 LF 
700 LF 

2000 LF 

785.00 
500.(1)0 
425.091 

Item Total 

l , 30QI . 00 

1 , 300.00 

396,350.00 

48,000.00 

48,000. 00 

1 , 881,<'100.0'1> 
350,000.00 
2S0,000.!Zo0 

Hiscellan�ous subtotal ,  3,ns4, 000.00 

STO'R.H DR.!'.INAGE total, 3 , 132,000.00 ) 

265000 SF 
6980 LF 
3280 LF 

127200 SF 
4240 LP 

90000 SF 
3000 Lr 

240 LF 
80000 sr 
2650 LP 
1100 LF 

80000 SF 
2650 LF 
1100 Lr 

36000 SF 
1200 LF 

30000 SF 
1000 LF 

15340 LF 
2'i00 Lr 

1 .  ;5 
8.00 

50.00 
1 . 50 
8.00 
1 . 50 
8 . 00 

!'i0. 00 
l .  !i0 
8.00 

50.00 
1 . 50 
8.00 

50.00 
1 .  50 
8.00 
1 .  50 
8 . 00 
8.00 

50.00 

· 463,7S0.00 
55, 840.00 

164,000.00 
190,800.00 

33,920.00 
135,000.00 

24,000.00 
1 2 , 000.00 

120,000 . 00 
2 1 , 200.00 
55,000.00 

120,000.00 
2 1 , 200.00 
55,000.00 
54,000.00 

9 , 600.00 
45 ,000.00 

8 , 000.00 
122,720.1110 
l2!i,000.00 

Pevements subto�al, 1 , 836,030.00 J 
Peg� 3 ot  5 
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:onstruction Cost t:stim,He - NORCOl 

.liscellane ous , 
Traffic signal modify, Yuma/Hamner 
Traffic �ignal ins�all, Fir�t/Hmnr. 
Traffic signal install, Cc,da/Pa_rkr. 
Traffic signal install,  P.arkr. /Pac. 
Traffic signal install, Htn. /Conn . .  
Traffic signal install, I-15/Yuma . .  
Traffic signal install, First/Htn . .  
Striping, signing & pavmt. mii1•ki.ng 

Quantity 

LS 
LS 
LS 
LS 
LS 
LS 
LS 
LS 

Unit Cost Item Tot.il 

8 5 , 006.00 
110,001¼.00 

90, 000.00 
9 0 , 000.00 
90,000 . 00 

130,000.00 
9 5 , 000.00 
l0, 01111! . 00 

RC>AOWAY / STREET IHPROVEHJ!NTS total: 2 , 536,030. <'10 

•• •  UTILITII:S • • •  

!·liscel laneous, 
Street Lights • . . . . . . . . . . . . . . . . . . . . .  

•••  CONSULTANT FEES & SERVICES • • •  
Civil Engineering Design, 

Geotechn. ,  Civil Eng. & Surv. ( 1 0 1 )  

35 EA 2 , 000.01'1 

Miscellaneous subtotal, 

IJ'!'ILITIES tot.tl 1 

LS 

Civil Engineering D�8ign subtotal,  

CONSULTANT FEES & SERVICES total, 

Page 4 of  5 

70 ,000.00 

70,000.00 

89S,000.00 

895,000.00 

895,000 . 00 

H16c ell~neous subto~al , 

• 

.. 
II' 



onstructian Cost Estimate - NORCOl 

• • •  HAJOR CATEGORY TOTALS (w1thnut cont1ngenrie s ) ,  

SITE PREPARATION & GRADING, 
S.>.IIITARY SJ:l'IERS, 

WATER OIRTRIBUTION, 
STORM DRAINAGE, 

ROAD1i!'.Y /S'?R&ET UIPRr•VEIIENTS , 
UTlLITJES, 

CONSULTANT FEES & SERVICES, 

••• SUMMARY, 

CONSTRUCTION COST TOT1.L, 
CONTINr.ENCIES @ l�\, 

OTHI:R COSTS, 

TOTAL ESTIHATED COST: 

7�2,ri30.0G 

312,500.00 
396,3'i0.00 

3 , 132,000.00 
2 , 536,030.00 

70,000.00 
�95,000 . 00 

8 , l i\ 4 , 41 0 . 00 
e13,441.00 

0.00 

8,947,851.00 

• ·  Since C H  Engineering • Associates, Inc. has no control over the 
cost ot labor, materials, or equipment, or over the contractor' s  methods 
of determining prices, or over co111peti ti ve bidding or market condit.ions, 
our opinions of probable project cost or construction cost provided for 
herein are to be made on the basis of our experience and qualifications 
and represent our best judgment. as design professionals f�miliar wit.h the 
construction industry, but C M  Engineering & Acsociates, Inc. cannot, �nd 
does not, !JUarant.e,-, t.hat proposals, bidis, or t.he consr.ruction cost 
will not vary from opinions of probable cost rrepared by the firm. 
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r CM ENGINEERING ASSOCI>.TDS 
225 t.  Airr-�rt Drive 

( 

( 

San Berndrdino, California 92412 
Telephone ( 7 1 4 )  884-8804 . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 

• • • •  PRELIHINARY 
<::ONSTRUCTION COST EliTIHAT!l . . . .. 

Job, NORC02 
Gateway Specific Plan, ?hase II 

••• SITE PREPARATION & GRADING ••• 

Demolitiontiemoval, 
Demo Mountain (First St. -Second St) 
P•�o Second St. ( Hamner-E. of Pac . )  

aring & Grubbing • . . . . . . . . . . . . . . .  
�.ter Mains (Removal ! Mtn . ,  1st-2nd 
Sanitary Sewer (Removal) Second St.  
Sanitary Sewer (Removal ) Houn�ain . .  

Estimate dRte, 26 March 1990 
By, BECK/BEERS 

Quantity 

LS 
LS 

138.S AC 
21;00 LF 
2300 LF 
2400 Lr 

Unit Cost 

800.00 
s . 00 
5.00 
5 . 00 

Itell Total 

16,000.00 
1 2 , ,;00.00 

110,800.00 
, 3,000 ,00 
l l , 50A.00 
12,000.00 

Dnioli tion/Rn1oval subtot.al, 175 , 80�.00 

Relocation/Restoration, 
Sanitary Sewer, East of Mounr.ain . . .  
Water Hains, Second, Pacific-M�n . . •  

Rough Grading, 
Mass Excavation . . . . . . . . . . . . . . . . . . .  . 
Rock Excavation . . . . . . . . . . . . . . . . . . .  . 

800 LF 
1300 LF 

320000 CY 
70000 CY 

20.00 
20.00 

1 . 10 
, . 00 

16,000.00 
26,000.00 

42,000.00 

352,000.00 
490,000.00 

Rou�h Grading subtotal, 242,000.00 

SITE PREPARATIO� & GRADING total, 1 . �S9, 800.00 

'Page l of 4 
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nstruction cost Estimate - NORC02 

• SANITARY SEWERS •••  

1ins, 
12· Pipe, VCP, Mountain, lst. -2nd . .  
12- Pipe, VCP, Second St . ,  Pac-�tn 
12· Pipe, VCP, Second St. ,  Htn-Hamn 

anholes, 
Standard Manhole . . . . . . . . . . . . . . . . . . •  

iscellaneous, 
Laterals . •  , . . . . . . . . . . . . . . . .  , . ,  . . . .  . 

WATER DISTRIBUTION • • •  

.a ins, 
12• Pipe, Second S t . ,  Htn-Hamner . .  . 
12" Pipe, Mountain, 1st-2nd . . . . . . .  . 

.f!ters, 
Service Meters . . . . . . . . . . . . . . . .  , . . .  . 
Haster Heter . . . • . • . . . . . . . . . . • • . . . . .  

;pecial Assemblies, 
Pire Hydrants . . . • . . • . . . . . . . • . . . . . . .  

Quant.i ty 

1000 Lr 
10se Lr 
10se Lr 

U1li t Cost 

25.00 
25.00 
25.00 

Hains subtotal, 

12 EA 1 , 500.00 

Manholes subtotal, 

29 EA 500.00 

Miseellaneous subtotal, 

SANITARY SEWERS tQtal, 

1100 LF 
2600 LF 

35.00 
35,00 

Mains subtotal, 

29 llA 
LS 

125.Cll'l 

H'!ters subtotal, 

17 EA 1 , 600.00 

Special Assemblies subtotal, 

Hscellaneoua, 
Laterals . . . . . . . . . . . . . . . . . . . . . . . . . .  . 29 EA S0.00 

Miscellaneous subtotal, 

WATER DISTRIBUTION total, 

Page 2 ot 4 

Item Total 

25,000.00 
26, 250.00 
26,2!i0.00 

77, 500.00 

18,000.00 

18,000.00 

1 4 , !i00.00 

1 4 , 50G.00 

tt0,C)�0.00 

38,5C'l0,00 
9 1 , 000.00 

t29,!i00.00 

3,625 . 00 
500.00 

4 , 125 .00 

21, 200·.00 

27,200.00 

1 ,450.00 

1, 450.00 

162,275.00 
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r
·onst.ruct.ion Cost. Est.imat.e - NORC02 

( 

( 

· ••  STORM DRAINAGE • • •  

11 scellaneous, 
12X6 Lined Channel, S. Norco Ch . . . 

• • • ROADWAY /STREET H!PROVEHENTS • • • 

Pave111ents, 
Hount.ain Ave . ,  AC & AB, 1st-2nd . . .  . 
llountain Ave . ,  C & G, lst.-2nd . . . . .  . 
Mountain Ave . ,  Medians, 1st-2nd . . .  . 
second St. , AC & AB, �aci!ic-Ktn . .  
Second St. ,  C & G ,  Pa�ific-Mtn, 
S�cond St , ,  Medians, Pacific-H�n . 
Second S t . ,  AC & AB, Htn.-Hamner . .  . 
Second St . ,  C & G ,  Mtn. -Hamner . . . .  . 
s .. cond St , ,  Medians, Htn.-Ha111n1:r . .  

Miscellaneous, 
Traffic signal modify, 2nd/Hamner . 
Striping, signing & pavmt. marking 

ouant.it.y Unit. Cost 

1800 LF 200.00 

Miscellaneous subtotal, 

STORH DRAINAGE total: 

153600 sr 1 .  50 
5120 LF e.00 
2155 LF 50.AG 

7001110 SF 1 .  50 
2650 LF 8 . 00 

�70 LF 50.t,0 
97600 SF 1 . 50 

3250 Lr e . 00 
1340 LF 50.00 

Pavements subtotal, 

LS 
LS 

Miscellane ous subto�al, 

ROADWAY/STREET IHPROvtM&NTS total, 

• • • UTILITIES ••• 

Miscellaneous, 
Street Lights . . . . . • . . . . . . . . . . . . • . • .  45  &A 2 , 000.00 

Miscellaneous subtotal, 

U'rllITI&S total: 

Page 3 of 4 

lte111 Total 

360,000.00 

360,000.00 

360,000.00 

230,400.00 
40,960.00 

H'l7, 7S0.00 
\0S,0'1!G.00 

21,20ft 00 
28, 5(;P,.00 

146, 400.00 
21'.,  Cl\00 , Ol0 
67,000.00 -------------

773,210.1'10 

40,000 . 00 
15,000.00 

-------------
55,000l.00 

828,210.00 

90,000.00 

90,000.00 

90,000.00 

.. 
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,nstruction cost Estimate - NORC02 

Quantity Unit Cost 

·• CONSULTANT FEES & SERVICES • • •  

ivil tn;ineering Design, 
;eotechn . ,  Civil Eng. & Surv. ( 101:) LS 

Civil Engineering De�ign sub,;otal ,  

CONSULTANT FttS & SERVICES total, 

• • • H.?\_JOR CATEGORY TOTI.LS ( 1:i t.hout. contingencil\E-): 

• • •  

OTES• 

SITE PREPARATION & GRkDING: 
SP.NtTARY SEtlERS, 

WATER DISTRIBUTION, 
STORH DRAINl'.Gt, 

ROADWAY/STREET IHPROVEHENTS, 
ITTlLITitS, 

CONSULTANT FEES & SERVICES, 

SUMMARY, 

CONSTRUCTION COST TOTAL: 
CONTINGEWCIER f 10\, 

OTHER COSTS, 

TOTAL ESTIHATED COST, 

1 ,059 ,800.00 
110,000.00 
162,275.00 
360,000.00 
828,210.00 

90,000.00 
323,0('10.1'10 

2 , 933,285.00 
2S'3,328.50 

0 . 00 

3,226,613 .50 

ltem Total 

323,000.00 

32:1,000.00 

32�,0CI0 . 00 

l .  Since c H En9ineerin9 & Associates, :rnc. has no control over the 
cost of lab,,r, 11a'terials, or eq11ip11um,.. , or over th� contra<::f:llr' s 11tethods 
of determinin9 prices, or over competitive biddin9 or llarket <::onditions, 
our opinions of probable proje,::,; cost or construction ,::ost pr�vided tor 
herein are to be made on the basis of our experience and qualificktions 
and represent our best judgeent as design professionals faffliliar with �he 
construction industry, but C M  Engineering & Associates, Inc. cannot, and 
does not, guarantee that proposals, bids, or the construc'tion cost 
will not vary from opinions ot probable �os't prepared hy the firn. 
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The purp<l5C of thls brief report is to evaluate the market feasibility of the 
land uses proposed in the Gateway Specific Plan. The proposed Gateway 
S�ific Plan (GSP) land uses arc evaluated in this report to &S$e&$ if and 
when they may be expected to develop. The proposed GSP land = are 
considered market feasible if there is sufficient near term market demand 
to support their development. 

This report prcsc:nts a summazy of our evaluatlon and fiDdlnv in three 
sections : 1) a description of the land UiCS proposed in the GSP, 2) a 
description of the market demand for the J-15 corridor, and 3) an 
evaluation of the market feasibility of the proposed GSP land uses. 

The comments in this report are based laraely upon information from three 
documents: 

1. Interstate 15 Corridor Study (Preliminary Draft, December, 1989) 

A planning study prepared to· help fonnulate e preferred development 
strategy for the corridor study area. 

2. Gateway Specific Plan (Preliminlll)' Draft, JanUJIJ)', 1990) 

A proposed plan for the beneficial long term development of the OSP 
area. The GSP area is a subarea of the 1-15 Corridor Study. 

3. l•lS Freeway Corridor Development Strategy (November 11, 1989) 

A market analysis estimating long term land use absorption within the 
corridor study area based upon evaluation of development trends, 
competitive opportunities and constraints, and projected growth of 
market demand facton. 

These documents should be• consulted for detailed site and market 
information. 
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Our findings, based upon the market feasibility evaluation conducu:d, can be 
summarized as follows: 

1. The prop01Cd GSP area is experted to develop both earlier and fastc:1 
than the DOr1hcm portion of the 1-1.S corridor. Thil ii 1ikcly amce the 
GSP area is better &ituat.cd iD the path of dcvdopmcnt aoo offers a 
broader nnge or competitive sites. 

2. Toe propoied GSP land uses an" c::q,erted to reach buildout shortly after 
the year 2000. In llgJ'Cgate, the types, amounu and loc:atiom of the 
prop01Cd GSP land UICI appear manet suppo.rtablc, anci thefcfore 
feasible. 

3. Nearly all of the 128.6 acres of dcwlopable land within the commercial 
district prop01Cd in the GSP ar,. experted to be absatbcd by the year 
2000. All commac:ial district land mes arc, however, c:xpect.cd to be 
fully dcw:lopcd shonly after the year 2000. 

4. AD of the 21.l acru of dcw:lopable land area within the prop01Cd GSP 
office park dislrica arr experted to be fully dc\idopcd before the year 
2000. 

S. The 81.S aaa or land area within the prop01Cd GSP industrial district 
i< opc::cted to be fully developed by the year 2005. 

PROPOSED LAND USE DEVELOPMENT 

The GSP proposes the long term development of 231.Z acrca of commercial, 
office and industrial uses. or this amount, 87.4 is currently vacanL Toe 
remaining 143.8 acres of land largeted for new development are currently 
improved but arc expected to be redeveloped over the long term period. 

As indicated on Table 1, the 231.2 acres of new development in the GSP 
area represents about 53% of the 437.5 acres of new development expected 
in the J-15 corridor. The remaining 206.3 acrca of new development is 
expected to � in the 1-15 corridor north of the GSP area. 

Three land use districts arc identified in the GSP: commercial, office park 
and industrial. The commercial land use district is composed of six 
recommended land use categories including community service relail, leisure 
commercial, auto related commercial, highway commercial, local service retail 
and mixed use. Each of these recommended land use categories are 
desaibed below (items l through 6). The office park land use district is 
expccted to be developed u an office park, as described below (item 7). 
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The industrial land use district is expected 10 be developed with principally 
light industrial uses, as descnoed below (item 8). 

·, 

. ' . . 
Table 1 
PROPOSED DEVELOPMENT ACREAGE. 
Gateway Specific Plan Area 

Land. Use 

'Cointnercial 
Comm.unity, -Sc:tw;e Retail 103.8 
Leisure �!Pill 18:6 
A\!10 Rcla1�··€Q�I 'J2.,7 

, �ighw� QrlCD..fM. C.OllJmd.cial '3Q,O 
Locil :5crvioe''Retal! -�.1 

- Mixed� ' . <66;� .. . :. 

T'O'ial C.On:iqic.rcial' 255'.0 

Olli�-P.ark 
·, 

40.9 
�.'JindlJStliai· , ' 

m:S 
"'iiisf�cpUal .5:9 
P.u6lic 8:2 

Total Acreage ◄37� 

,4�.:1 60.1' 
18.6 � 

'" xJ...1 -
... 9.$ 20.2,_ - : .z.1, ,10.4 

: 3J,1 -3�,ir . . . .  

128.ti � -
,2lJ • ., ·:j-9;s 
:S,t;S ,46.1)' .. , S.9·, s:z 

2,31.Z 2063 .. ' 

The recommended land uses for the three GSP districts are summariz.ed as 
follows: 

1. Community Service Retail (CSR) 

This land use includes a wide variety of = which provide higher priced 
and leu frequently needed goods and scrvius which typically include apparel 
stores, furniture stores, borne appliance shops, dilcount depanmcnt storu, 

3 r 

, . 
. -

• 
-, • 

·' 

• 
L 

• 

'< · ' ... 

Sourct. AGAJANIAN & Associa1cs 

' , 
• ,. 

• .. 

.. 
... 

North 
Comdor 

• 
.,, 
, 

I 

.., 
' 

., 

I 

' 



( 

building materi�I suppliers, hardware stores and other related community 
level goods and seivices. Typically, large community service retail facilities 
are designed to accommodate the need$ of more than one community and 
include one or more major tenants accompanied by a variety of multi-tenant 
uses. 

2 Lci,urc Co=cial (LC) 

The Leisure Comm.ercial designation is intended to provide the leisure and 
recreational needs of rcsideDts in the community and the la.rger sub-regional 
market area. Uses allowed under this classifi<:atiou will include 
entenainment facilities, such as movie tbcatcrs, video arcades, dinner theater 
restaurants, health clubs, c:afcs, and leisure activity stores such as bobby 
shops, high end equestrian ,upply stores, 1pccialty iardening stores and 
antique shops. 

3. Auto Related Commercial (AC) 

The Auto Related Commercial use is intended to support the e:xistlng Norco 
Auto Mall which is Jocaied directly cast of this area. Goods and services 
provided here will augment those provided by auto dealerships with tbe 
Auto Mall. Uses permitted here included auto parts supply stores, auto, 
motorc:yc:le, boat and RV sales, wheel and tire stores, specialty pans shops, 
and auto detailing seivic:c shops.. 

4. Highway Commercial (HC) 

Highway Commercial uses arc inieuded to primarily JCM: travelers on the 
I-15. Uses here would typically include hotels, motels and nccesuty suppon 
facilities such as restaurants, cafcs, seiviec ,tatiom, and tourist related rctat1 
uses such as gift shops, fast food stores, etc. 

S. Local Sciviec Retail {I.SR) 

Local Service Retail uses are designed to accommodate the needs of the 
local area. They wiU provide low dollar, regubrly used goodl and services. 
This category includes a wide variety of uses which typically Include local 
markets, drug storc,s, variety stores, liquor stores, video stores and personal 
care shops. 

6. Mixed Use (MU) 

The MU designation will allow 1118Ximum OCJObility in areas that could 
sw::cessfully support either commercia� retail or off,ce oriented land uses. 
Rather than limiting the potential of these areas, the MU designation will 
afford the greatest response to fluctuating market demands in tbe region. 
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7. Office Park District (OFP) 

The OFP District designation will allow office development that will include 
garden 8lld single occupant facilities, as well as ancillary uses such as 
rC5laurants, eafes, copy shops, etc. 

8. Industrial District (I) 

The Industrial District designation allows light industrial, re.search and 
development, 8lld office uses. Permitted industrial uses include light 
manufacturing. custom manufacturing, assembly, fabrication and wholesaling. 
Permitted office uses are those neccsslJY to support the administrative 
function or the primll)' pennitted uses. 

Each of these eight recommended land use categories will be evaluated after 
the absorption estimates from the market analysis are presented in the next 
section. 

ESTIMATED 1-15 CORRIDOR ABOORPTION 

The
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1-15 Freeway Corridor Development Strategy report. The estimated market 
demand for non-residential land uses for the entire 1-15 corridor are 
presented on Table 2. These demand estimates reOcct market supportable 
non-resid�tial development for both 5 and 10 year periods. The entire 1-
15 corridor is expected t o  reach buildout soon after the year 2005. 

The demand cstimatea pr=ted on Table 2 are the same as those 
appearing in the market analysil report. The land use categories bavc, 
however, been changed to coincide with the land use categories used in the 
GSP. ·AD land u:.e.categorics used in the GSP and in the market analysil 
are equivalent with the following exccptiona: 

1. The "oommunJty IIClVicc" retail land use in the GSP includes a portion 
of the "community IIClVing• retail use and all of the "specialty 
subregional" rcwl use u pTCSCllted in the market analysis. 

2. The "auto related" commercial land use in the GSP reflect the remaining 
part of the •community ICIVina" retail use from the market analysis. 

3. The "mixed use• commercial luid use is assumed to be equally deYcloped 
with office and retail uses, though their final disposition will depend 
greatly on future trends and conditions. 
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Co!Jlln��l D.istr:ict 
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,. 
. o.s. 

)'iar P-eriod 

20 acres 
Jo acres 
10 acres 
.IO.acres 
.5 acres 

55 .. acr� 

15 acics 
40 acres 

�10 
Year Period 

20 acres 
10 acres 
10 acres 
10 acres-
5 acres 

SS• acres . 
15 acres 
40 acres 

The market analysis did not estimate residential demand. The demand 
estimates presented io Table 2 are for tbe entire 1-lS corridor. However, 
the ma.rket analysis identified important competitive [act<m which would 
promote earlier and faster development in the GSP area. These factors 
Include: 

I. The GSP is located in the path of historic development, northward 
along Hamner Avenue. 

2. The GSP area is experiencing �ter devclopmcnt and development 
interest than the northern portion of the 1-15 corridor. 

3. The OSP bas a broader range of potential lites y.,bicb would more 
competitively attract larger uscn. 

ThC$0 competitive factors arc disciissed in greater detail in tbe next section 
as they apply to the evaluation of specific land uses proposed in the OSP. 
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MARKET FE.ASIBD.l1Y OF PROPOSED GSP USES 

The market feasibllity of the recommended GSP land use categories can be 
bc$t evaluated by comparing the amount of proposed development lo the 
GSP area to the amount of estimated market demand available io the 
corridor. This comparison is done for each of the six commercial land use 
categories and the office park and industrial districu as dcscn1>cd earlier in 
this report. 

The evaluation involves several considerations including the following: 

1. The amount of each rcco�ended land uie category proposed for 
development in the GSP atCL 

2. The amount of market demand available in the corridor to support 
development of each land use. 

3. The share of the corridor demand which the GSP area would capture 
by virtue of iu competitive market facton. 

If the proposed GSP land use ea-cage can be reasonably o-pocted 10 be 
absorbed within the next 10 year period, then we may conclude that there 
is suflicicot market demand for the plan to be considered feasible. Each of 

• 

the six commercial land uses and the office park and industrial districts arc I evaluated separately below and then arc summariz.cd at the cod of this 
ICCliOn. 

1.. C>mmunity Sezvice Retail (CSR) 

The OSP proposes development of 43.7 ac:rcs of CSR uses while the market 
analysis indicates that 40 acres of demand arc available for the 1-15 corridor 
as a whole. Given the 11CCC$11 growth patterns in the corridor, and the 
availability of large single parcels, it is reasonable to expect that most, if 
not all. of the CSR uses will locate in the GSP &JCa. Thus, the CSR uses 
in the GSP area will likely be developed within • 10-12 year period. 

2. Lcisurc C>mmcrcial (LC) 

The market analysis Indicates that 20 acres of LC land uses can be 
supported in the corridor. Since no LC land uses arc planned in tho 
oonhcro portion of the corridor,·aU of the GSP proposed 18.6 acres of LC 
land U5CS can be expected to be absorbed before the year 2000. 

3. Auto Related Commercial (ARC) 

The 22. 7 acres of ARC land mes are limited to the GSP area because of 
their competitive need to locate _near the Norco Auto Mall. These ARC 
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C 
land uses arc expected to predominantly ,cive the community level trade 
area with automotive services and can be considered as a portion of the 
'community s�ce• retail uses identified above. The market analysis 
allocated 20 acres of market dcm!lnd for ARC USC$ in light of the success 
of the Norco Auto MalL Thus, it is reasonable to expect to reach buildout 
of ARC uses by the year: 2000. 

4. Highway Oriented Qimmercial (HOC) 

The GSP proposes 9.8 acres of HOC land uses. The market analysis 
estimates that 20 acres of HOC land uses may be supponed in the corridor 
by lhe year 2000. Most of the atimatcd demand is eq,ectcd to occur 
neam- the 6th Street and 2nd Street on..bff ramps with the 1-lS. For this 
reason, it is reasonable to expect that 10 acres o[ HOC development could 
be 1upported in both the northern portion of the corridor (near 6th Street) 
as well as the GSP area (near 2nd Street). Thus the 9.8 acres of proposed 
HOC uses in the GSP area appear to be market supportable by the year 
2000. Demand for HOC land uses is expected to increase in the GSP area 
upon completion of the Yuma on/off ramp. 

S. Local Servic.e Retail (I.SR) 

The market analysis estimates that 10 acres .of LSR uses can be market 
supportable in the corridor by the year 2000. The GSP proposes only 2. 7 
acres of I.SR uses, indicating that most of thac lSR uses will occur in the 
northern portion of the corridor, closer to Norco', residential areaa. 
However, only 10.4 acres of LSR are proposed in the nonhem portion of 
the corridor. Since the estimated market demand =eds available land, all 
of the proposed LSR acreage in the corridor will likely be developed before 
the year 2000. 

6. Mixed Uses (MU) 

The GSP proposea 31.1 acres of mixed uses to accommodate either retail 
or offic.e uses. This land use is intended to serve as a land bank ready to 
absorb unanticipated growth in· the area. Given the availability of 
dcvclopable retail and office silCI it is reasonable to expcct that the MU 
areu will be the last to develop In the GSP. Based on the absorption rates 
for both retail and office uses it appears th4t the MU areas will be 
developed in the 2000-2005 period. 

7. Office Parle District (OFP) 

The market anal}'lis identifies demand for both smaller garden offices and 
larger single occupant office buildings. Combined, office demand in the 
corridor is atimated at 3S acres of development by the )'Cir 2000. The 
GSP proposes 21.1 acres of office park distria uses while 19.S acres of 
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office uses are proposed for the northern portion of the corridor. Given 
the estimated office absorption it is reasonable to USIJIIIC that all of the 
proposed offi0c land usc:a will reach buildout about the year 2000. 

8. Industrial District {l) 

The GSP proposes 81.5 acres of industrial land wa. An additional 46 
BCJ'C$ of industrial land: uses arc proposed for the nortbcm pordon of the 
corridor for a total of 127.5 acres. The market analysis estimates that 40 
acres of industrial development may be market supportable within the 
corridor every S ycan. All of the proposed industrial acreage can therefore 
be expected to reach buildou1 by the year 2005. 

Given the hlgbly competitive sitc·opportunities presented by the Norco Egg 
Ranch it is rcasooablc to expect that the GSP area will develop both earlier 
and faster than the industrial sites in the northern portion of the corridor. 
q>osequcntly, the OSP area can be expected to reach buildout shortly after 
the year 2000. 

Based upon the preceding cvalua1ion o( the market feasibility for each land 
use, we can summariz.e the fi.ndinp as follOWI: 

1. The proposed OSP area is expected to develop both earlier and faster 
J than the northern porti(m of the l•lS corridor. This is likely sim:c the 

OSP area ia better situated in the path of dc:vclopmcnt and offers a 
broader range of competitive sites. 

2. The proposed OSP land uses arc expected to reach buildout shortly 
after the year 2000. In aggregate, the 1ypc$. amounts and locations of 
the proposed OSP land uses appear market supportable, and therefore 
feasible. 

3. Nearly all of the 128.6 acres of devclopablc land within the commercial 
district P.rb� ·in• th�;.GSP arc expected to be absorbed by the year 
2000. , All- oob.uocuiial district· land uses arc, however, �ted to be 
fully devt:lopcd shortly after the year 2000. 

4. All of tb.1!�2tJ IQ!$ of developablc land area within the proposed GSP 
office par�.--djU,i,jct ;ate expected te be fully developed before the year 
2000. 

5;, 'The 81.5 ac;rec of laad area within tlie,propi>led GSP industrial district 
'is �:10 �1fully, devclopcd by the yeat·WOS. 
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