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 area larger than 20,000 square feet; and

WHEREAS, the Zone Code Amendment was duly submitted fo 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:

l. 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 tand
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.

It 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 deciared 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.

City of Noréc;: 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'_ GRUNDMEYER, BASH, ALEMAN, HANNA,NEWTON
NOES:  yone

ABSENT NONE
ABSTAIN: NONE

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



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 CITY’S
EXISTING INDUSTRIAL REGULATIONS TO PROVIDE NEW/UPDATED
DEVELOPMENT, USE, AND OPERATIONAL REGULATIONS FOR
INDUSTRIAL AND WAREHOUSE USES.

WHEREAS, the CITY OF NORCQ 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
(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 Planning Commission of the City of Norco, California, does
hereby recommend to the City's City Council the following FINDINGS AND
DETERMINATIONS:

l. 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.

. 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.

City of Norco, California

ATTEST:
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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:! GRUNDMEYER, BASH, ALEMAN, HANNA, NEWTON
NOES: NONE
ABSENT: NONE
ABSTAIN: NONE

IN WITNESS THEREQF, | have hereunto set my hand and affixed the official seal of
the City of Norco, Califormia, on June 7, 2023

Attachment A: Gateway Specific Plan, Industrial District (4.10.1.4)
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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 generatc employment growth in manutacturing and scientilic 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
mimmized. 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, safely, and welfare by providing standards that
control the site design, building design, and size of new and existing allowed uses.

b. Applicability

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 cxisting warehouse buildings
as follows:

1) New Devclopment

The development standards in this chapter shall apply to all existing and new
dcvelopment 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 {loor area
that are proposed for redcvelopment or reuse that meet any of the following
conditions shall comply with the development standards in (his chapter:

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

b) The redevelopment or reuse of the existing warehouse building will result
in an altcration resulting in a 10 percent or morc 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.

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

Allowed Uses

1) Uses altowed 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 permitied 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 esiablished in Chapter 18.45 of
the Municipal Code, Conditional Use Permits.

Table 1: Allowed Uses

Animal Services
Kennel, Animal Boarding P
Veterinary Hospitals P

Industrial, Manufacturing, Processing and Whelesaling

Industrial Light, General P
Manufacturing _énd Proce:.ss-i_ﬁg, o
o Heawy — ﬁCEJ_P -
Manufacturing and Processing, Light ! P
Manufacturing and Processina— E p
Previcusly Prepared Materials
Mini-Storage Warehousing (Existing) I CuUpP
QOutdoor Storage and Display i =
(Accessory Use Only)
Research, Development and Testing p
_ . Facility
Warehousing (only allowed in
buildfngs less than 50,000 square P

feet in gross floor area)
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Wholesaling and Distribution (only
allowed in buildings less than 50,000 P
square feet in gross floor area)
Mixed Use
Mixed-Use Centers (Light Industrial,
Office, Commercial) (Limited o 25% P
_CommercialUses) .
Mixed-Use Development (Light P
Industrial, Cffice, Commercial) Uses
Public Services
Public Services: Emergency p
Services
Public Services: Minor P
Recreation, Education and Assembly
Indoor Commercial Recreation P
Trade School P
Residential
Residence for Owner, Caretaker or CUP
Manag_er
Retail Trade
General Retail Business P
Restaurant ar Café/Coffee Shop P
Services
Emergency Shelier ‘ P
o —
General Services 1 P
Cffice | P
Stables/Riding Academies CuUpP
Urban Agriculture
Food Production P
Nurseries P

Limitations on Allowed Uses

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 uscs conducted on the premises shall be minimized; and
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2)

3)

4

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 completely surrounded by a masonry wall
at least scven feet in height;

c) Outdoor dining areas and employec parking; and,
d) Surface parking lots.
No automobile dismantling businesses are allowed in this district.

Small professional offices up to 15,000 square fect in gross (loor area are allowed
as the principal permitted usc 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 Community
Development or designee.

Allowed Accessorv Uses

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

1)
2)

3

4)

Employee recreation facilities and play areas.

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

Surface parking lots.

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 and not less than
seven fect in height. Stored materials shall not be stacked above the beight of the
wall and shall not be located within the required parking area.

Development Standards

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

Table 2: Development Standards
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Signs Chapter 18.37
Wall, Fences, and Structures in the Setback Area Subsection 18.24.36
End Notes

! The specified minimum lot area is not intended to prohibit two or more separate uses on a lot where the
iot is in undivided ownership.

2 Al sethack areas shall be landscaped in compliance with the Norco Municipal Code Section 18.24.10.0,
Landscaping, Screening, and Trees, and Section 4.10.1.4.1, Landscape Requirements.

3 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
sethack is required which may be used for ofi-street parking or screened cutdoor storage.

S A 7-foot high masonry wall is required within the setback area.

§ 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 ff 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 Desien Standards

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

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.

Landscape Standards

In the Industrial District, the following landscaping requirements shall apply, in addition
to the landscape standards provided in Norco Municipal Code Section 18.24.10.D,
Landscaping, Screening, and Trees. In the event of a conflict, the most restrictive
standard shall prevail:

1)  In the front vard setback, an at-grade or raised landscape planter shall be ecmployed
in front yard setbacks frontmg First or Second Street, betwecn Mountain Avenue
and Pacific Avenue, where the planting areas shall consist of undulating carth
berms not less than 427 in height. A permanent drought tolerant ground cover such
as turf, ivy, or gazania, and trecs are the basic planting materials required. At a
minimum, onc 15 gallon tree shall be provided for every 25 feet of lot frontage on
a dedicated street. Tree groupings shall be inlormal. A recommended plant palette
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)

4)

5)
6)

7

8)

Landscaping for the purpose of Lhis chapter shall consist of drought tolerant trees,
shrubs, vines, annual and perennial flowers, ground cover or any combination of

these landscape materials.

A minimum of 15 percent of the total of any devclopment site shall be devoted to
landscaping which includes all landscaped sctback areas. Ome-third of the
required landscaping shall be in the parking lot areas.

All landscaped areas shall be provided with permanent irrigation systems.

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

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

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

Definitions

See Norco Mumicipal Code, Section 18.24.20, Definitions.

Page 108 | Morco | DRAFT Gateway Specific Plan, Industrial District Standards



the\{vay Specific Plan

WESTER AV.

SECOND ST.

CHEROKEE PL.

PACIFIC Av.

<

THREg

Legend

Specific Plan Zoning

R (Residential)
C (Commercial)
| (Industrial)

OP (Office Park)

MOUNTAIN AV.

Z

Z

g
S

W §
s
<«
&
<X
%
<,
S
%

K3

3

©
<
%
%
%
)
[©)
<
%

FIRST ST.

INDUSTRIAL AV.

SECOND ST.

COMMERCE gy

ACRE ST.

HAMNER 4y,



GATEWAY SPECIFIC PLAN

4.10.1.2 Commercial District
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4.10.1.2 Commercial District

The Commercial District is intended to facilitate 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. Principle Uses Permitted

See Appendix C, Permitted and Conditionally Permitted Uses.

b. Limitations on Permitted 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) Al 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.
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3)

4

3)

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

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

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)
2)

3)

4)

Employee recreation facilities and play areas;
Retail sales and services;

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

Surface parking lots.

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 mmtmum of

13,125 square feet and have a minimum frontage on a dedicated
street of 75 feet.
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2)

3)

4)

5)

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.

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.

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.

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.

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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b)

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 to 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 litter, fertilizing and replacement of
plants when necessary. '

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.

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.
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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.
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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.

Permitted Accessory Uses

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 "integrated" 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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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 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.

e. Landscape Reguirements
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)(1)(f) shall be applicable.
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GATEWAY SPECIFIC PLAN

4.10.1.4 Industrial District
Pages 102-105

4.10.1.4 Industrial 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

See Appendix C, Permitted and Conditionally Permitted Uses.

b. Limitations on Pemitted 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 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) Small 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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Permitted Accessory Uses

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

1)
2)
3)

4)

Employee recreation facilities and play areas.

Wholesale sales and distribution.

Surface parking lots.

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.

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)

2)

3)

Lot Area

Every lot in the Industrial District shall be a minimum of 43,560 square feet (1.0
acre). Minimum width shall be 125 feet; minimum depth shall be 250 feet.

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.

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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4)

5)

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).

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 Setback

Pacific Avenue Fifty (50) feet minimum
Second Street,

between Mountain

and Pacific Avenues  Twenty (20) feet minimum (fully landscaped)
First Street 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.

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.

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.

Landscape Reguirements

1)

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

a)

b)

d)

g)

h)

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 bernns 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.

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

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.

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.

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 litter,
fertilizing and replacement of plants when necessary.

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.

Within vehicle parking areas, standards as required in Section 4.10.1.2
(e)(1) (®) shall be applicable.
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APPENDIX C

SUMMARY OF PERMITTED (X) AND CONDITIONALLY PERMITTED (0) USES

DISTRICTS

COMMERCIAL OFFICE IMDUSTRIAL

o™ COMMERCIAL RETAIL USES **°*

Antique Shops X
Apparel:
a) Boutigue X
b) General X
Aspliance Stores and Repair X

Art, music, and Photographic Studios
ard Supply Stores X X

L L Ty L T P L L L L A T L L Stecssnssveen

Auto Service Sations o (o}

Auto Service ( including sotorcycles,
boats, trailers, cempers):
s) Seles (with ancillary repair

facilities e - 0

b) Rentals 0
€) Automcbite Repair and Service 0
d) Coin-op Waeshing (o]
e) Autamstic Uashing 0
f) Parte and Sigplies 0

....... o e L L L L R e R L L L T L L L LT L T T P

Bakaries (retail only) - X X

Barber and Beauty Shops X X
8ed & Breskfast 0 0
Bicycle Shops X

Blueprint and Photocopy Services X X

R T Y T P L P e L L L Lt ] remsvsessnsasenan Ly I Y R Y Y TR Y LT LY Y TR

Book, Gift and Stationery Shoms
(other than sdult related materisl) X X

codrorEEEITESTRSsARSde R TR e B Y T Y B T rremcae LT L LT T T P LI T L T



SUMARY OF PERMITTED (X) AND COMDITIORALLY PERMITTED (0) USES

DISTRICTS

COMMERCIAL OFFICE INDUSTRIAL

Cerndy sand Confectionaries X X

Catering Esteblishments X

AP PEmARsrs ST EEmt s asr R YR En=a eesssccsmammeEmemevea rescesmserErase R rEmn- T smmmEsan “ersmess smemeny
esrsmman sevossencascncnssnaras seressonsas PErmebicsnvennr P T R T Y e T T Y T R ey ann

Christmes Tree Sales lot

T Y LT T T Y Y cewe

Churches X

----------------- e T LA L L L T LR e Ty

Cleaning and Pressing Establ ishments X

Cocktsil Lounge (bar, lounge, tavern)
including related entertairment X

7c:-ercial Recreation
8) Indoor uses such as bowling end billards [} 0
b) Outdoor uses such as ternis and basketball ] 0

Comlescent Facilistes and Wospiest o o
Cortain wd Orapery Sheps o«
ellcatessers o Spuciality food Srores  x  x
ong Stores wd Pharmecies o« 7

Farsers Merket X

P L A I T LY L e I R L e L L L Yy R Py ey L T T P PR Y T Y Ty

Floor Covering Shop X

O L L T T e R L Y L LI Ly L T L L L T T L T A R

Florist Shops X X

L T R L L LT E L Ly L L Y L N Y T e P T )

Furmniture Stores X

resEsBASEssETETENASSsRACERSAsFARFeSRan LRI L e Y L L Y L e e Y R L Y P L ]

Narcisare Stores X 0

e R T L L R LY Y L L R L L L L e T e P Y P Y PR R N L L

Health and Athletic Clubs/Cyms end Weight Reducing Clinics X

T T T L T T P R Ly L L R L T



SUMMARY OF PERNITTED (X) AND CONDITIONALLY PERMITTED (0) USES

DISTRICTS

COMMERCIAL OFFICE INDUSTRIAL

Hotdry Shope X

P L T R S N R el L LR L L T wesseeccccvrenns vemavssccccaa eavescsccas emecaa

lee Cremms Stores and Soda Fountains A

Jenitorial Services and Supplies X

Jewelry Stores X

Leundry (Self Service) ) X
Laather Coots and Lugpege Stores X

Liquor Stores X

Nessewer wd Vire Semics o«
Waic, Owce wd bartial Arts Stin  x x
Nepaper we agerive stores T
wurseries & Corden Supmlios Stores within eclosed aress X x
Office, Bainese Wochine we Camurter Comporamt sores X
aint, Gless we Vallpaper stores ox
vt ST
oo T T

Record and Tape Stores X



SUPGARY OF PERMITTED (X) AND CONDITIOKALLY PERMITTED (0) USES

DISTRICTS

COMNERCIAL OFFICE INDUSTRIAL

Restsurants (sit down) :
8) With entertainment and/or serving of
beverages 0 0
b) Incidentia{ serving of beer and wine (without a
cocktsil lounge bar, entertsirment, or dencing X (o]
c) Csfe, Limited to 20 sests (including outdoor sesting o)
d) Ffest Foad: with drive-thru o

R e L L L L L T L T L L T T o Y T TR T Y O L L L R A T, -

Shoe Stores, Sales and Repair X X

ddcnstenman B T O L L L L L L T T T e T L Ly TR

Special ity Retsil o)
Sporting Goods Stores:
8) Specislity; beckpscking, temis, skiing,
mountaineering, fishing etc. X
b) Geners(; Encompessing a variety of gports equipssent X

L N L L LT L T T A e R B e P e A R e M e EE A EEEES SR s ... aewana

Superumrkets X

L e L e T Y L L L L e

Swirming Pool supplies X

B e e L L L e T T T P L e T L R T Y Ty

Tailor Shaope X X

B e o L e R L L L L L I LT T T Y P Y TR R TR L e Y

Television, Redio, VCR, Sterec end Cd Camporents X

P L L L Y P T T T T T Y T ey

Yoy Stores X

E L LT L L P Y T T e L. L

Veriety DepartmEnt Stores, Junior Department Stores X
Veterinary (domestic)
a) Non-boarding X X
b) Bosrding (o] o]

T Y T T T R L e LT L L Y Ly T e T T Y P T L T T Y e

Watch end Clock Repsir Shope X

Py T L L e L eI ey L R R Y R P R AL LY e T Y

Yardage Gocods Stores X

-----



SUMMARY OF PERMITTED (X) AND GONDITIONALLY PERMITTED (0) USES

DISTRICTS

COMMERCIAL OFFICE INDUSTRIAL

o>e® JYHOLESALE USES *™**

-

Vholesale Cosmercisl Outlets X

e>%oe ENTERTAINMENT AND CULTURAL USES *®**

Arcedes 0 0

Cultursl/Artist Exhibit
a) Indoor geilery and art sales X 0
b) Outdoor art exhibit 0

Theatres
e} Dinner Thaatre 0
b) Novie Theatre 0

evee OFFICE AND ADMINSTRATIVE USES o

AMminstrative, Business, and Professionsl Offica X X
Sanks, financa Service and Institutions

- without drive-thru X X
- with drive-thru [} -]

Maioess wd Office sarvices . x T
bt F T
WedicolDental Offfces and Related heaith Climic X x
optictun ond Optomecricat o xx

Resltor end Real Estate Offices X X

R L e L L T T T T T T L L T Y L N N Y LT LT

Travel Agancies i X X

e L LT L L L LT R Ry L L L e e R e N L L L L L L L X s



SUMMARY OF PERNITTED (X) AND CONDITIOMALLY PERMITTED (O) USES

DISTRICTS

COMMERCIAL OFFICE INDUSTRIAL

“wees pyBLIC USES Te*®

Tramsit Facilities X

Polic Utility etatlations T
weoe HOTEL USES *o*®

Hotel /Motel X

worel Facttities T

Ancil lary Uses:
8) Besuty/Basrber Shop
b) Cafes
¢) Catering Services
d) Cockteil Lowswe
€) Conference/Cowvention Fecitlities
1) Florist Shops
g) Gift Shops
h) WNewspsper/Mggazine Stores
{) Pharmecies
J) Restaurants (sit down)
k) Tourist Informmtion
1) Travel Apencies

T L L T L L T T T L e

X X X X X X O 0O O X X

»



SBSURY OF PERMITTED (X) AND COMDITIONALLY PERMITTED (0) USES

DISTRICTS

eooe Marufacturing *o** COMMERCIAL OFFICE INDUSTRIAL

Ssall Professioral Offices involved in industriat,
related sctivities, eg., engineering, industrial
design and consultstion X

eccosssvovcocscsscccnss sesevvosccccvane cesocvovecsssrsevosccvccans evecccotvossrsraowoosvaaccassnraren

Merehouse/Distribution X

Light Assembly and Processing X

Mixed Use Projects including camercial,

office and light indmtrial uses where the

{ight indumtrial uses emke-up st leest 75X of

the totsl sqmre footsge. X

Wholesal ing and Marehouse ¢

Research Developmnt and Testing Laboratories X
narufecturing, campasding, processing, peckaging,
or trastmmt of producta such es:
s) Bakery Goods
b) Carty
c) Commetics
d) Dairy Procucts
e) Dmyg Products
f) Food Prodcts(excluding fish and seat
pracaxcts, sawmrkraut, vinegar, yeest
and the rendering of fats and oils)
g) Fruit and Vegetable peckeging
h) Perfumes
{) Manutecturing/meinterance of electric/ neon signs
J) TYoiletries
k) MNovelties
1) Retail Lumber
m) - Shoes
n) Stone wruamnt works

M M M O X

M M M o M M M

b

Asbulance Service 0
Animal hospitals and shelters 0
Del icatesserm : 0

Retrolowmbulk stetéon. end-teminnt~ — e —— 4 -

Recrestional club . 0

Stables and riding ecademies (o]

asssemm=e e T T T T Y L T e T L e e T T T T T
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GATEWAY
SPECIFIC PIAN DIGEST

The City of Norco is a community committed to city living in a rural atmosphere. The City's
development aod design review process places heavy emphasis an an equestrian life styie, quaiity
of development. loog term viability, and suppoit of community goals in all development projects.

WHAT IS THIS PLLAN ABOUT?

The puipose of this Specific Plao is to provide a balanccd aod unified patterv of development
within the Gateway Specific Plan Project Area (the "Project Area”) by taking advantage of future
community and sub-regional growth opportunities. The Praject Area is shown in Exhibit D1.

BRBBE No1 A Pasar

EXHIBIT D-1
Gateway Specific Plan Project Area Map D

D1



The primary putpose of the Gateway Specific Plan is to facilitate private development projects,
public infrastructure and roadway improvement proijects which will generate the following

positive impacts within the Project Ares:

o

o

Provide high quality development standards;

Help unify the Project Area's design image;

Reflect tbe community's heritage;

Strengthen the economic viability of the 1.15 Freeway Coeridor;
Provide a balanced mix of land uses and businesses;

Deal effectively with traffic and related safety issues; and

Provide 8 long range stistegy to cifiecfively mitigate existing service
irfrastructure/public service deficiencies,

WHY A SPECIFIC PLAN?

The Specific Plan is a tool that combines traditional zoning with detailed design and development
standards tailosed to specific conditions. The Specific Plan is a comprehensive document which
contzins 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 Arca are used to provide the necessary guidelines
for development. The Gateway Specific Plan includes six ma jor components:

ARG o i

Executive Summary

Specific Development Plan

Design Guidelines and Development Standards
Development Regulations

Plan Implementation

General Plan Consistency

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

O o o oo

Community Design
Circulation

Land Use

Utilities (ofrasgucture
Implementation

D2



COMMUNITY DESIGN

Architecture:

One of the more recognizable aspects of 8 community’s design image is its architectural style.
This Plan recogpizes the importance of the community's heritage and highlights significant
arcbitectural elements within the Project Area.

As shown conceptually, or based upon a general idea or understanding of Project Area design
principles, Exhibits D2 and D3 demonstrate thal the Gateway Specific Plan calls for the
architectural elements within the Project Arca to be developed around a western/early Californian
architectural theme. This 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 elements will also be included within the

Industrial District.

Commercial Architectural Design EXHIBIT D-3
D3



landscape Architecture

The Gateway Specific Plan Project Area will be the nucleus of the City’s economic foundation.
Opportunities 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 mediaos,
street vees and signage. The design of the stieetscape will help create 2o aesthetically pleasing
and functiona! Project Area. Beautification of the street system will enhance existing business
opportunities and compliment new businesses to the area. Exblbits D.4 and D-5 show conceptual
illustrations for rights-of-way located within the Gateway Specific Plan.

EXMHIBIT D-4

NWOUSTRIAL 7 R

b O A NGS wiTe
EARLY CALIFORMN A

DEGIGN ELEWVERTS

7°7D B* MaAEDNRY
WA

Pacific Avenue Roadway Section and Landscape Buffer Detail

EXHIBIT D-5§

OECORATIVE STREET TAEE

WMIEREECTION
LANDECAPE FEATURE

‘Typical 110' Right-of-Way with Median Island and Intersection
(J Landscape Feature



CTRCULATION

A major concern of all people familiar with the Project Area is existing and future taffic/
circulation problems. The traffic analysis predicts an ultimate daily traffic count of 71,010
additional two-way trips per day as a result of Plan build-out. This mesns that the importance
of adequate waffic control measures and a well planned circulation system cannot be

overemphasiaed.

The Gateway Specific Plan calls for the following major traffic/ circulation system modifications
and improvements (0 the Project Area:

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

2 Qul-de-sacing of Pacific Avenue north of its intersection with First Street and Parkxidge
Avenue.

3 Qul-de-sacing of First Street at its castern termious and the cul-de sacing of Valley View
Drive.

4 Installaiion of landscaped medians on Hamner Avenue.

S. Yuma Drive extension to First Street and Mountan Avenue.

First Street/Mountain Avenue Intersection Concept

EXHIBIT D-6
DS



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 tresuments.

8. Provide a street tree program on all Project Area roadways.

9. Provide entiy monuments and signage to facilitate circulation within the Project Area.

10. Provide vaffic control devices/signage and landscape treatments at all secondary
intergections as required.

11. Provide for the vacation of various roadways.

Riding Trails

This Specific Plan acknowledges the importance of riding trails within the Project Area and
makes provisions for trails that will meet existing City riding trail design criteria. As shown in
Exhibit D-7, riding tiails arc designated along the following roadways:

o Pacific Aveoue
o Fisst Street*
o Second Street®

EXHIBIT D.7

Conceptual
Circulation

Map



LAND USE
Commerciai District

As shown in Exhibit D2, the Project Area has been divided into four ma jor land use Districts:

1) Commercial

2) Industrial

3) Office Park/Professional
4) Existing Residential

Each of these Districts and all suhordinate 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 opportunitics along Hamoer Avepue, First Street,
Second Strect and the proposed extensions of Yuma Drive and Mountain Avenue The land wse
designations and permitted uses bave been carefully sclected to enbance the Project Area’s
marketability and to improve its overall economic conditioa.

EXHIBIT D-8
Conceptual Land Use Districts
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Office Park District

This land use designation will accommodate developmen: of office buildings including single
occupancy and garden office, and ancillaiy uses. This designation is found along Parkridge

Avenue.

Industyial District

Light industrial, research and development (R&D) and ancillary facilities will be located in the
Area cast and west of Mountain Avenue and north of First Street. Designation of this area to
accommodate industrial iand uses allows maximum utilization of land area inward from the major
traffic routes. Industrial uses aliowed in this District will be “light® and "clean®, primarily
bightech industry that generates little noise or air pollution; no beavy manufacturing will be
permitted.

Residential District

This land use coonsises of A-1-20 and A-.1.40 zoned areas which are located along Parkridge
Avenue in the south-western section of the Project Ares and along First and Second Streets in
the western portion of the Project Area.

UTILITIES INFRASTRUCTURE

lo an cffont 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 has been included as part of this Specific Plan:

) Drsinageflood control
0 lowering of Hamner Avenue
0 Water/Sewerage service system

o Grading/topography

D8



IMPLEMENTATION

To ensure thai the Gateway Specific Plan Project Area develops successtully, 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 inceatives for small lot owners to work together with the Redevelopment Agency to
improve development potential 1n certain locatiomns.

The Plan also recognizes the need to bring high sales volume businesses into the City, the
impiementation portion of the Pian highlights a Project Arca Marketing Program. In addition,
it is recognized that many existing businesses within the Gateway Specific Plan Project Area may
need financial assistance to do their part in the Project Area’s revitalization. As such,
implementation of a siall business assistance program is recommeaded.

Recognizing the nesd 10 maintain Project Area signage and landscaped areas, this Plan proposes
the establishmen: of a sign and Jandscape maintenance district.

As a means of moaitoring development within the Project Area, a monitoring program has been
outlined for use by City/Agency staff.

Z
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1.0 EXECUTIVE SUMMARY
L.l PROIECT DESCRIFTION & LOCATION

The Gateway Specific Plan Project Ases (the "Project Ares®) encompesscs approxismately 317
gross acres and is approximately 74 percen: developed. The majority of existing buildings are
siagle of 1wo siwary, varyiog in age and condition. Generally, effective implemeauuion of the
Gateway Specific Pisn (the "Plan") will achieve the following goais:

Gaal: Toexpand the ecosomic base of the Project Arex and the community as 8 whole through
the active piomotion and encouragement of commcrcisl and industrial development in
sppropriste parts of the Project Area

Gaal: To cacoaage the development and rcvitalizatlon of economically viable commercial land
eses aloog Hamner Avenue.

Goal: Piovide a high level of publle services and facllities 10 all propertics withlo the Projeci
Area.

Goal: Develop a circulaticn system which facilltaies efficlent and safe vehicular, equesirian,
and pedesirien affic, along with thc cohancement of the commubity design character.

Goal: Creste a community design image for the Project Area 1hat expresses and enhances the
unique cherecter and identiry of Norco.

Goal: To Improve the relatlonshlp of diffiering land uses ihrough physical and functional
sepanation.

The Gateway Specific Plan Project Area (Exhibit 1) is locsted within the southern most potlog
of the City of Norco and incorporates territoty essi sod west of Hamoer Avenue; the Pioject Asea
lles dlrecily west of the aew 1-1S. Exhibit 2 shows the location of tbe City in its regional

coniexl.

Exlsting land uses within the Project Area include residential, cormmmercial, idustrial, park,
pasture/agriculturnl, quasi-public and vacant land., land uses adjacent to the Project Ares
geoerally include residential, commercial, industrial and vacant land.

1.2 PILAN AUTHORITY, DIRECTION AND SCOPE
The Califomla Government Code authorizes cities to adopt specific plans by resolution as policy

or by ordinance as regulation. Hearings are required by both Planning Commission and City
Counctl, after which the Specific Plan must be edopted by the City Council to become operative.



GATEWAY SPECIFIC PLAN PROJECT AREA MAP
2 Not A Paan /

sCALE 0 200  $00 e EXMIBIT 1



\
Pre L
eraca™\.
\t

\.
Y N
/

REGIONAL LOCATIONAL MAP @

3 EXHIBIT 2



Tbe adoption of the Catewny Specific Plen ss a regulatory plan will essblish jt as tbe 20nring
ordipance for the propoTy within its boundazy. Fruposed development plans or agreemeots,
tentative 1ract or parcel maps and sny otbe development pioposals and approvals must be
consisiezm with the Gawrway Sepecific Plan. Projecs amsisteat with the Gateway Speclfic Plan
will be deemed consistent with the Noreo Gepezal Plan.

The regutations contsined beem shall apply 1w the boundaries desaibed in Appendix A 10 this
plan.

Developmen! of the Gateway Specific Plan was guided by the six majos elements lissed below:

o Relationsblp 0 the Norco General Plan (¢o2 Seciion 6.0 for a sommary of
General Plan coansistency);

o Direction provided by the City Councll/Cammunity Redcvelopment Agency and
Plagming Commission;

o 1-15 Covsidor Study;
o Swff pasticlpation;

0 Public pasticipatlon: and

o Existing condltions.

Each of these faciors is discussed oo the following pages in order to clearly illustrate the
metbodology for the Plan, Its policies and its regulations.

RNarro Gener) Piag

A specific plan may not be adopied or mmended unless the proposed plan or amendment {5
oosistent with the city’s general plap.  Funhermore, o specific plan must evolve te cunform 1o
potnent chaoges in the genetal plan. Aceording 0 section 65359 of the Califamia Public
Resaoees Code, *Any specific plan...of e city or cosinty (hai is applicsble 10 the same sreas
or maticrs affected by a gener) plen rmendmen: shall be reviewed and amended &s peceszary
10 make the specific..pltn craiment with the genena) plan" A specific plan’s statement of its
relstionsbip 10 the genarul plan is coc means of JapouATBONg coasisIENCy.

The 1987 Genewnl Plan Guidclines sew fontb e (ollowing groensl rule for determining
consistency: “An actioo, program, os prect is conxisient with the grnaial plan i, considering
all its aspecis, §#t will funthes the objectives and palicies of the grmoal piun and ac? otspruct 1beir
atizsinment.”



If a specific plan is primusily a planmng policy document. its provisions should be refinemenis
of. or derived from ihe general plan‘s gosls, dbjectives, policies, and plan proposals (ie,, the
general plea's stastemeni of development policies). A policy - anented specific plan conforms
to the general plan if a decision making body can reach the same conclusions using either plao.
H tbe city or county uses the general plan alone, however, its staff may have to make detailed
site investligatlons as & prerequisite to a decision,

1t a specific plan is regulvtory in mzrure, the ptan’s regulations must likewize promate the geners)
plan's stetemen! of development policies. In paiticular, the regulations mus! be enactments
resultiog fiom and complying with the directives of the general plan’s policics, plan piopasals,
Of aclion progrars.

Policy-oricated and regulatory specific plans differ In theiz approaches 10 implemeating 8 generai
plan. Policy plans propose implementation measures while gulainzy plans kmpose them. The
most important paimi here fs thal a specific plan‘s provisioas result ditectly fram and conform
to the genersl plan’s palicies and propossls.

Specific Plan Diagram Coosistepcy

By iaw every specific plan mus: bave a diag:am or dlagmms Each diagram must be consistent
with the geaneral plan. Naturally, theye is a question es 10 how closely a specific plan's diagram
should match a general plan’s. The consistency question is especially petinent (o a speaific plan
that bes multiple development phases. loleretingly, a multipbased specific plan might meet the
cousistency requirement even though jts illussations of initial development phases do not match
ibe gepesal plan’s long<erm land use diagiam.

For example, the general plea might call for the conversion of fermland to residential uses when
contiguous patcels are urhanized. Although the geperal plan’s 1and use diagram would designate
the ares for residences, the initia) phases of the specific plan would map the ares for coatimued
agicultusal use. The specific plan’s latter phases, however, would show residential uses. Tbe
specific plan woald be consisient with the general plan on both a short- and long-term basis.

The timing of development is obviously an imporien! specific plan issve. To avoid dlagram
camistency questions, the gencizl plan’s policies should piovide clear guidance for the pace of

future developmeni, perhaps by phasing plan proposals in five-year iocremeats. Altemativcly,
a geaesml plan might set fosth conditions to be mei before an area would be ready for particules

types of uses.

There remaing, however, a question as to the degree 1o which a specific plan’s land use
designstions must duplicate thase of a geoera) plan when tbe diagrams of both plans address the
ssme developmeni pbase. There Is no explicit statutory answer. Neveitheless, the basic
cbaractesistics of the two plan types offer some clues.



A specllic plan speclfies in detsil ibe disiribution. iocation, and exien of land nses. In doing so
It takes into sccoun: the individust fentures of a site oo m parcel-by-porce] basis, By contiust, &
geoera! plan’s land use clemem diagram need vo! be parcel-specific. Ratber, i reflects
jurisdiction-wide pisaning pollcies. It functions more s an illustrétion of spptaptiate land use
relationships then as a precise map locating pennitted octlvities. The boundaries of » spacific
plan’s land use desiguations need not precsely mauch the genersliaed boundaries dellncated on

s general pian disgram.

A specifie plaa diagrsm, however, should reflect 8 reasoned approximatioo of m genesal plen’s
land we designatians. Furthermore, the spedfic plen's Isnd use retulionshlp should not vaty
fiom thosc proposed bya genersl plan, N the lanes shows only multiple family, nelghbarbood
commercial, mud open space uses adjacent 10 8 single-famlly residential area, s0 should the
specific plan. Indastrial uses in that areas would be in- consivient with the general plan.

In other words, a specific plen's diagram does no! supeede a genenl plan. Rather, it adds
desall 1o o general plan's stement of developmens policiea

The Gawewny Specific plen is coosistent with the City of Norco Generel Plan. as amended.

City Council/Redevelogment Agency snd Plapming Comrmission DRixction

The City of Nozco City Council/Community Redevelopgnent A gency aod Planning Commissian
bave giveo the following direction affecting tbis Plan:

1) Do pot pramoic commercisl/industial development east of the )-15;
2) No multi-famdy bouslag
3 The Project Ares should de treated as the economic nucleas of Nareoy, and

4) Dislocate as few residential mopotio as potsible while parsuing the ecanamic
developmani potential af the Project Area,

115 Carridpy Study

The primary objective of this study was to provide the fFamewark 10 &si51 City officials in
guiding the loag-tam ecadamic, lsnd use and infisstrudiml development strategy for the eatlie
| 15 Corridos Study Ares; the Gaicway Spediic Plan Project Area is locaied at

the soutbern cad ofthce )-15 Cotridor Study Ares. The )-15 Corridor Study shonild be referenced
for detailed laformstion related to the composiie 1-1S Carridor Study Areas.



Steff Pagicipation

Generally, City staff movided technice! assistance and asSisted the Project Tesm in gatbering
data, attending City Council/Redevelopinent Agency and Plsrming Commission meetings, and
public wmhsbops.

Publie Particigation
Public workshops were held Go the following days:

Thurzdey, Scptembey 7, 1969
Tuesday, Sepiember 12, 1989
Thusiday, Septembo 14, 1969

Al these ootings “Steeviog Commiuees® were {formed 10 woek with the Project Team for the
duration of the Projec. Strering committee meetings wore held an the following days:

Moodsy, Ocioba 9, 1989
Thuisdey, October 12, 1989
Manday, Ocaber 30, 1989
Thursday, November 2, 1989
Tuesday, November 28, 1989
Moandsy, Deczmber 11, 19689

It was clear that the people who anended the fitst Ihree public workshops oo the Spedfic Plan
were coofused a3 to the peed for e specific plan. Most propeity owners aod mechants o
sttendance did edmil 1o circulstian snd parking problems as well as a general diacontentm ent
wib cugcnt Zoning resrictians, which, b fact hey feit bad éoved to lower pioperty values and
cseate an antificielly slow market easdition. The publie stated daat they wanted the Projecs Team
tn look elosely at land uses which would have & beneficial effect o propaty values. Genetally,
thow in suendaace acknowledged (be patential streogth of ibe Pioject Asea to povide the Gty
with additions] sales and properly tax revemues, and themseives ecooomic @8in, because of he
Pioject Area’s lucation aext to tbe sewly opened 1-16.

The Gateway Spedfic Plan Project Team has loaxpauied, o the best of its sbility, the
recommendations of sl] panicipating affected propony and busioess ownera



1.3 BACKGROUND

With the tecent completion of the .15 Freewsy, e City is now ficing a challenge 10 ensure tbat
inevitable future development will be somplimentary 19 Norco. Because of this situation, the
City bas committed itself 1o the development of the Gatewsy Specific Plan. The Plan will
optimize the lcog-term benefits for residenss, land and business ownets, the City of Norco and
tbe commumity at lasge by formulating a market suppottable development serutegy, ¢encouraging
compatlble land vses and generating property end sales tax monies 10 suppost City services such
as Police and Fire Prokection, truil improvements, elc., asd tax Increment funds to be used for
infrasruciure and rondwasy improvemcn! piojects, small business assistance progrems. marketing

strategies, etc.

As a basis for preparing the Plan, a aumber of problem conditions within tie Project Arca wese
identificd by the Project Team and verified with City officials, pcopaty and business owners
Genezally, these problem staicments addsess: 1) the overall decline in the guality and amarkm
potential of the Ptoject Area, 2) the underutilization of many patcels, 3) the large sumber of
deterionsting strucmres nnd parcels, 4) the Jack of adequate circulstion sysicim, ) tbe large
number of smsil and dizsggregated parceis, 6) ood control and drainage problems, 7) iandequate
utilitics lnfrastructure, and 8) g caeral uncertainty about land use policits, development eaniards
and development direction for the Projeci Arcs. The Gateway Specific Plan addrasses these
capcerns and olbers and provides & means to correct identified deficiencies while exploiting

Project Arcs opportunltles.
14 PURPOSE

The Galeway Specific Plan, when aitopted by City Ordinance, aerves both a policy function and
regulatory fimction, 11 will be the device for implememing the long-tetm goals and objectives
of the City of Narco General Plan within the Project Area. The Plan will also contxin all

applicable jand usc regulations and will thus constitute the 2aning for the Gatewsy Specifrc Pian
Pioject Area.

1.5 ORGANIZATION OF THE FLAN

Genevally, (be mast topartznt section of 1his Plan is Sectlon 4.0, Devalopment Regolations. 1t
contaios the ruies by which catain uses will be pomitted or prohlblied, development standards
which specify how srocmres must be locsed oo buflding sites and presents design guidelines
which define, for pupases of 1bis Plan, what "quality” means as it is used Ip various policies

guiding the Pisa

The legel foundation and coutext for the Plan is found in Section 1.2 Plan Authority, Direction

sodScope.,

Secicn 2.0, the Specific Develomment Plan, provides an overview of the Primary Concepts
constitttling the Plan and scts the policy direction for the detsilcd rcguiations found in Sectiog

8



4.0. An imporiani featore of this section is the summary of key policy direction and rationale
of the Plan. These pantlons enable tbe reader to quickly giasp the essential {deas which mnke
tbe Plan unique and respansive to the issues within the Gateway Specific Pian Projeci Ares. This
section of tbe Plan also ptovides the analysis of existiog Project Area conditlons, e.g..
demogaphic, land use, economics, infrasmrecture and circulation.

Section 3.0, General Deslgn Guidelines and Development Standsids, outlines design guidelines
and developmen! standards that will govern futuze development within the Project Area. These
geoera! guidelines will govern architecture, landscape architectwre, stieetscape deslgn, site
planaing, riding wreils, and signage requirements; specilic development projects will e these
general guidelines as a starting paim (0 genenste more detailed design concepis.

The Plan Implementation section, Sectico 5.0, identifies the steps necex=asy to motitor progress
Jo canrying out the Plan as well as actions wbich will facilitate implementation such as economic
development strategies, lafrastructure development and improvement fundlog mechanisms, small
business assistance programs and maintenance districts.

Scctlon 6.0, General Plan Coasistency, describes the goals of cach element of the Norco Genersl
Plan and how the Galeway Specific Plan Implemeats those goals

Section 7 O consists of appendices pertinent 10 development and Implcmentatioa of the Plan.
1.6 CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) COMPLIANCE

Tbe Galewny Specific Plua Is accompanied by a complete Enviroomenisl Impact Repon as an
integral componeat of the planning process. 1t has been prepared In accordance with the most
recentiy adopted guldelines established by the Stete of Cotlf omla.

As a Program EIR, tbis document will address issues related to the ultimate develogment of the
Proiet based on the most defloitive Project data available. At cach of the subsegueot
discretionary levels of project review, the progium EIR will serve ss the master environmental
document for tbe conceptual land use plen beiog submilted as a part of this Spediic Plan

All subsequent approvals requested will be examined ia ligbt of thte Program EIR to detcemine
whether additicnal or mcre-detslled environmental apalysis is necessasy based upon the
following:

o If it §s determined that the Program EIR adeguately addressed environmeptal impacts
associated wilb the propassd aclivity, no new eovirommental documenptation would be
required.

0 If the groposed projject could potentially bave a significant impact on the environment

which was not addsessed in the Prngram EIR, but the potential impact will be effectively
mitigated, a Negative Declaration cen be prepared.

9



0 In the csse where specific issues asssCiated with an activity were not adequalely
addressed in the Program EIR, but only mino:s additions or changes are pecessary o
make the EIR adequate. a supplement/addendum 10 the EIR peed cootsin only the
informstion aecessacy to meke the Program EIR adequate far the pioposed project.

o Funher environmental review at more specific fevels of projeci implementatioo may
reves] additiceal mitigation measures which will be incaiporated Into project phases as
they are implemented.

These optioas are in acardanre with the provisions of the Califernla Environmental Quality Act
Guidelines, Section 15162, and aie encoutaged by the State, 10 be utjkized io avoiding duplicative
reconsideration of basic policy considerations.

Technical Appendices are included as Volume I of ihe Geteway Specific Plan Progiam EIR.
The Appendices include teichnical data/anatyses with regard to the following:

Civil Eogineasing
Traffic/Circulation

Geology

Acangicsl Engineeting

Air Quality

Economics

Biological Resources
Arehsealogical/Historicat Resovrces

[ 4

NpBA LN~

oo
.

This document should be refercneed to obtain detasiled technicsl daim/nnalyses pertinent to
prepasstion and implementation of 1be Galeway Speclfic Plan.
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2.0 SPECTFIC DEVELOPMENT PLAN

21 INTRODUCTION

The Gaweway Specific Plan (the "Plan") contsins the esseotial componeots and the policy
direction which serve as the foundation for development regulations and guidelines that will
actually be used in reviewiog and approving development projects proposed withio the Project
Area. Generally, the Plao is intended to, 1) promote an effective land use policy, 2) insure
quality development standards, 3) to facilitate growth within the Project Area 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 io 1) the Norco Geoperal Plao; 2) the analysis undertaken as part of
the Specific Plan development process and 1-15 Cosridor Study; 3) direction provided by Gity
staff, City Council, Planoing Commission and other City officials; and 4) direction provided by
affected property owners, business owners and citizens.

lo order for the Project Arsea 10 function a: iss best, a partoership between the
City/Redevelopment Ageocy, property owoers, business owners and tepants will be essential.
The Plao is intended to be the foundation for that partoership.

City Couneil adoption of the policies, land use regulations, site deveiopment standards and design
guidelines demoostrates the City's commitment 10 the Plan to property owneis, business ownpess
aod i1eoaots withio the Pro ject Area, and (o the citizens of Norco io general.

22 SUMMARY OF SPECIFIC PLAN POLICY DIRECTION

The followiog summary expresses the overall policy direction for which the remaining Piao
components are supporting details.

A Decisions about participation in redevelopment programs and/or projects or about
development of new uses oo privately held property within the Project Area, shall rest
with the individual propenly owner.

B. Final decisions conceming development standasds (o be maintained or establisbed withio
the Project Area shall rest with the City and shall be as presciibed in the Plao as it may

be amended from time to time.

C The City of Norco and the City of Norco Community Redevelopment Agency shall give
the first right of panticipation to owners/tenants cuireotly withio the Project Area.
Further 1ights of participation shail be in accordance with the Redevelopment Plan for
Project Ares 1, as amended from tlime to time.

11
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23

Interpretation of what constitutes "quality* development within the Project Ares shall be
a cooperative decision between the developer and the City/Redevelopmeat Agency.
Quality, as refcrenced throughout the Plap, is a consideration of the following factors:

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

2 Development which conforms to the site development standards in the Pian,
particularly with respect to building height. bulk and floos area, setbacks, etc.;
and

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

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

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

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

Effective plsoning for the Project Ases must consider and respond to
opportunities/constraints caused by the newly completed 1-15.

GOALS, OQJECTIVES & POLICIES

The pupose of this section is to ariiculate goals, Objectives, and Policies for the Gateway
Specific Plan and to build the foundation for subsequent sections of the Plan.

2.3.1 Definitions

GOALS are broad statements that define the community's hope for the futuze. Goals
are general in nature and do not prescribe "when" and "how".

ORJECTIVES are statements of intent that generally guide future decisions in specific
topic areas,

POLICIES are specific statements of intent designed 10 deal with particular topics in a
prescribed manner. They define the approsch to be taken to achieve Plan objectives, and

12



are in themselves the first step in the development of a problem solution because they
form the basis for standards and regulations.

2.3.2 Geoeral Goal Statement

Thie ultimate goal of the Plan is to create a Project Area that is attractive and of high quality with
a unifyiog Proiject Area design theme reflective of community standards and identity, providing
ao ccooomically viable setting for a balanced mixture of light industrial, commercial and
office/professiona! uses, serviced by a safe and efficient circulation/transportation system, and to
climinate existing and preveat future service iofrastructure deficiencies. All new uses must
respect and accommodate existing uses 1hat will remain both witbin and adjaceat to the Project

Area,

Io an effon to fusther define and prioritize this general gosl statement, the following Praoject Area
Design, 1.and Use, Economic, Circulation, Environmental, and Infrastructure goals and obijectives

bave been developed.
2.3.3 Project Area Design

GOAL: To create a Project Asca design theme withio the Project Area that expresses tbe unique
character and identity of Norco.

Objectives

1. The architecturat theme within the Project Area should be reflective of the City’s
adoptsd philosophy, "City living io a rural atmosphere”. To this end, tbe Plao should
incorporate architectural design guidelines that will easurc the development of a quality
westera/soutbwestern/early Calif ornian design character withio the Project Area.

2 Provide a system of vehicular gateway nodes which anoounce and identify entries into
Norco and major land use districss and which help to achieve an overall positive ideotify
for the area.

3. Promote compatible building elevations and copstruction materials.

4, Promote contempoiary landscape trcatments throughout the Project Area. Plantings
should be primarily those that are low maintenance and drought tolerant.

s. Provide for the elimination of visually objectionable views such as outdoor storage,

poorly maiotained vacaot parcels, underutilized propetties and loading areas through the
use of design guidelines.

13



6. Provide attractive and functional buffers for sensitive adjacent land uses. The buffers
might include a combination of walls, plantings, eaith bearms, trees and varying setback
depths.

Policies

1. Develop consistent streetscape and architectural paleites which are coonducive to creating
a gateway statement for Hamoer Avenue and other parts of the Project Area. It is not
the ioteot of this thematic overview to discourage innovative or contemporary
architectural expressions, or 10 imitate the architectre of the past, but 10 promote the
harmonious coexistence of architectural styles with an empbasis placed upon the
westem/southwesien/early Calif ornisp 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 ceoter oodes, such as major intersections, while less formal, nawral plantiog
patterns should be utilized throughout other parts of the Project Arca such as io street
medians and landscape setbacks.

4. Develop an incentive program which rewards private sector development for providiog
certain "extra” design amenities within their developments. Of particular interest are
solar-coatrol devices such as building overhangs, awnings and extra tree plantings in
parking lot areag. Consideration should be given to special paving malerials used io
place of asphalt in vehicular aress, such as systems that allow water percolation.

S. Develop land use/site planning concepts that allow for adequate setbacks and land use
buffering technigues to mitigate land use caafhicts.

6. Provide a streetscape design for Hamaer Avenue and other major rosdways o include
entry identification signage into the City, street tree programs, median landscape design
concepts, landscape and hardscape standards, etc.

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

8 Designpate special landscape features at major intersection locations designed to promote
a distinctive thematic character for these nodes. Chaoges in paving materials, plant
materials, lighting, signing and siting of adjacent structures should occur at major
iotersections to enhance their distioctiveness aond ideotity.
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Designaie new land uses that are sensitive {0 existing land use designations Design
appropriate buffers to mitigate potential conflicts caused by possible land use
incompatibility.

234 laod Use/Fusca

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

Objecrives

i

10.

Maximize the ecopomic potential of new and exissing Project Arca commercial and
industrial activities, capturing local and subregional demand. The Norco Auto Mall is
8 paiticularly imponant arca of ecooomic potential.

Promote distinctive commercial activities which are complimeptary 10 the chaiacteristics
and ideatity of the City as a whole.

Eacourage or facilitete the assembly of smaller, fragmented lots into integrated,
comprehensive developent sites to optimize land use efficiency.

Sepregaste shopping-oriented retail commercial use and professional/office parks from
industrial deveiopments in order to provide a suitable environment for optimum growth
of all scgments of the business community.

Promote and encousage the use of private resources for commercial einvestment in
existing commercial developments.

Promote and encourage commercial activities that provide employment op partunities for
all age and income groups.

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

Require mssier plapping at key sites/locations to assure comprehensive, integrated and
compatible development consistent with this Plan.

Promote the upgrading of underutifized iand functioning st less than market potential
through incentives for rehabilitation and elimination of non-conformities.

Employ a land-use development copcept that will effectively reduce the pumber of
vacant properties, while eliminating mixed land uses of ap incompatible nature.
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Policies

1.

10.

11.

Employ design standards to improve land usc compalibility where changes in land use
are impractical.

Promote intensive commercial uses along roadways that have high visibility and good
access, particularly along Hamoer Avenue and adjacent to 1-15 on/off ramps.

Prepare Development Regulations and Guidelines which regulate, simplify and facilitate
the development review process.

Establish regulations and standards for mixed use developments which assure proper
land use mixture, minimum lot size, access restrictions, buff ering techniques, and master

plaoning.

Esublish an incentive program for lot copsolidation of small, shallow parcels in the
Project Area pursuant 10 Section 5.1.3 of this Plan, as a way to encourage develgpment
of larger, massed projecis, as cpposed to a linear strip commercial configuration.

Allow legal nonconforming uses to continue as puisuant to Saction 4.5, © allow more
flexibility io the continued use of propetty.

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

Develop a light industrial land use pucleus centeting around the existing Norco Ranch
Facility.

Promote clustering of multiple, medium sized strucwres on large parcels rather than
single, massive sltuciures.

Allow maximum site development through liberal site development standards in retusn
for well planned site plans which sespond to establisbed design guidelines.

Apply design guidelines to mitigate conflicts between uses where a change in land use
is oot practical.

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

2.3.5 GQrculation
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GOAL: Develop a circulation system which facilitates efficient and safe vehicular, equeswian and
pedestrian traffic and enhances the Project Area's design character along Hamner Avenue and
other major roadways within the Project Area.

Objectives
L 1.imit vehicular access points on Hamaer Avenue.
2 Provide far, and phase necesssry street improvements to maximize efficiency of the

circulation system within the Project Area, and integrate the planned Yuma Drive/}-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

Reduce inter-site vehicular trips within the Project Area commercial areas by requiring
private developments to secure Reciprocal Access Agreements prior to development

when feasible.

y Allow shered parking and points of access to facilitate efficient parcel usage and to
mibnimize traffic suppoat facilities such as driveways (particularly those that affeet raffic
flow on major streets such as Hamaer Avenue), parking spaces, etc.

3. Discourage new commercial, industrial and office park developments from taking access
from local residential streeis, by developing internzl circulation systems which direct
traffic away from swrounding residential neighborhoods.

4. Promote the installation of raised landsceped medians within Hamner Avenue, First
Steet, Sccond Strect, and Mountain Avenue to insure efficient, safe and aesthetically
pleasing traffic operations along these roadways and to provide a visual conpection to
Lincolo Street

5. Promote the vacating of Cota Strect, Mountain Avenue (south of First Street), portions
of Valley View Avenue and the most easterly segment of First Street, in arder to reduce
access to Hamaer Avenue and to allow for maximum land utilization and contiguous
development south of First Street

17



10.

2.3.6

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 Circulation Plan 10 promote aceess to future and existing land uses.

Promote the widening of Parkridge Avenue, First Street, the existing portion of
Mountain Avenue, and Second Steeet between Hamper Avenue and the new connector
street 10 be located west of the Norco Ranch Processing facility to facilitate increased
levels of vehicular traffic.

Investigale the lowering of Hamner Avenue at First Street (o provide a ssfer intersection
at that location and to facilitate development of adjacent properties.

Promote intersection improvements al the following locations: 1) Hamner Avenue and
Yuma Drive (proposed); 2) Paskridge Aveoue and Yuma Drive (proposed); 3) Hamner
Avenuc and First Sireet; 4) Mountsin Avenue and First Street; 5) Parkridge Avenue,
Fitst Street, Pacific Avenuve and Lincoln Street; 6) Mountain Avenue and proposed
connector street; and 7) Cota Street and Parkridge Avenue.

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
developmeant (0 incorporate such amenities into their development proposals.

Eavironmenial

GOAL: Maintain the highest possible quality of environment within the Project Area by
balancing the impacts of development with environmental sensitivity.

Obijectives

1

Promote the involvement of landscape archilects in future development to ensure
epvironmental compatlbllity of all projects. For example, to reduce the impacts of
fiooding and to increase wales percolation, increase the amount of pervious suifaces In
perking lots, e.g., use of turf block; inGease the number of landscaped areas, especially
those incorporating trees.

Promote pedestrian and equestrian modes of transportstion as a means of improving
regionsl air quality.

Establish guidelines which preserve significant environmental featwres, such as mature
frees.

Promote land use compatibilily and measures 1o mitigate noise and visual impacts.
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Policies

1. Limit development within the 100 year flood areas as shown oo the latest City FIRM
maps (or as may be amended) or provide flood protectios measures e.g., improved flood
cootrol chaonel facilities, in accordance with City and Riveiside County Flood Control
and Water Conservation District requirements.

2. Based oo projected traffic volumes and land uses, map Hitire poise contours, and
establish land use restrictions and/or noise atienuation conditions for areas within noise

impacted areas.

3. Through ihe project approval ptocess and the imposition of conditions or mitigation
measures, pursvant 10 CEQA, ensure that al] development withio the S pecific Plan area
will oot result in a decrease in environmental quality, and will wherever possible create
a higher quality enviroomenot.

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 acceptnble levels.

5. All site plaoniog alternatives shall be reviewed and approved by a licensed [andscape
architect to ensure utmost environmental compatibility and to determine whether or not
a more environmenlally sensitive design allernative might be appropriate.

2.3.7 lafrestructure

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

Objectives

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

2 Provide solutions to remedy deficiencies affecting the following: 1) drainage/flood

cootrol, 2) poos visibility at the intersection of Hamoer Ave. and First Street, and 3)
water and sewer service infrastructure.

3 Uiilize the resources of the Redevelopment Agency to assist in the fundiog of necessary
public infrashiucture improvement projects and to facilitate the timely development of
economicslly beneficial land uses.
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Policies

1. Insure tbat ali necessary public services and utilities are or will be available prior to
completion of new development projects and prior to, or concurcently with the issuing
of building permits.

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

3. Monitor utilization of public infrastructure systems and program improvements 10 ensure
capacity far future planned development.

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

24 EXISTING OCONDITIONS
24.1 Generl

The analysis of existing conditioas within the Project Area is the result of input from numerous
sources. General findings are as follows:

A As previously disclosed in Section 1.2, an economic study prepared for Interstate
15 Corridor Study (see Appendix B of the 1-15 Cotridor Study) revealed a
significant ssles leakage from the City of Norco into the City of Corona and
other commumities. 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 Praject Area.. Land use distribution rates were guided
to a ségnificant degree by {bls economic analysis.

B. Approximately 25% of the gross acreage within the Project Area is undeveloped.
An additional 47 parcels sre 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 a3 Project Area database, the Project Team studied ownership
patterns, building conditions, lot consolidation opportunities, existing zoning and
general plan designations. Exhibit 3 shows existing ownership pattems within
the Project Area. Conclusjons drawn from parcel owneiship patterns included:

1. As shown in Exhibit 3, the Norco Ranch owns 8 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 east 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
Area excluding public right-of-ways. Norco Farms is currently in the
process of negotiating for additionat parcels in close proximity to i
existing holdings.

The second largest land bolding occurs between Hamner Avenue and the
unimproved portion of Mountain Avenue;, this ownership totais
approximately 9.84 acres.

The third largest land holding is located on the southwest side of
Parkridge Avenue. This ownership consists of two large parceis totaling
8.62 acres.

Within the Project Area there are 113 property owners in possession of
165 parcels totaling approximately 27249 acres.

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

1.

The analysis of exisling zoning and geperal plan land use designations
has shown that numerous parcels are inconsistent with respect to exisling
2oning and existing General Plan L and Use designations.

Review of these maps also indicstes that all properties adjacent to
Hamner Avenue are designated for industrial development which is aot
the bighest and best use for properties along Hamner Avenue.
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24.2

A Soils/Geology Study was prepared to analyze existing soils and geologic
conditions nnd found that no adverse soils/geology constraints were present
within the Project Area.

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

An Archeological Study was prepared 10 research the possibility of
archasological or historjcal constraints; no significant arcbaeological/ historical
constraints were found to be present within the Project Area.

Qivil engineeiing studies were prepared to analyze existing conditions; issues
studied are as follows:

drainage/flood control;

elevation of Hamaer Avenue;

Project Area topography;

adequacy of sewer and water service infrastructue
costing of the Plan’s development

0O 0O0OOO

A raffic/circulation study was completed. This study found that atl Project Area
intersections 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 be
completely mitigated to a level of insignificance.

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

Project Area.

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

Existing Land Use

Existlng land uses are shown on Exbibit 6.
Existing land use acreages are shown on Table 2.
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EXISTING PROJECT AREA STRUCTURAL RATINGS

Laod Use

Residential

Multi-F amily

Commescial

Jodus trial

Pubiic

Total

Source: Urban Futures, Ioc., 1990

TABLE 1

10

11

Rating Cajegory
2 k]
[£] 8
2 0
37 4
9 1
1 0
122 13

(7S

Tojal

43

10
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TABLE 2
EXISTING LAND USE ACREAGES

Land Use Acres
Residential/Single-Family 165.67
Residentia/Multi Family 46
Commercial 65.52
Industrial 8.64
Pasture/Agricuiture 4.76
Quasi Public (Church) 8.69
Vacant 77.80
Public Rigbts-of-Way 44.86

TOTAL 317.35

Source: Usban Futures, Inc., 1989
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24.3 Existing Traffic/Circulation

Area Streets and Highways

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

Hamner Avegue (Stete Route 31) is classified as a major highway in the City
of Norco Circulation Element of the General Plan and provides two through
lanes in each direction with a two way lef turn lane median area. Hamner
Avenue is known as Main Street in the City of Corona. The roadway widih
varies from full improvements with curb and gutter 10 minimum width and
unimproved highway edges. Hemner Avenue is signalized at the intersections
of Parkzridge Avenue, Yuma Drive and Second Sweet. Hamaoer Avenue is
posted for a 40 MPH speed.

Egtst Street extends from its intersection 8t Pacific and terminates west of the
1-15 Freeway providing two lanes with unimproved road edges. First Street
is signed with STOP signs at Pacific, Mountain and Hamaer Avenue. First
Sueet is classified as a collector in the City's Circulation Element.

Second Street is 8n easi-west roadway, classified as a collector, extending
from Parkridge Avenue on the west to Hiliside Avenue, east of 1-15. Second
Street generally provides for one lane each direction except for multiple lanes
from west of Hamner Avenue t0 the I-15 porth boumd freeway ramps
Four way STOP controlled intersections exist a Pacific and Mountsin
Avenues, while multiple phased traffic signals control the intersections at
Hamoer Avenue and the Second Street/l-15 on/off ramp,

Pacific Aveoue is a north-south street, classified 8s a local extending from
Parkiidge Avenue to the U.S. Naval Reservation. Two lanes are provided with
unimproved roadway edges.

Mountait Avenue is a nortb-south local roadway extending from First Sueet
to the U.S. Naval Reservation. Mountain Avenue and First Street is controtled
by a three.way stop. Mountain Avenue also exists south of Farst Stureet 8s a
dirt roadway curving essterly and intersecting with Hamaer Avenue.

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

Table 3 presents the key srea intessection existing AM/PM peak hour
Intersection Capacity Ulilization/1evel of Service (ICU/LOS) summary within
the Project Area. Existing intersection conditions are relatively good with a
majority of inteisections operating with an LOS of B or better. Exhibit 7
shows the existiog circulation system in the Project Area.

2.44 Existing Iofrastructure

The Project Area is being served by sewer mains ranging in size from 8" to
27". Similarly, the existing water main sizes vary from 6" to 12°. There are
& number of abandoned water mains on Mountain Aveoue, Hamner Avenue
and Second Street, Fiopal 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 approved by the City without
approval of an acceplable program/plen for providing sewer and water service
iafrasfructure.
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TABLE 3

(NTERSECTION CAPACTTY UTILIZATION/LEVEL OF SERVICE
EXISTING CONDITIONS SUMMARY
FOR PROJECT AREA KEY INTERSECTIONS

AM PEAK HOUR PM PEAK HOUR
INTERSECTIONS ICUAOS ICU/LOS
Hamoer Avenue
@Parkridge Avenue 0.45/A 0.61/B
@Yuma Drive 040/A 0.49/A
@20d Strect 0.53/A 0.67/B
20d Street
@115 W/B Ramps 0.48/A 0447/A
@1-15 E/B Ramps 047/A 062/B

N/A = not availabie; in process of takiog existing counts

Source: Fimal Traffic Impsct Report; Norco Gateway Specific Plan, 1.15 Corzidor
Study, Norco, CA, April 1990.
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S OPPORTUNITIES AND CONSTRAINTS

Of primary importance in the development of land use development strategies within the Project
Arca is the identification and locatiop of existing and anticipated development opportunities and
consiraints.  These oppornunities 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 bard rock is a physical constraint, conversely,
a large number of land parcels under single ownership in an existing urbanized arez, assuming
social and economic conditions are acceplable, 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
tetritory that will either affect, or be impacted by the Project Area’s long term development,

Methodology

The finding of opportunities and constrains involved field analysis, research of existing current
and bistorical data, discussions witb City staff, contributing sub-copsultants, and property and
business owners. The opportunities and constraink are described below and shown graphically
on Exhibit 8.

25.1. Opportunilies

1. The Project Area’s noabe and southern points of entry from Hamner Avenue, and its
western point of entry along First Sireet, provide indirect accsss ioto the Project Arca
from Orange County, the City of Riverside and otber sub-regional economic urade areas.

2. Current plans for the Corona Ranch, the Northeast Corona Specific Plan and other
planned developmenis within she City of Carona are expecied to add over 10,000 new
residential units over the next five year period.

The Nottheast Corona Specific Plan is close to completion. The project encompass=s
1,457 ecres; approximately 5,800 units have been built or are being built. The Buey
Cor1poration, through implementation of the Corona Ranch Specific Plab, is developing
an approximately 712 acre area into a 3,410 dwelling unit wact. Grading commenced
three years ago; coastruction is approximately 30% complete (this Project was previously
known as the Woodlake project),

Three housing projects are currently being developed west of Hamner Avenue between
Third and Fourth Streets in Norco. These include; Watt Development, 146 uais;
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1.ewis 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 to support future development of the Project Area. Area housing developments
will also generate short temm employment opportunities and a long term labor force.
Exhibit 9 shows the locations of all development projec% within the vicinity of the
Project Area which are presently planned or under construction. Table 4 quantifies the
development shown on Exhibit 9. Exhibit 10 shows all major development projects
within the 1-15 Cortidor that are planned or have been approved.

There are approximately 88 acres of vacant land within the Project Ares; another 45
acres |s made up of land parcels that are underutllized, or improperly developed or have
deteriorating structures situated on them. Exhibit 11 shows these areas of development

opportunity.

Norco Ranch owns approximately 87 acres generally located at the western border of the
Project Arca. This owaership represents approximately 30% of the total land, excluding
public righis-of -way, within the Project Area. The owners of this facility are actively
participating in the preparation of this Specific Plan.

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 Ares. 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 propeiiies. These might inciude mechanic services, auto parts,
tire dealerships, automotive 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.
This facility provides the oppomumity for the development of additional retail,
commercial and office space

Counstruction of a Riverside Community College satellite campus is scheduled to begin
in the immediate future. This facility wil! be located directly northwest of the Project
Arca and will be accessed by an extension of Third Street. Current estimates ca!l for
a total of 12,000 students to be enrolled at the campus. Students attending the campus
will increase the demand for locsl services such as fast food, printing, enteitainment,
recreation, theatre, arts, sports, and other educational facilities,

Constiuction of 8 Yuma Drive on/off ramp Is a short-term reality. City of Norco and
Coronz officials are presently working with Caltrans on the feasibility of this facility.
When the on/off amp is constructed it will make the southern end 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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TABLE 4

PLANNEDR DEVELOPMENT
WITHIN VIGINITY OF THE PROJECT AREA

Lend Use

Riverside Gty College

Resideatial - Towphomes

Norco Autp Mall

Single-Family Residential

Single-Famify Resideatial

Mixed Use Commercial

Single-Family Residential

Mixed Density Residential

Single-Family Residcotial

Single-Family Residentla

Apartupen!s

Corona Ranch

Comemnercial

Noz1theas! Corana Specific Plan
Commercial
Single-Famiiy Residential

Jodusial

Industrial

Industrial

1ndustifal

Industrial

Residential
Commercial
Industial
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No. of Units

12,000 students
80 units

85 acres
16 units

0 units

66 acres
184 units
920 units
100 units
250 units
88 units
3,410 upnits
40 acres

138 acres
6,100 units
4.7 acres
5.1 acres
3.8 acies
21 acres
10 acres

11,234 upits
244 acres
44.6 acres
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10.

There is one existing on/off ramp connecting the 1.15 to Hamner Avenue within the
Project Area at 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 traveless

using 1 15.

Existing 1esidential neighborhoods both within and adjacent to the Corridor provide the
purchasing power to support new development within the Corridor. Retai] sales leskage
has been estimated to be as high as 40% in the City of Norco, evidence that a balanced

mix of goods and services is not being provided within the City.

25.2 Constraints

The health and safety of the generat public traveling along Project Area roadways,
particutarly Hamner Avenue is a concern of City officials.

Cross traffic at intersections on Fiist Street and Paskiidge Avenue, 8s well as namerous
minor streets, can be difficult. Inteysection signalization is limited and visibility
approaching First Street is poor becsuse of the existing grade of Hamoer Avenue.

Inadequate infrastructure within the Project Area is detening development. Ia particular,
drainage and flood control in the vicinity of Valley View Avenue, Fiist Street and
Mountain Avepue is inadequate. The Project engineer bas identified aress within the
Project Area that Jack adequate water and scwer scivice. Lines nsed 10 be extended

and/or ca'pacities incressad to accommodate future growth.

Land Jocked parcels, muttiple ownership, and inadequate strset access deter potential
development., This i6 a particuler problem around Mountain and Parkridge Avenues.
Many streets are not wide enough, latk cuibs, gutters and adequate traffic control

devices.

Isolated residentisl parcels csn make parcel consolidation difficult for economically
viabie commercial/industrial development.

Air and noise pollution impacts firom Hamner Avenue and 1-15 pose limltatioas far
residential development in the Project Aiea.

Existing commercial centeis along Main Street just south of the Norco City limits may
hinder demand for new commercial/retail development ia the short temm. Market
demand and absorption rates must be considered to lessen the possibility of
oversatusation of like goods and services.
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7. Traffic conditions along Hamper Avenue may worsen as growth of population and new
development accurs. This may be pariicularly critical if the Yuma Drive/l-15 on/off
ramp is not construcied and other street/circulation improvements are not made.

8. Adjacent property owners have indicated that existing traffic conditions along Parkridge
Avenue and First Street are poor. These strceis ase too aarrow and lack adequate traffic
control facilities. The Parkridge Avenue/Pacific AvenuefFursi Street/Lincoln Aveoue
intersection demonstrates particular problems. Increased development within the Project
Area will pegatively impact these roadways unless appropriate improvements are made.

26 PROJECT AREA DESIGN CONCEFPTS

This componcnt of the Specific Plan establishes parameters with which the design character for
the entire project Area can be crested. To do so, a number of design concepls have been
developed. The Project Area Design Plan is primarily focused upon the creation of aesthetic
character within the parameters already established by the City of Norco. Its puzpase is to further
promote a visual environment that evokes a distinctive and unifying image which is unique to
Norco. Itis important to bave a design statement for the Galeway Project Area that orcbestrates
and promotes a cohesive design concept design image for both the immediate Project Area and

the latger 1-1S Corridor Area.

The Project Area Design Concept is comgrised of a hierarchy of uiban design components. The
intent of the Project Area design concept is to provide a broad-brushed overview of genera]
design components which ultimately will lead to the dcvclopment of specific design guidelines.

The overall Project Area design concept coasists of the following companents:

o Activity Nodes

o Architectural concept

o Lzndscape architectural concept
0 Circulation concept

Activity Nodes
l. Yehicular Activity Nodes

As shown in Exhibit 11A, these activity nodes will be oriented to people in transit.
Aside from being attractive focal poins seiving to provide orientation for drivers, they
will incoiporate directional and locational signage. These nodes will incorporate
appropriate building setbacles to allow for landscaping, entry moouments, special paving
matezials, patterns, elc.
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Pedestrian Activity Nodes

The Project Area s one that will be accessed primarily by automobiles. People will
generally artive by automobile at one of the commercial, office or industrial areas with
a patticular putpose in mind. Because of its vehicular orientation, and because the area
does not contain a substantial residential element, the Gateway Project Area is not
intended to function as a highly pedestrian orienied environment. However, each area
of primary destination should provide for pedestrian amenities at the micro scale. ¥or
example, within the light industrial zone, each development should provide pedesirian
areas designed for employees and visitors; areas should be provided for outside eating,

passive exercise or for quiet and relaxation.

As shown in Exhibit 11B, esch activity node will incorporate pedestrian amebities that
might include benches, unique paving pattemns/materiials, landscaped areas, shade trees,

fouptains and turf azeas.
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Architcctural Concept

The overall architectural concept is characterized by architectural elements which complement
the City of Norco’s heritage as shown in Exhibits 12, 13A and 13B, the primaiy theme will be
western/early California. However, a diversity of architectural styles wili be allowed within the
Picject Ares in an effort to promote a richoess and diversity of architectural character. The
promotion of architectural diversity will occur primarily within the industrial zooe, while the
western/early Californian theme wili be most dominant within the Commercial and Office Park

Districts.
1 andscape Architectural Concepi

The landscape Architectural Concept for the Project Area proposes the use of a limited trees
palette within designated areas, designed to reinforce both an urban and rural design character.
Tree plantings will border all activity nodes and will define these nodes as focal points and areas
of special interest. Iafoimal plantings will provide a casual backdrop to these areas. The overall
landscape concept as illustialed in Exhibit 14 shall incoiporate s mixture of lepdscape, hardscape
and signage features using native mateiials o the greaiest extent possible. Plant species shall be

drought tolerant to the greatest degree possible,

The circulation concept for the Gateway Specific Plan Project Area includes provision for
landscaped street medians, as shown in Exhibit 15, along Hamper Avenve. The landscaped
mediags are inlended to create an improved aesthetic quality on the Project Area’s major

roadways.
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27 I.AND USE PLAN
27.1 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
determined by analyzing such factors as existing Project Area development patterns, market
absorption rates, adjacent development patierns, circulation routes, infrastructure capacity,
geology and relationship 10 the 1-15. Exbibit 16 illustrates the location of these four primary
districts.

272 1laod Use Categories

A's shown ia Exhibit 17, cootained 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 consist of the following designations:

2.7.2.1  Residential

Residential uses in the Gateway Specific Plan area will be desigoated for very low desasity (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.

2722 Commercial

The Gateway Specific Plan area should contain a variety of commercial uses designed 1o 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 1-1S, other major roedways and prevailing market conditions.

2723 Office Park (OFP)

The Office Park District is primarily located southwest of Parkridge Avepue. The OFP
designation will allow office development that will include garden and single occupant facilities,
as well as ancillary uses such as restaurants, cafes, copy shops, etc. This classificatlon is closely
related to the City’s existing C-0 zoning designation.

2.7.24  Industiial (I)
This District overiaps the south westerly most portion of the Project Area, that portion of the
Project Area farthest from i-15 and Hamner Aveoue. While this area will depend on good access

to primazy access routes such as the I-15, Hamoer Aveoue and Lincoln Street, the need for high
visibility and quick access is not critical to the success of the District.
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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 Pemmited office uses are those necessary to suppoit the
administrative function of the primary permitted uses. This industrial classification is closely
related 10 the city’s existing C4 and M-1 and industriial park aoning designations.

2.72.5 Existing Land Uses

A large church facility that is used primarily on weekends is located on the nottheast 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 facilitics on
an arca of land located near the comer 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 & cluster of residential properties.
These homes wiil 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 surrounding land uses.

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

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

Project Review and Plan Consistency

Tbe Plao is intended to allow for substantial flexibility compared with typical aoning restrictions,
yet it does provide ceitain direction that is critical to successfil long term development of the

Project Ares,

In determining whether or pot a proposed project is consistent with the Specific Plan, the
following sequence of considerations should be followed. Successfu responsiveness of the
project at each step in the sequence allows consideration of the following step. Failure op one
or tnore counts at each siep will require project modification accordingly.

1. The initia! "screen® for plan consistency is in compliance with the development
reguiations 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 js the extent to which the various incentives are
appropriately used.

4, Finally, in the case of needed interpretation, the extent to which the development
proposal respoands to the Plan’s Goals, Objectives and Policies will be evaluated.

2.8 CIRCULATION PLAN

The Project Area’s proposed circulation system is shbown conceptually on Exhibit 18. This
upgraded system, while not dictating specific project roadway layouss, incorporates the existing
roadway pattera to the greatest degree possible, but, incorporates numerous additioos and
improvements to that system. The cited improvements and additions will serve 1o mitigete
existing circulation/iraffic 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 to achieve the following related fransportation goals: 1) promotion of
the conservation of energy and land; 2) acquisition and development of public roadways wili be
made with regard to the medium and long term needs of the City; and 3) reduction of through
ueffic on resideatial streets. The circulation plan includes roadway improvements that would be
constructed 8s on site circulation improvemess These roadways are subject to design revisions
based upon speci fic site development plans which will require City approval.

Generally, the propased circulation system is intended to provide:

i. Improved access to all Project Area land uses;
2. Jmproved access to both the |-15 and 91 Freeway;
3. A more cfficient circulation system with improved levels of service along major

roadways and intersections;

4. A safer circulation system;
S. A median installation program that will create more aesthetically pleasing roadway;
6 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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2.8.1 Circulation System Modifications

Existing conditions and future trends indicate that significant increases in vehicular traffic will
ocowr within the Project Area. In an effort (0 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 are recommended along Hamner
Avenue. The following benefits can be realized with the implementation of a raised landscaped

cepler median program:

0 Increased vehicular cspacity

o Increased vehicular/pedestrian safety
o Increased vehicular mobility

o Increased vehicular level of service
o Improved Project Area appearance

The median program (see Exhibit 17 for median locstion) is designed to maintain the highest
level of seevice possible on Hamoer Avenue. The enbancement of wraffic flow and safety through
the attairment of the lowest possible level of conflict among vehicles is essential 10 achieving

the necessary service level.

In order to preserve the level of service along Hamner Avenue, access to cormmercial properties
should be primarily via the median breaks at signalized intersections It will be necessary to
accept an increased number of U-turns at these intersections. Additional median breaks, in
addition io0 those at signalized intersections, will be considered in accordance with local business
needs and City traffic standards. These brealss and emergency access across the medians will be
subject to a detailed traffic safety analysis sub ject to review and approval by the City Engioeer.

Exhibits 19 and 19A shaw typical roadway sections for Projeet Area roadways.
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Parkridge Widening

Presently, Perkridge 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
Street/Parkridge Avenue/First Street/Pacific Avenue intersection being within the Project Area.
The roadway is 100 parrow to accommodate an appropriate level 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 (o improve its level of service and to facilitste access to the 91 Freeway via Lincoln
Street,

First Street Widening

Presently, First Street is a two lane rcadway with a paved roadway width of 20 feet. Fitst Street
runs east/west and lies totally within the Project Area. The roadway is 100 nammow (o
accommodate planned land uses and increased service demands caused by future development
projects. As part of this Plap, 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 Prcject Area
commercial and industrial land 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 Area. Second Street presently exists
as a (wo-lane roadway through most of the Project Area; the eastern most portion has been
widened (o include turn 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 access to
the 1.15. To deter high volumes of through traffic from continuing west on Second Street into
residential areas along the westemn pattion 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 sireet
located midway between Mountain and Pacific Avenues.

To facilitate access to commercial and industrial land uses adjacent to Mountain Avenue and to
facililate access to the 91 Freeway via Lincoln Street, Mountain Avenue will be widened to a
new right of -way width of 88 feet

Cul-de-Sacing of Pacific Avenue

Pacific Avenue presently exists as a two lane, north/south running recadway. Pacific Avenue
proceeds notthward beyond the Project Area, but. its southern termious occurs within the
boundaries of the Project Area at its intersection with Lincoln Steet/Parkridge Avenue/Firtst
Street. As a part of this Plan, Pacific Avenue will be cul-de-saced just north of its intersection
with First Street/Parkridge Avenue/Lincoln Street. This improvement will limit access into the
industrial disttict east of Pacific Avepue and the residential area west of Pacific Avenue.



Mountain Avenue Extension/Vacation

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 1ight of-way, in a south-easterly direction where it will intecsect with
the new extension of northeast/southwest running Yuma Drive. This extension will provide
additional access to land uses on either side of the Mountain Avenue exlension, thereby, reducing
traffic volume along Parkridge Avenue.

Yuma Drive Exteasion

The present terminus of Yuma Drive is located at the Yuma Drive/Hamner Avenue inteesection.
As part of this Plan, Yuma Drive will be extended as an 88 foot right-of-way in a south-westerly
direction where it will intersect with Parkridge Avenue, continuing southward from this
interseclion as a 66 foot right-of-way through the office park district located at the southern most
portion of the Praject Area. This improvement will facilitate access from Hamner Avenue and
the 1-15 to Mountain Avenue; the extension will also lessen the congestion at the existing
Hamner Avepue/Parknidge Aveaue intersection.

Cola Street Vacation

Cota Street presently exists as an unimproved northeasterly/southwesterly running roadway
nortbeast of Parkridge Avenue. This right.of way will be vacaled. Southwest of Parkridge
Avenue, Cota Street is improved to River Road; this portion of Cota Street will remain &s is.

Lowering of Hamner Avenue at First Street

As a part of this Plan, Haomer Avenue may be lowered no less than five to six feet nor more
than 17 feet at its intersection with First Street. This improvement may cteate a more functional
Hamoer Avenue/First Strezt intersection.

Intersection Improvements

Improvernents 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 5. Most intersection
improvements will involve new or upgraded signalization, signage and pavemenl! improvements.
However, the Lincoln Street/First Street/Pacific Avenue/Parkridge Avenue intersection will be

realigned.
Traffic Signal Control for Horseback Riders

Traffic signal control buttons for horse back riders shall be incorporated al intersections designated
by City staff and shall be installed in accordance with existing City standards.
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TABLE 3
INTERSECTION IMPROVEMENTS

Traffic signal modify, Yuma Drive/Hamner Avenue
Traffic signal install, Fitst Street/Hlamner Avenue
Traffic signal install, Second Avenue/Mountain

Traffic sigoal install, Parkridgc Avenue/Pacific Avenue
Traffic signal install, 1 15/Yuma Drive on/off ramps
Thaffic signal install, First Street/Mountain Avenue

2.9 OVFRASTRUCTURE/UTILITIES

Adequate utility service shall be provided to ajl properties within the Project Area. Telephone,
gas and electrical service are cwrently available with adequate capacity upon application and
payment of applicable fees and charges.

Water Seivice

Water service is provided by the City of Norco ard will be available to the Project Ares as
necessary.

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

Fire Protection

The provision of water for adequate fire suppression to any particular propeity will involve
upgiading several existing small connectors. Improvements should be provided to meet the
requirements of the Insurance Services Office (ISO), fire underwriters. Fire flows mist 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 development shall be provided with fully automatic sprinkler protection or other
reasonable fire/life safety protection as determined by the City’s fire chief. All new development
in areas adjacent to dead-end watesr mains shall include provisions for essessment 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 foot of net increase in building ases
to mitigate the cffect of the incsemental additional demands on fire/life safety and parsmedic
services.



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 canoot be
accommodated without construction of relief sewer systems. The size, extent and cost of these
systems depend greatly upon the levei of propery development. Because of this localized
variation in capacity, it is imperstive that project review ioclude a careful analysis of sewer
system impact caused by proposed development projects. Exhibit 21 identifies plan related
improvements to the existing system.

Flood Cooirol/Drainage

Flood contyol and storm draians in the Project Area are the responsibility of the Ciry of Norco and
the Riverside County Flood Control and Water Conservation District. Exhibit 22 identifies plan

related improvements to the existing system.

There are periodic street flooding problems i portions of the Project Area, particularly along the
westend of First Street and east of Hamner Avenue near Valley View Avenue. Utban runoff is
related to the amount of impervious suiface; it is expected that the new development withio the
Project Ares will increase the volume of ruroff.



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 G ENERAL DESIGN GUIDELINES AND DEVELOPMENT STANDARDS

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

The desired design character for the Project Area is wester/early Californian. The City of Norco
and its residents value the life style and atmosphere this theme represents. The City seeks to
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 propased
projects. Proposals that do oot addsess these guidelines will not receive City approval.

There are key design elements 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.

31 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 which will
establish the Gateway Project Area as a special place to visit, work and/or own a business.

Design Goals

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

4] To create an identity for the Gateway Specific Plan Project Area specifically and the
City of Norco in general.

o To enhance the economic potentiai of the Project Arca by attracting quality
developments.

Design Guidelines

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

o Ricboess of suiface and texwre
o Play of light (shapes and shadows)

67



o Equaj void to solid building wall ratios
o Multi-planned roofs and walls
o High degree of varying wall articulation

The clements 1o avoid or minimize:

Laige, extremely deep front setbacks, except where deeper setbacks are required, with
vast areas of parking located there

Highly reflective surfaces

large blank walls

Large metal surfaces

Exposed concrete block

Qusin link fence, barbed wire

Inarticulated building facades

o

O 0O0O0O0OO

3.1.1 Business Distiict Sign
Business district sign will be ptovided along Yuma Drive near the 1-15 on ramp (see Exhibit 23).
This sign, similar o one shown in Exhibit 23A, is designed 1o announce the entrance into a
specific area of the City. The business district sign will feature materials that refleat a
westerd/early Califomnia look, such as wood and river-wash cobble.

3.12 Directory Sign
Directoiy signs wlli be provided at the following locations (see Exhibit 23):
A. Nonhwest and southeast corners of First Street and Hamner Avenue; and
B. Northeast corner of Yuma Drive and Hamber Avenue.
These signs, similar 10 the ones showa in Exhibit 23B, are designed to identify commercial
businesses at that location. Directoiy signs will festure materials that reflect a westera/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. Along Hamner Avenue at Yuma Drive; and

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

3.1.4 Entry Morumentation

Entrance monumentation will be provided at the following locations:

a.

b.

Hamner Avenue and Cota Street; and

First Street and Pacifie Avenue.

These monuments, as shown in Exhibit 23, are designed to announce the entrance into the City
and will promote a clear sense of "progression" and Irapsition into the Project Area and the City.
Entry signs will feature materials that reflect a westem/early California look, such as wood and

river-wash cobble.

3.1.5 Site Plaoning

Project Ares site planning standards are as follows:

a.

In situations where buildings are highly 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 buildings, it is important that multi-storied buildings relate
to the pedestrian scale. All ground story facades in these areas shall be designed to
rclate to a pedestrian scale as previously showw in Exhibis 12, 13 and 14. Tbis can be
accomplished thiough breaking the facade into bays and the signage brought down in
size and locstion. Pedestrian scale shall also be established through the use of pedestrian
canopies and awnings which add horizootal articulation to facades. Landscape elements
and planting areas shall also be used to strengthen the pedestrian scale and t0 encourage
pedestrian activities in the commercial and office park districls.

Within the Commercial District, buildings shall be designed to be visually connected in
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.

Creste plazss and open space within individual development projects to the greatest
degree possible.
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Site and design buildings to minimize pedestrian/vehicle conilicts.

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

Ogentscreen all auto related facilities (i.e,, working bays, storage, etc.) from public
view.

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

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

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

emergency vehicles.

Piimary elements of effective site design are illustrated below:

controlied site access

sepaiate service area and service access
separate employee parking

convenient public access and visitor parking
front yard iandscaping

screening of storage and work aress

e o T

Within the Gateway Specific Plan Project Ares it is more acceptable to create a
clustering of smatler building forms connected by open space and watkways than to

creste a massive single building form.

31.6 Architecture

Commercja) and Office Park Districts

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

Buildings within these two disiricas should be diverse with a scale that is not ovetbearing relative
to pedestrians; architectural style should retain a rural flavor consistent with the goat of Norco.
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3.

The following architectural elements should be addressed when designing structures within the
Commercial and Office Park Districts:

N

Color

Roof Features

Clustering

Visual Connections

Fenestration (windows/doors and misc. openings)
Construction Materials

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

1. Roof Features/Visual Connections

b.

Buildings should have predominant roof features with varying roof lines created
by: tower features, canopies, awnings, covered porches, exposed wood beams,
and wood shingle or simulated wood shingle roof surfices.

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

Extensive toof overbangs and extension of roof features (treliises) to accessory
strucluies are encouraged.

All elements on rooftops shall be attractively screened from public view.
Mechanical equipment and duct work shall be depressed adequately within the
roof stiucture or incorporated within special rooftop features. No equipment or
duct work shall be allowed on the roof of any structure within view from any
street, freeway or adjacent buildings. The screening shall be ab integral patt of
the building (e.g., extended parapets), and shall be painted tbe same color as the
rest of the building. Corrugated metal screening Is not permitted.

Clustering

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

The clustering of groups of buildings connected visually by open space, covered
walkways and treilises is encouraged.

Eenesusliop (windows/doors and misc. openings)

Window Ireatments, door openings and exterior hallways, and detail should
reflect the western/fearly Calif omnian style.
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b. Entiy ways should be recessed or projected ouiwz1ids.

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

Construction Materials

The following general building materials altematives are recommended to achieve a variation
upon the desired arcbitectural theme:

Wall Materials

Exterior walls of al] buildings are anticipated o be "off-white® or “tertiaty earth tones
of brown hues" and be constructed of Spanish style textured matetials suck as slump
stone concrete block, Spanish style plaster, or adobe brick. The use of heavy appeanng
¢xpased wood beams is encouraged.

Use of wood, brick and river rock exterlor walls, wall and support clements are
encouraged as an alternative to or as an adjunct to the Spanish style textured materials.
Use of the "off-white™ or "tertiary earth tones of brown hues” can be used to compiiment
aed/or contrast with natural colors of unpainted wood, brick and rock work. Use of
plant matetials to compliment and weaken harsh vertical and horizontal lines are

encouraged.
Roaof Materialg

a. When visible, roofs shall be constructed of clay tile, wood shingle, wood shakes
of approprlate color and texture of asphalt shingle. Wood shalee and wood
shingles may be used only by approval of the City Fire Chief.

b. Where roof lines are oot visible due to use of parapet walls, other types of
roofing materials may be used pursuant to the requirements of applicable
building and construction codes and regulations.

Color

a. Colots for the exterior of the buildings must serve to integrate all elements 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.



Industrial District

Buildings

Coaventional industrial architecture can be characteiized by simple one and iwo story reciangular
box-type structures. Typical coostruction materials and/or veneers might include exposed
aggregate conctete, river rock, brick/brick veneer and other masoanty conostruction materials. The
buitdings can be trimmed with wood awaings, arbors, etc, to help create a more rustic quality
within the Industrial District. Tiiese relativeiy 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 employed. The following design elemeats should be
addressed when designing buildings and structures wisthin the Industrial District:

wall surfaces (texture and reficf)
fenestration (windows, entrances)
colors

graphics

contrast of building materials
lighting

QL b W

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

r) L. Wall Surfaces

brick/brick veneer

exposed aggregae

scored split face block

river rock

wocd veneer

opague glass (no shiny reflective glazing is permittec)

OO0 O0OOOoOO

2. Fenestratign

0 recessed or projecied eatries

o eatry overhead elements

o windows

o clerestories

o landscape planters

0 undulation of building massing

o subtle wasD) tones
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o white

0 earth tone color bands and trim
Giaphics

0 building address

) directional

0 company names
Contrast

0 smooth to rough

(] scale

0 color

0 positive/nepative space
Lighting

() coatrast

0 positive/negative

0 highlighting effects

0 directional

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

1.

2.

Avoid long, inarticutated building facades. Buildings with varietal front setbacks are
strongly eacouraged.

Avoid blank front and side walls on street frontages.

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

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

Conces! all service areas and storage areas either within the building themselves or by
screening walls by a solid masoary, concrete or stucco sad wall of one color.

Ultra fiat smoott facades, and polished reflective surfaces are not encouraged within the
Project Area.
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7.

All screening shall be architectuially integrated with the building design and a roof
parapet wall shall be used to sczeen roof mouated eguipment.

The foliowing architectural elemeats shall be prohibited within the Project Area:

(o]

(o]

(o]

(o]

Higbly reflective surfaces (steel)

Large blank walls

Flat roofs except where extended parapet walls are used to achieve a "westemn” character
Reflective glass

Metal sliding

Plastic or aluminum siding; and

Irregular, modermistic window shapes and rhythms.

3.1.7 Parking

Project Area parking standards are as follows:

Parking access points, whether located on Hamner Avenue or other streets, should be
located as far as possible from street intetsections. Specific access poins as proposed
for individual site plaas must be submitted for review and approval by the Director of

Public Worls/City Engineer.

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

Driveways and parking areas should be separated from ad jacent sidewalls or Jandscaped
areas by a curb not less than six inches high.

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

Link individual pro ject parking areas with on-site driveways which are clearly identified
and easily recognized as conanectors.

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

As a condition of project approval, the appticant may be required to combine parking
facilities and access to serve more than one individual project.
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k.

Required parking or lcading facilities shall not be located in any required setback areas
unless specifically allowed by the development regulations

Loading areas and docks shall be peimitted only io rear and side lot areas and shall be
screcned from public view.

No part of a street shall be used for loading.

Separate automobiles access and parking from service truck areas.

3.1.8 landscape Architecture

Project Area landscape design standards are as follows:

Establish a colarful landscape edge at the base of buildings and avoid asphalt edges at
the base of structures as much as possible. Plant materials located in containers are

appropriate.

landscaping should result io a low profile image, i.c., use of blade grass lawn areas and
other ground covers, canopy trees in parking areas, use of hedges, and low walils and
plantings to screen service areas.

On-site plant masses should assume a non.uniform arangemen!. The diversity of
massing types should be great enough 1o provide interest, but kept to a level which
evokes a relaxed, natural feeling.

Water conserving imigation systems and drought tolerant plants shall be used in all
public and private landscaping whenever appropriate.

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

Plant material and massing should be designed 1o compliment architectural elevations
and roof lines through color, texture, density and form on both the vertical and
botizonta} planes.

A combination of landscaping, fences and walls shall be used on the perimeter of
properties to define propetty limits, separate use arcas and provide on-site secunty.

landscaping, fences and walls, or a combination thereof; shall be used on the perimeter
of propetties to visually screen and/or physically enclose outdoor storage areas, loading
docks and ramps, transformers, storage tank and other apputtenant items of negative

visaal quality.
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i. See Appendix B for the recommended Plant Selection Pelete.

3.1.9 Riding T1ails

The City of Norco has developed as a community which emphasizes eguestrian activities.
Existing City riding trail standards serve to compliment borseback riding while safeguarding the
public throughb the provision of a regulated equestrian- pedestrian trail system.

Section 1828 of the Norco Municipal Code establishes a zone within existing public easements
and rights-of-way, and within private access tasements that governs this trail system.

Withio the Gateway Specific Plan Project Ares, riding trails shall be located along the following
roadways until such time that existing residential properites are recycled o commercial or

industrial uses:

Second Street
First Street

Equestian riding trail along Pacific Avenue shall remain @ permanent installation.

3.1.10 Signage
Project Area signage standards ere as follows:

a. Sigrage shall be simple and express an easy © read, direct message. Brand names of
merchandise shall not be displayed.

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

c. Signs shall identify only the firn name or major enterprise on the premises on which
the sign is located. Material and product advertising shall not be permitted except as
primary identification of an establisbment. Additional identifying logos of products may
be incorporsted within the signing but are considered part of the overall allowed sign

area.
d. Pedestrian-oriented signsmay be applied directly to the face of the building and may not

cxceed city sign area requirements. The shape of the sign can be a positive feature.
e No signs shall extend higher than the ridgeline or be }ocated on the roof of the structure.
f Window sigas shall not obscure more than 25 peicent of the display window area
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All signs. including temporary signs, shail be in conformance with the City of Norco
Municipal Sign Code.

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

Signs suspended from camopies, balconies, etc., will be peimitted; adequate head room
must be provided.

There shal} be no revolving, flashing, or moving signs.

Wal)-painted signs will be permitted with prior approval of the Director of Community
Development. Such signs will compliment the western characier of the Project Area.

No pennants or similar devices for commercial dispiay shali be permitted.

Roof signs will oot be permitted.
Plastic and fluorescent lightsignage fixtures are not permitted, except for special events.

All buildiogs using rear parking lots shal} ciearty identify their businesses with rear wall
signage. When site planning requires rear parking within commercial and office park
districts, 1ear entries shall pot be treated as an "“after thought" but shall reflect
appropiiate design considerations that attract pedestrians and encourage entry.
Appropriate design features would include awnings, potted plants, pavement treatments,
window placement, signage, street fumiture and decorative painting around doors,
windows, etc. Safe pighttime entry shall be facilitated througb the use of appropriste
lighting standaids.

All stuctures shall exhibit clear address information on the front facade and back facade
when rear entrics are used. (Recommended guideline: minimum address noumber size
shall be 6" for a 1 story building and 10" for a 2 story building.) For nighttime
identification, the numbers shall be internally or extemally lit. Otherwise all signing
shall comply with the Norco Sign Ordinance.

STREETSCAPEDESIGN

Center Median Istands

Center median islands shall be provided along Hamner Avenue.

These medians are designed to provide access control and a unifying landscape statement. As
shown in Exhibit 26, the medians will incozporate rolling turf berms, low growing shiubs and
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riverrock/cobblestone or stamped concrete, dominated by informa! clusters of Crape Myrtie and
Evergreen Pear or other trees as specified in Appendix B.

3.22

Streetscape Lighting

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

design.

d.

3.23

All lighting fixtures in the public right-of-way shall be consistent and approved by the
City Engineer following the recommendation of the Planning Commission. As shown
in Exhibit 27, materials must be consistent and in keeping with the western/early
Califomian theme. Luminaries, poles and supporting hardware must also be consistent.

Lights shall not be placed to cause glare or excessive light spillage on neighboring sites.
A uniform light colot is prefeired for the area. The use of high pressure and energy
efiicient sodium lights is encouraged.

Light standards shall not exceed 20 feet in height and in no case shall they exceed the
height of the buildings on-site.

The destgn of light fixtures and required structural suppon shall be architecturally
compatible with the surrounding buildings.

Street Tree Progiam

All Project Area rosdways shall incoiporate a street tree planting program (sec Exhlblt 28);
permitted street trees are those trees identified in Appendix B. Cbhapter 12.12 of the Norco
Municipa) Code provides tree installation, staking, trimming and maintenance requirements that
will be applicable to the Project Area street tree progiam.
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4.0 DEVELOPMENT REGULATIONS
4.1 Jotroduction

The following Development Regulations implement the Gateway Specific Plan. The regulations
are adopted by Ordinance pursuant 10 Article 8, Authority for Scope of Specific Plans, of the
Planning and Govermmenmt Code in compliance with Sections 65450 and 65503 of the
Government Code. Land Use districts for regulatory purposes are shown on Exbibit 29.

4.1.1 Relatiooship to Other Regulations

The Plan will contain most of the information needed to guide the development of a panicular
parcel within the Project Area. However, areas not specifiically covered by this Plan will
continue 10 be governed by existing City regulations, and no provision of this Plan is intended
10 repeal, abrogate, annui, impair, or inteifere with any existing City ordinance except as it
specifically repealed by adoption of this Plan.

4.1.2 Conflict with Other Regulations

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

4.1.3  Relationship 10 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 oot covered ot provided for in this Plan,
the regulations of the Municipal Code that are most applicable 10 the issue, condition, ot situation
shall apply. In the event that the provisions of this Plan are in conflict with the Municipal Code,
the provisions of the Plan shall prevail.

4.1.4 Epforcement

The Pianoiog Director or his/het designee shall enforce provisions of this Plan and alt applicable
codes of all governmental agencies and jurisdictions in such matters including, but not limited
10, building, mechanicsl, fire and electrical codes, codes pertaining 10 drainage, waste waler,
public utilities, subdivisions and grading.

4.1.5 Definitions

Words, phrases and terms oot specifically defined berein shal] have the same definition as
provided in the Municipal Code.
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4,1.6  Severability

If any regulation, condition, program or portion thereof of this Plan is for any reason heid 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 not affect

the validity of the remaining provisions.

4.1.7 Interpretation
The Planning Commission shall have the responsibility to interpret the provisions of the Plan.

All such interpretations shall be in written form and peimanently maintained. Apy person
aggrieved by such an interpretation may request that such interpretation be reviewed by the City

Council.
418 Ambiguties

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

41.9 Apgreements

The provisions of this Plan are no: intended to intetfere with or abrogate any easements,
covenan#, or other exiting 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 30 the development within the Gateway Specific Plan Project Area.

4.2 General Purpase

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

a, Implement the provisions and policies of the Norco General FPlan.
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 Arca.



4.3

44

Application

These development regulations shall be applied only in the Gateway Specific Plan
Project Area.

If any portion of these regulations are, for any reason, declared by a court of competent
jurlsdiction to be invalid or ineffective in whole or in part, such decisions shall not affect
the vatidity of the remaining portions thereof. The City Council hereby deciares that it
would have enacied these reguiations and each portion thereof, itrespective of the fact
that any one or more portions be declared invalid or ineffective.

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

General Provisions

Al] construction and development within the Specific Plao Project Area shall 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 currently 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 snd Project Area integrity shall apply. The Planning Director
shall resolve any conflict by written determination in a manner consistent with the goals
and policies of this Specific Plan.

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 sireet
right-of-way line, or property line, to the foundation point of the clasesy structure.

If an issue, condition or situation arises or occurs that is oot sufflciently covered or
provided for or to be clearly undeistandable, those regutations of the Norco Municipal
Code that are applicable for the most similar issue, condition or situation shall be used
by the Planning Commission as guideiines to resolve the unciear issue, condition, or
situation. This provision shall not be used to permit uses or procedures not specifically
authorized by this Specific Plan or the Norco Municipal Code.

This Specific Plan may be amended by the same procedure as it was originally adopted.
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 rcquested 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 2 paiticular
District Use classification within the Specific Plan Project Ares, it shall be the duty of
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the Planning Commission to determine if said use is(1) consisten! with the intent of the
use district and (2) the ssid use is compatible with other listed permitted uses. Any
person aggrieved by the determination may appea! that decision to the City Council,

Automotive vehicles or trailers of any kind or type without current license plates that
bave been abandoned shall not be parked or stored on any propeity within the Project
Arez unless it is in a completely enclosed building or within a completely screened
enclosure. However, in no case shall fistute auto dismantling operations, except as
required for the permitted repair of automobites within specific zones, be 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
permitied by the regulations imposed by this Specific Plan, and where such usemay be continued
so long as it remains otherwise lawful, provided:

46

a. No such non<onforming use shall be enlarged or increased, nor extended (o
occupy a greater area of land than was occupied at the effective date of adoption
or amendment of this Specific Plan unless approved by a conditional use permit;

b. No sucb non-conforming use shall be moved in whole or in part to any portion
of the lot or parcel other than that occupied by such use at 1he effective date of
adoption or amendment of tbis Specific Plan unless approved by C.U.P;

c. If any such non<onforming use of land ceases for any reasoa for a penod of
more tban 360 days, any subsequent use of such land shall conform 0 the
regulations specified by tbis Specific Plan for tbe district in which such land is
located;

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

¢ Submittal for C.U.P sball be considered a minor application with appropriate fee
as determined by City Council.

Noon-conforming Structures

Where a lawful structure exist at the effective date of adoption or amendment of this Specific
Plan that could not be built under the termns of these tegulations by reason of restrictions on ates,
height, yards, its location on the lot, or other requirements concerning the stiucture, such stiucture
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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a. No such pouconfonping structure may bc eolarged or zltered in a way which
increases its pop~cocformity, but apy stiucture or portion thereof may be altered
to decyease or not affect its noo-coof ormity;

b. Should such non-conforming structure or non-conf ocming portion of 8 sgucture
be desyUyad by any means to an extent of more than 50 percent of jts
1eplacement cost at time of destructiop, as determined by the City building
cfbcials, It shall oot be reconstructed except in conformity with the provision of

this Specific Plan;

c. Should such steacture be moved for any reason for any distance whatever, it
shall thereafier conform to the regulations for the district in which it & located
after it is moved.

46.1 Residential Tiansition Overlay Zone

Residential propeities locsted within the Project Area shall be within he Residential Teaosition
Overlay Zone. This aane allows the residential property owner greater flexibility in the use of
bis/her property than would typicslly be allowed for legal non-conf orming tand nses. Residential
propeity owners within this zone may make improvemenss to, or construct new improvements
upon the propaty, io copjurttion with the cxisting residential wse.

1. Ealarge or alter main dwelling umits to an extent of not moze than 25 percent of existing
floor ares;

Enlaige, alter or new coostruction of accessory stiuctures.

Should a non-conforming structure be ipvoluntarily destroyed to any exteat, jocluding
tota] destruction, it may he rebuilt 10 the identical use and atiginal floor area, providiag
design guidelines comtained hereln shall be respected, and funther provided that omsite
parking be replaced at the ratio existing at the time of such destruction.

Residential properties along the north side of Firet Street ghall cetain their present
zoning claessification of“A-1-20”. The area shall be designated as a future commercial
zone and npon application of the property owners, cepresenting two-thirde {2/3) of the
area, the City will process a zone change. The City shall grocese the zone change at
no oost to the propcrty owners; the City will not process or consider any zone
changes on a “piecc by piece” basie, without processing fees being paid.

4.7 Undergroonding of Utilities

Al electrical, telepbane, CATV and similar service wires and cables, which provide direct sezvice
to the property being developed witbin the exterior boundary lines of such propexty, ,‘P?“ be
wastzlled underground whenever possible. Esgch ncw developenent must undetgroa‘nd unluu.s or

to the City Engineer's satisfaction that undergrounding cannot be accomplished Risers
oo poles and buildings are permitted and sball be provided by 1be developer or owoer aato the
pole which provides service to said property. The developer or ownar is respoasible ior
complying with the requitements of tbis section and s.l':a-ll make the necessary errangements with
tbe utility companies for the instellation of such fecilities.



For the purpose of this section, appurtenances and associated equipment such as, but pot limited
1o, surface-mounted transformers, pedestal-mounted terminal boxes and meter cabinets, and
concealed ducts in an underground system may be placed above ground provided such
appurtenances and associated equipment are screened from view.

4.8 Property Maintenance

Propesty shall be maintained in acceptable visual condition. This includes itrigation, 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 incompiete 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 fandscape 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 adequate and complete
for this Specific Plan; proposed development projects consistent with this Specific Plan shall, in
mos! cases, be required only to reference the existing EIR. If locatized impacts or changes are

discovered in the process, they shall be addressed by means of a miligated negative declaration
or supplemental environmental impact repoit pursuent to Sections 15162 and 15163 of CEQA.

4.10 Land Use

The four primary land use districts permitted within the Project Area are listed below. Each
district is further described by recommended specific land use categories. Refer to Exhibit 29
to determine the boundaries of each category.
Primasy Lsnd Use Districe
Residential District
Commegcial
Office Park Disirict

Ipdustria) District
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4.10.1 Primary Disticts
4.10.1.1 Residential District

The residential district in the Gateway Specific Plan will copsist of low density housing (A-1-20
and A-1-40). Most of the proposed housiog will be located along Parkridge Avepue south of
First Street. To a lesser extent housing is also proposed along Second Street pear Mountain
Avenue. Development shall be govemed by requirements of underlying zope.

4.10.1.2 Commercial District

The Commercial District is intended to facilitate ihe development of undeiutilized and vacant
parcels of land withio the Project Area in such a way that they will coptribute 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 wishin Norco.

8. Principle Uses Permiited
See Appendix C, Permitted and Conditiopally Permitted Uses.

b. Limitations on Permitted Uses

Every use permitied in the Commercial District shall be subject to the following
conditiops and limitations.

1) No operatiops and uses conducted an the premises shall be
offepsive by resson 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. Recreatiopal activities customarily conducted ip the open;

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

(X Outdoor dining aress; and

d. Surface parkiog lots.



3)

4)

)

All uses in the Commercis] District shall comply with ali other
applicable City, County, State and Fedeial laws and regulations.

No automobile dismantling businesses are aliowed in this district
except as required for the permitted repair of automobiles within
spexific zooes.

Small auto service and repair uses with up to four (4) servicebays
are permitted within the auto related commercial designation.
Small auto service and repair uses with up totwo (2) service bays
are permitted within the Highway Oriented Commercial
designation. Projects proposing a greater number of bays shall be
referred 10 the Planning Commission for consideratiop in the form
of a conditional use permit

c Permitted Accessofy Uses

The following uses are permitted in the Commerctal District when
developed and used in conjunction with one or more of the principal
peomitted uses,

1)
2)
3)

4)

Employee recseation facilities and play areas;
Retail sales and services;

Pamitted wholesale sales and services (“"willcall® types of
business)

Surface parking lots.

Site Development Standards

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

1)

1ot Area
Every lot in the Commerciai District shall be 8 mioimum of

13,125 square feet and bave a minimum frontage on a dedicated
streel of 75 feet.
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2)

3)

4)

5)

Height

No building or structure within the Commercial Disirict shall
exceed a height of 35 feet. Buildings utilizing a parapet wsll in
order to hide roofiop equipment or buildings incorporating rooftop
architectural features shall not exceed S0 feet at the highest point.
Buildiog beights may be increased through the provision of a
conditional use permit at the discretion of the City's Plaoniog
Commission.

Front Yard Setback Requirements

When oo front yard parking is included within the site plan a 25
foot minimum, suitably landscaped setback shall be provided.
When front yard parkiog is included within tbe site plan a 60 foot
minimum setback shall be provided; this setback shall include a
fifteen (15) foot minimum, suitably landécaped area along the lot
fronepge.

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) faot minimum, suitsbly landscaped setback shall be
provided. Refer to Sub-section (d)}3) (Froot Yard Setback
Requirements), if parking facilities are located in the side
yard sesback.

Rear Yard Sctback Requirements
No rear yard setback is required, unless such rear yard abuts a

dedicated street in which case a fifteen (15) fool minimum,
suitably landscaped setback is required.

e. Landscape Requirements

1)

lno the Commercial District, landscape requirements shall be as
follows:

a)  landscaping for the putposc of this chapter sball copsist of

trees, shtubs, vioes, annual and pereonial flowers, ground
coverings or any combination thereof. Drought tolerant
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b)

f

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

A minimum of 15 percent of the towl of any development
site shall be devoted ta 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 lhiter, fertilizing and replacement of
plants when necessary

landscape design shall include a variety of open space
areas, utitizing carth mounds of variable heights where
feasible with a variegated grouping pattern of trees, shrubs
and groundcover.

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

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

USes.

The Districtis intended to accommodate prof ¢ssional/administrative office and personnel services.
Typically, uses cousist of executive, management, administrative, or clerical uses including the
establishment of branch offices, data processing centers and the provision of coasultation
establishments of a professional nature, Additional office land uses comsist of activities which
cater to business suppott and personal services. Uses typically include medical and hesfth care
clinics, travel agencies, iosurance agencies, copy centers, and other like land uses.

a. Principal Uses Permitted

See¢ Appendix C Permitted and Conditionally Permitted Uses.
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Limitation on Permitted Uses

Every use permitted ip the Office Park District shall be subject 10 the following
conditiops and limitations:

1 All uses in tbe Office Park Districi shall be conducted completely within a fully
enciosed 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 Swface pariing lots.

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

Pesmitted Accggsary Uges

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

1 Surfece parking lots
2 Eating establishments; no bars of lounges are permitied
Sitg Development Stapdardg

Any “integrated” office park(s) shall be exempt from lot size and frontage requirements;
said office parks sbal! be subject 10 discretionary actions of the Planoing Commission.

1. Lot area

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

2 Buildiog Height
No buildiog or structure within the Office Park District shall exceed a height o f

two stories or 35 feet. Buildings utilizing a parapet wall in order to bide rooftop
equipment, or buildizgs incorporating coaftop architectural festures shall pot
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exceed 50 feet at the highest point. Tbe following exception is applicable to that
area designated as Office Park located nonbeast of Parkridge Avenue and

scutheast of the Three Bar Lane residential area:

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

Front Yard Setback Requirements

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

landscaped.

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

Side Yard and Rear Yard Setback Requirements

There shall be no requitement, 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.

¢. Lendecspe Regyirements

)

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 plabnt palette is included in Appendix B of this Plan.

b. A minimum of 15 percent of the total of any development site shall be
devoled to landscaping wbich includes all landsceped setback ereas
One-third of the required landscaping shall be wilthin parking lot arcas

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

d. All landscaped areas shall be maintained in a neat, clean and healihy
coodition. This shall include proper pruning, weeding, removal of liter,
feniliziog and replacement of plants when neceszary.

e. landscspe 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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£ Within vebicle parking areas, standards as required in Section 4.101.2
(eXIX) shall be applicable.

4.10.1.4 Industria) 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 maoufacturiog activities,
custom manufacturing, assembly, fabrication and whoiesaling with related office and

admipistrative functiocs.
a. Principal Uses Permitted

See Appendix C, Permitted and Conditionally Permitted Uses.
b. 1imitations on Permitted 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, smake, vibrations or other similar causes; and

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

a) Recreational facilities customarily conducted in the open;

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

c) Outdoor diniog areas and employee parkiog; and,
d)  Sucface parking lots.

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

4) Small professiooal offices up to 15,000 square feet in floor area may be the
pincipal permitted use except that, in conjunction with a permitied

manufacturing, light industrial, warehousing, distiibution, light assembly,
processing or mixed use the size may be greater.
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Permitied Accessory Uses

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

1)
2)
3)

4)

Employee recreation facilities and piay areas.
Wholesale sales and distsibution.

Surface parking lots.

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 sevea feet in beight Such storage shall not be stacked above the height of
the wall and shali not be located within the required parking area.

Site Developm ent S32ndards

Any ‘"integrated” industsial center(s) shall be exempt from lot size and frootage
requiremeats; said centers sball be subject to the discretionary actions of the Planning
Commission.

1)

2)

3)

Lot Area

Every lot in the Industrial District shall be a minimum of 43,560 square feet (1.0
acre). Minimum widib shall be 125 feet: minimum depth shall be 250 feet.

Building Height

No building or structure within the lndustrial Disuict sball exceed a beighbt 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 ane (1) story or tweaty (20) feet building height
limitation shall apply.

Front Yard Setback R squirements

In the lndusuial District the front yard setback shall not be less than fifteen (15)
feet from tbe strect right-of-way. These setbacks shall be fully landscaped and
maintained in accordance with sub-section (e) Landscape Requirements. No
parking shall be aliowed in this setback area. The following exception is

applicable:
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a. All front yard setbacks abutling Second Street between Mountain Aveoue
and Pacific Aveoue, shall oot be less than 25 feet. No parkiog shall be
allowed in this setback area. These setbacks shall be fully landscaped
and maiosined ip accordance with sub-section (€), (landscape
Requiremenss).

Side Yard Setback Requirements

No side yard setback is required unless ope of the following conditions exist, in
which case the stated setback requirement shail be applicabie:

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

Pacific Aveoue Fifty (50) Seet minimum
Second Street,

between Mountain

and Pacific Aveoues Twenty (20) fect minimum (fully landscaped)
Fust Street 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 |s tequired.

c) Wheze the abutting property an the side yard is in another district in
which case a minimum fifteen (15) foot suitably landscaped setback |s
requirad. landscaped setback shall include a8 minimum seven (7) foot
high masonty wall; location of this wall shall be approved by the City
Planning Departmeat. No parking shall be allowed ip this setback.

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 &fteca (15)
foot suitably landscaped setback is required. [.andscaped setback shall include
a seven (7) foot high masonty wall; location of this wall shall be approved by
the City Planning Deparunent. For property abutting Pacific Avenue, a fifty (50)
oot getback is required with at least five (5) feet of landscaping adjacent to the
right-of way.

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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of the original sites under these regulations.

(- ) site shall be the aggregate of yard areas that would have been required for eacb

g l.andscape Reguircments
1) In the Industrial District, landscaping requirements shall be as follows:
a) Ino the front yard sctback, an at-grade or raised landscape planter shall be

b)

d)

)

h)

employed exceps in front yard setbacks fronting First or Second Street,
between Mountain Avenue and Pacific Avenue, where the planting areas
shall consist of undulating carth berms not less than 42" jn height. A
permanent drought tolerant ground cover such as tuif, ivy or gazania, and
trees are the basic planting materials recommended. At a minimum, one
(1) 1S gallon tree shall be provided for every 25 feet of lot frontage on
2 dedicsted street. Tree groupimgs shall be informal. A recommended
plant paletie is included as Appendix B of this Plan.

landscaping is not required in side yard setbacks unless the side yard
abu a dedicated strect or abuts a different zoning districs.

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

A minimum of 15 percent of the toial of any development site shall be
devoted to landscaping which includes all landsceped setback areas.
Onethird of the required landscaping shall be in the parking lot areas.

All landscaped areas shall be provided with pexmaneat watering facilities.
All landscaped areas shall be maintained in a ncat, clean and healthy
condition. This shall include proper pruning, weeding, remowal of litter,
fertilizing and replacement of plants when necessary.

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 covet.

Within vehicle parking arcas, standards as required in Section 4.10.1.2
(eX1) (f) shall be applicable.
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h 4.11  Parking Requirements

4.11.1 Genezral Provisions

Packing facilities shall be designed so that a car within a facility will not have
to enter a street to move from one location to any other location within the same

facility.

Wheel siops shall be provided on all parking spaces abutting a sidewalk or
propeity line unless a 2°-6" landscaped area is provided in lieu of wheel stops

as shown below.

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

Off-street parking facilities, shall be provided for any new building constructed,
for any new use established, and for any addition or enla;gement of an existing
building or use. See Table 6 for the number of off-street parking spaces
requited.
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d.

b.

TABLE 6

AUTOMOBILE OFF-STREET PARKING SPACES REQUIRED

USE

Light Mapufacturing
& Light Industrial

Rescarch and
Developmesnt
(office with
00 sile lest-
ing facilities)

Warebouse

Stores, Shops and

other cammercial
UsSes

Restaurants, Bars,
Csfes, Dining Rooms

Offices
Hotel/Motel

Auto Sales/Rentals/

Retail Nurseries

PARKING REQUIREMENT

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

office floor area.

1 space/400 square feet of gross flcor area. 1 space far
every 250 feet of office floor area.

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

I space.,250 s.f of gross floor area or portiop thereaf.

1 space/100 si. of gross floor area.

1 space per 250 s.£. of gross floor area.

1 space for erch living or sleeping unit; plus 1 for each
S upits. For each upit with a kitchen, add 2 spaces in

8 garage of Carport.

Not less thap 1 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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No building or use of land lawiully exishng on this effective date of this
ordinance shail be considered non.conforming solely because of the lack of

off.street parking facilitics required by this Specific Plan.

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 the prior use and no
expansion of floor area is proposed.

Where the application of the following parking schedules results in a fiactional
space, then the fiactions shall be rounded to the next higher whole number.

Parking requirements for uses not spccifically 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.

Sharcd Parking facilities m8y be allowed for uses with significantly different
pesk hours of operation. Requests for shared parking must meet the following
requirements:

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 parking demand for the uses for which joint use is
proposed.

2) The pumber of parking stalls which may be credited against the
requirements of the Stiuctuges 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 City
Attomey and executed by all parties concermned assuring the continued
availability of the number of stalls designed for joint use.

4)  This provision is suggested as an administrative guideline. The Planning
Commission shell ultimately determine the size of allowable parking
reductions.

Parking spaces sball be developed in such a manner as not to be detrimental to

surrounding properties. Parking facilities adjoining an existing residential zone
shall be screened with a masonry wall of a seven (7) foot minimum beight
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4.11.2 Design of Parking Spaces
a. Visitor Spaces

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

b. Paralle]l Parking
Parallel parking spaces shall be a minimum of 8 feet in width by 24 feet in length.

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

d. Minimum Dimensions for regular non tandem parking layouts are shown below.
A reduction of parking stall size must be approved by the City Plaoning

Commission.
Curb Stal} Bay Interiock
Angie  Length Lepgth  Aiste Widih Bay Widih
3¢ 18° 17°-10" 12’ 47'-8" 39
40° 14° 19°-Gn 13° 52'-6" 45°-7"
( 45° 12°-9" 20'-6" 14’ SS’ 48'-8"
J 50 11'-9" 21'-1" 15" 5.2 5p-8
60° 10°-5" 21°-10" 18' 61°.8" 57'2
S0° 9 20 25° 65° 65
A B C D E F
e Any driviog aisle that is designated by the Fire Depaitment as a fire lane shalt

be 8 minimum of twenty (20) feet wide.
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4.11.3

EXHIBIT 30

Fire equipment tuming jadius shall be designed to the satisfsction of the Fire
Department with a mininsum turning radius of twenty (20) feet and a minimum outside
turning radius of forty-five (45) feet.

Off-Street Loading Facilities

a. Each loading space shall not be less than 1welve (12) feet in width, twenty-five
(25) feet in iength, and with an overhead clearance of at least fifteen (15) feeL
All or any portion of the loading dock may be allowed within the beilding.

b. Such spaces must be located on she side or in the vear of buildings whenever
possible.
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c. Such space shall be so designed that it will not intetfere with vehicular

circulation.

d. Such space shall be sited to avoid views from public streets or other sensitive
receplors.

e Required loading spaces for commercial, industrial. warehovse and

manufacturing uses shall be provided as sei forth in Table 7:

4.12 Site Plan Review Procedures

Al regular provisions of the Noico Municipaf Code shail apply 10 all properties within the
Specific Pian Project Area, including but not limitad 10 conditional use permit, variance, time
limit, public notice and bearing 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 rehabititation, redevelopment, expsnsion of existing use of structures and
new development within the Specific Plan Project Area requiring abuilding permit. A site plan
review will not be required for rehabilitation of a structure where there is no footage increase or
use intensification or for residential development. This requirement is instituted for the following

feasons:

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 that accur from time 10 time

white continuing to implement the Specific Plan.

To facilitate complete documentation of 1and use entittements authorized and conditions
; p
pertinent thereto.
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TABLE 7

REQUIRED LOADING SPACES

Commercial, Industrial and Warebouse Buildings

(a)
)
(©)
(d)
(e)
®

Building Floor Area

Undes 20,000 SFGFA®

Between 20.001 & 40,000 SFGFA
Between 40,001 & 80,000 SFGFA
Between 80,001 & 120,000 SFGFA
Between 120,00t & 160,000 SFGFA
Over 160,000 SFGFA

Hotels and Restaurants

Office Buildings

(2)
®)
©

Building Figog Area

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

* Square feet of gross floor aread.12.3
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Exemptions

No cof Loading
Spaces Required

f- WV, 3¢ SE7 I S I

b

No. of i.0ading
Spacgs Reguired
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4.122 Appiicability

Approval of a Site Plan shall be required prior to or concurrent with a Tentative Tract or Parcel
map for all proposed projects withio 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 Planoing Commissios.

The following t> o lict nf activities which are exempt from the site plan review process. This list
is no all.inclusive, the Plaoning Director may cxempt other special activities pot covered by this

listing.

All interior changes, alteratiops, construction

Repainting

Reglezing, new mullions

Relandscapiog of existing structure

Re-roofing with similar style roofing matesiais

Exterior mechanical (heating, sir conditioning, water heater)
Demotition

©OO0Oo0oO0OOO0OO

4123 Exemptions

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

listing.

All interior changes, alterations, coanstruction

Repaintiog

Reglazing, new mullions

Relandscaping of existing structure

Re-roofing with similar style roofing materials

Exterior mechanical (heating, air conditioning, water heater)
Demolition

OO0 0OO0OO0OOQO

4.12.4 Piocedures

Site plans which cootain plans, drawings, illustrations, designs, reparts and other detailed
information as required herein, shall be submitted to the City staff for review and comment.
Applicaots aie encouraged (o submit prelimipary plans for review and comment by the Planniog
Department prior to the final preparation of a site plan. Comment from other City depariments
and service agencics shall be sought by tbc Planning Deparntment prior to prepering a
recommendation on the fipalized site plan.
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Applicants should ensure that they have obtsined s copy of the design guidelines which
suppiement this Specific Plan. This will assist the developer in achieving consistency with the

Specific Plan end generally fecilitate a quality project.

Upon determination that the site plan complies with the provisions of the Specific Plan and the
review factors described in the design guidelines, the staff shall prepare a staff report with
recommendations which shall be submitted along with the site plan 10 the Planning Commission
at the earliest possible regular meeting. The 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 subject to the
requirements of the Califomia Environmental Quality Act (CEQA). A program Environmental
Impact Report (EIR) was prepared as a pant of the Plan adoption process; however, if during the
preparation of an initial study, or during review of the program EIR it is dete:mined that new
information is available which discloses and affects upon the existing environmental setting, or
if it is determined that a proposed development project would have impacts not previously
examined in the program EIR, additional environmental assessment may be required prior to the

Project's approval.

4.12.6 Revisions

Revisions tbat 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 omissions sha!l be
submitted for review and approval by the Planning Commission.

4.12.7 Site Plan Requirements
A site plan shall consist of plans, drawings, illustrations, designs, repoits and other delailed

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:
8. 1ot dimensions;

b All existing and proposed building and structures, induding their location, size,
height, proposed use, design and constuctlon material;

[ All existing and proposed yards and spaces between buildings and strucures;

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

114



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

c. 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,
equestizn, and vehicular traffic, and the landscaping thereof;

f. Al existing and proposed access to the lot, including pedestrian, equestrian, and
vehicular access; the points of ingress and egress 10 the lot, the width, location
and description of the access areas and of the streets from which access and
ingress is proposed;

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

h. Al existing and proposed loading, including the location, area dimensions,
number of loading spaces and the inteal vehicular traffic circulation on the site

for loading vehicles;

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

i Alll existing and proposed street or trail dedications, and improvemeni (hereon,

including the location, and nature of street or trail improvemenis

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 composition thereof;

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

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

n. Such other data as may be required by the Planning Director 1o 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, are applicable to this specific plan.
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4.12.8.1 Mandatory Findings for Site Plan Approval

The Planning Commission shzll make the following written findings before approving
or conditionally approving any site plan atfecting this Specific Plan.

1) The proposed project is compatible with the intent and purpose of the Specific
Plan.

2) The Project wilt not have an adverse impact on the public health, safety, interest,
convepience or the general weifare

3) The Project is compatiblie with the intent and putpose of the regulations and
design guidelines of the Gateway Specific Plan.

116



PLAN IMPLEMENTATION
5.0



5.0 PLAN IMPLEMENTATION
EB | Economic Development Strategies

This scction outlines the Economic Developmeot strategies incorporated in this Specific Plan.
These strategies are 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 reaiity and establish other mechanisms which will ultimately
promote the viability of business aclivity along within the Project Area.

In following brief notes on the puspose 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.

Ao Economic Development Strategy is only one pan of the overall Specific Plan, though it is
crucial in achieviog a land use pattern which is viable in the marketplace while supporting 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 as a coordinating device
between such festures 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 actions necessary to pro ject the Plan’s
design, land use, public utilities infrastructure and circulation improvement programs into reality.
Policies aimed toward retail and service land use, will eventually be evaluated on whether or not
they strengthened the locsl ecanomy, and also provide retail shopping opportunities.

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 znd 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. It also specifies what is expected of both private and
governmental participants 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 receplive climate in response to private sector proposdls 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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Impiementation policies may be divided into two types; 1) administrative mechanisms, and 2)
financial incentives. Some changes and the administrative climate for economic development are
generally necessaty to make use of specific incentive devices. Moreover, local goverument
policy should give priority to improving the climate for the local economy rather than on the
provision of financial subsidies.

5.1.1 Rsdevelopment Agency Panicipation

With the adoption of the Gateway Specific Plan the Norco Redevelopment Agency (the
*Agency") bas the opporiunity to consider targeting specific public actions commensurate with

its ability to finance those actions.

Consideration of such should commence with a special report 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
report, many parts of which are 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 & positive force within the Project Ares;

3. Elimination of physical and bureaucratic obstacles 10 private development/

redevelopment projects;

4, Public participation in parcel consolidation;

5. Participation in underwriting of public infrastructure and utilities improvemenss Projecss;
6. Joint public-private participation ventures;

7. Applicable financing programs;

8. Redevelopment program schedules; and

S. Relocztion assistance.

The primary objective of this policy is to provide a mechanism for public participation in aress
wheze public action is necessary to eliminate msjor obstactes 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 Gateway 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
coasuuction, 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
List) are proposed to be completed in iwo phases:

Phase 1, Public improvements south of First Street will be completed in Phase I. Phase |

Projects will include:

A Roadway/Circulation System Improvements

I. Extension of Mountain Avenue southward 1o its intersection with the
existing portion of Mountain Avenue between First and Second Streets;

2, Widening and resurfacing, instaltation of curbs, gutiers, etc., of Parkridge
Avenue:

3. Improvements of those portions of Hamner Avenue within the Project
Area, including an 18 foot wide raised landscape median.

4, Widening, resurfacing, installation of curbs, gutters, and sidewalks along
First Street;

5. Traffic signal improvements/modifications at the following intersections:
a. Yuma/Hamner
b. First/Hamner
c. Parkridge/Paciflc
d. I-15/Yuma
e. First/Mountain

6. Miscellaneous signing, striping and pavement marking;

7. Miscellaneous street lights; and

8. Instaliation of a riding trail along the scuthern side of First Street. This

riding trail will remoin as long as residential properties are located along
First Street;
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Storm Drain/Flood Control Improvements

1
2

3.

Catch basins as required,
Curb openings as required; and

Instaliation of the boxed portions or open channel of the South Norco
flood control channe! (approximately 830 linear feet);

Sanitary Sewers and Water Distribution

1

2

3.

4,

Installation of new mains as required south of First Street oniy;
Installation of new main holes as required;
Miscellaneous laterals as required; and

Installation of new fire hydrants as required.

Phase II. Public improvements north of First Street will be completed in Phase II. Phase II

Projects will include:

A

Traftic/Circulation System Improvements

1.

s.

Cul-de-sacing of Pacific Avenue;
Widening, resurfacing, installation of cuibs, gutters and sidewalks;
Widening, realignment, resurfacing, installation of curbs, gutters and

sidewalks. Roadway width will be 66-feet west of the new conaector
street/Second Street intersection. No median will be insselled within the

66-foot right-of -way;

Traffic signal improvements/modificatioas at the following intersections:
a. Second Street/Hamner Avenue;

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 Draia/Flood Control Improvements
1. Catch basins as required;

2. Curb openings as required,

3. Improvements fo the open sections of the east/west flood control chaanel;
C. Sanitaty Sewers and Water Distribution
1. Inistallation of new mains as required;

2 1ostallation of new manholes s required;
3. Miscellaneous latesuls as required; and
4. Iostallation of new fire bydrants as required.

Fundiog for storm drain/flood control impiovements could come from a Redevetopment Agency
bond issue or 8 Mello-Roos Community Facilities District. The Mello-Raos Act has become a
significant method of financing public capital facilities serving new development through bond
issues authoiized by special taxes. Additionally, the City will examine the possibility of either
assessment disttict proceedings or a separate iedevelopment bond issue to finagce its poction of

these improvements.
$.1.3  Igcentive Program for Lot Coasolidation

Problems of traffic congestion and marginal Jand use arc often associated with a patterns of lots
that are of an irregular form, shape or inadequate size for proper usefulness and development.
Higbly fragmented ownership and disjointed parcel configurations setiously hinder plans for
repovation or expansion of businesses operating within these aregs.

Therefore, it is recommended that an incentive program for small-}ot consolidation withio the
Project Area be established. Assistance to suppor: 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 combiped
valuation of the land and improvemests on the affected propeities,
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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 cutTent pattern of development and the proposais submitted.

S.1.4  Project Area Marketing Program

The Economic Development Strategy prepared by Agajrnian & 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 rcsults after infrastructure improvements are in place. Types of businesses within
the Comme:cial District which would be targets of the marketing effort include high sales tax

and employment generaltors.

In order for this economic development program 1o be successful, it will be necessary to make
Project Ares development sites more atiractive o private investment firms. The Redevelopment
Agency may need to be a par of this effort for the purposes of land assembly, tand writedowns,
its power of eminent domain, and inftostucture and roadway improvement projects.

515  Small Business Assistance Program

New business promotion and redevelopment activity do not mean that needs of existing Praject
Area businesses will be neglected. The City is committed to improving the operation of those
firms which are viable contributors to serving local and sub-regional consumer demands.

In order to assist the small business sector. the Redevelopment Agency will work toward
establishing a program for use by businesses to finance fgcade uperadigg and on-site
improvements. The program would be open to owners of commercial property.

The following criteria should be used in establishing a smal! business Assistance Program within
the Gateway Specific Plan Project Area:

o Improvements shall promote and not be inconflict with the goals and objectives
of the Gateway Specific Pian,

o Eligible improvement projects may include repainting, re-stuccoing, re-roofing,
landscape improvements, resurfacing parking facilities, or other minor, on-site
upgreding projects.

o All facade and on-site improvements shall be approved through the Design
Review process.

o 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 this program.

Other small business assistance progiams which the City can investigate include the establishment
of a local development coipoiation in conjunction with the City of Norco Chamberof Commesce.
Initia] funding for such a program is available through Community Development Block Grant
Section 108 provisions and the Small Business Administration 504 Progrem.

The function of this nonprofit organization would be ¢ stimuiate the health and expansion of
small businesses through low-interest loans or grants. This funding would suppost:

o building cogstuction;

o leaschold improvements;

o 1enovation and modernization;
o machinery and equipment; and
o land acquisition,

5.1.6  Sign and Lsndscape 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 mediaus, and signage. The funds will be accumulated by charging a special fee for
signage and landscaped arees. The fee will be charged at the design review and building permit

stage.
5.1.7 Monitoring Program

A monitoring program is incoiporated in the Plan in order to track the progress of the Specific
Pian and to cue the City for any needed improvements. This information wiil also assist in
determining budgetary needs for the Project Area. In addition, it is desirable to verify
periodically that the plan is working in accord with City expectations.

The Project Area will be monitored during the City's site plan review pracess. 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 10 determine what chznges are 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 are required, they can be allocated at that time.

The following steps will de necesssry to make the monitoring system operational:
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Land Use Disirict
EX3UBIT 31
GATEWAY SPECIFIC PLAN
MONITORING PROGRAM WORXSHRERET
PUBLIC COMMENTS; ACTIONS
CASB PARCEL. PARKTND SPACES LOADING BAYS FAQILItY REQUIRED
DATE No. s128 LAND ts8 AZED(OSY) ADOEDATIST) ADEQUACY
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Set up files;

Establish a set of summary maps to log site plan cases;

Enter cases on worksheets as they are filed;

Enter cases oo summary map as they are approved; and

Summarize aggregate activity in each land use district annually. Identify particularly:
Parcel consolidation, if any.

Parking/loading bay increases or reductions.

Requirements for public facility improvements (particulacly sewer enlargement).

Notable problems, if any, with any aspect of the Specific Pion whicb may
sugpest amendment coostderation.

pooe
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6.0 GENERAL PLAN CONSISTENCY

The Gateway Specific Plan is intended to be consistent with il the elements of the Norco
General Plan. The Pian includes policies, guidelines, standards, regulations and implementing
actions for various policies of the General Plan. The Gateway Project Area bhas unigue
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 Plan. This Specific Plan
should not be construed to be in conflict with, or in any way to modify the General Plan
Actions carried out under the jurisdiction of this Plan must be found consistent with the City’s

General Plao.

The Gateway Specific Plan is designed to implement the goals and intent of the various elements
of the Norco General Plan. The Genera! 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 €E1EMENT

6.1.1 Goals

2. To promote the bealth, 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 zones,

offering large lots for the keeping of horses and small animals, an adequate parks and
recreation system for all age groups, facilities for cultural pursuits including eguestrian
path dedications, planned commercial areas and industrial areas and a coordinased
circulation system for the fast, safe and efficient movement of people and cammodities.

c. To encourage replacement of obsolete buildings and infrastructure with well planned,
quality developments with empbasis on environmental and aesthetic standards.

d. To encourage development of property zoned for commercial manufacturing and special
commercial uses with projects of the bighest quality.

6.1.2 Method of lmplementation
The Gateway Specific Plan will implement these goals by providing specific development

standards, regulations and guidelines which will assure quality development in the Project Area.
Supporting circulation system and public facility improvements are ideatified.

126



r) 62

()

6.21

622

CIRCULATION E1 EMENT
Goals
The circutation system should promote consesvation of energy and land.

The opporwnity 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 1o the
medium and long-term needs of the City.

Alteroative modes of travel to the private auto should be considered.

Through traffic on residential streets should be minimized whete it is likely to cause
congestion or conflict with equestrian activities.

Method of Implementation

A raffic and parking study prepared by Linscott, Law and Greenspan Engineers accompanies this
Specific Plan. This swdy outlines the existing traffic conditions and how those conditions will
be affected by the implementation of tbe Gateway Specific Plan. Mitigation measures for any
adverse conditions are outlined to ensure an efficient circulation systemn within the Project Arca
that is adequate to accommodate increased development activities.

63

63.1

HOUSING E EMENT

Goals

Adequate Provision of Housing;
Housing and Neighborhood Preservation;
Housing Accessibility;

Preserving Affordability; and

Standards and Plans for Adequate Sites.

127



632 Method of Implementation

The Gateway Specific Plan is adjacent to existing residential areas that are located to the west,
north, northwest and eastern bounda:ies 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 actes of existing residential land and 92 residential stnsciures located within the
Specific Plan Project Area. Long-lerm implementation of the Gateway Specific Plan could
negatively impac! these existing residential properties. Those residential properties that have not
been rezoned are being buffered to lessen the polential impacts of fulure commercial, office and
industrial !and uses.

A relocstion Plan has been developed in realization of the need to address the impacts upon those
residential propeity owners whose property has been rezoned to a commeicial, office park or
industrial land use. Impiementation of the policies established within that Plan will be achieved

on a case by case basis.

6.4 NOISE ELEMENT
6.41 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 10 provide compatible land
uses within the Project Arca while being respousive to adjacent {and uses. Current adopted noise
standards and criteria will remain applicable to this area. In addition, 8 noise apalysis was
prepared for the Project by Gordon Bricken and Associates. This analysis has identified sensitive
noise receptors and has provided ways to mitigate potentially significant noiseimpacis upon those
receptors.

6.5 SEISMIC AND PUBLIC SAFETY ELEMENT
6.5.1 Gaoals

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 propetty 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
property damage caused by hazardous natural events

652 Method of Implementation

The Gateway Specific Plan provides for an evaluation of public health and safety- oriented
services 1o the Project Area. This includes fire protection, law enforcement, circulation, water
supply, sanitary sewers, and dreinage/flood control. An efficient/ effiective system for each of
these services will contribute to public health and safety. Constructing, staffing, and equipping
an additional City fire station in the southem portion of the City 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 seismic
safety hamards. Appropriate mitigation measures have been provided to mitigate potentially
significant impacts.

6.53  Evaluation of Fire Pratection Services to the Project Area

A building/structure fire in the Project Ares 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 Street 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 poition; and, through a formal
automatic aid agreement, and when availsble, one two-person wildland engine company from
County Fire Station #14, which is located at 1511 Hamner Avenue in the City’s southern portion;
as well as one City Chief Officer, when available.

No local ladder company seavice is currently available, although the City’s 5-year Capital
Improvement Program includes provision for the FY 1990-91 purchase of 8 combination
pumperladder truck, which would replace the sforementioned pumper at Fire Station #11.
Twenty-four-foot extepsion ladders are currently the longest pumper-borme ground ladders.

Nationally recognized sources have established that built-up areas of the City should be within
1.172 miles of a first-due engine company.

The current deployment of City fire statioas/fire companies does not meet this standard in the
southern portion of the City, in which the Project Area is situated. First-due engine company
response distances to ma jor intersections in the Project Area include:
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Intersection Reponse Distance

2nd Street at Hamper Avenue £.90 miles
1st Street at Hamner Avenue 2.40 miles
Yuma Drive at Hamner Avenue 2.70 miles
Hamner Avenue at South City Limits 2.85 miles
2ad Street at Pacific Avenue 2.10 miles
1st Street/Pacific Avenue at Parkridge Aveoue 2.40 miles
Cota Street at Parkridge Avenue 3.00 miles
2nd Stzeet at Mountain Avenue 2.25 miles
1st Street at Mountain Avenue 2.65 miles

As identlfied in the City's Seismic and Public Safety Element, constiucting, stafbing and
equipping an additional Gity 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 expendlture funding for this third City fire station is proposed at the time of this writing
through a desired method of assessment districting involving both the Norco Hills and Gateway
Specific Plan areas.

66 RESOURCE ELEMENT

The Resource Element was adopted by the City in 1973. The Gateway Specific Plao implements
the following:

6.6.1 Goals

a, Implement programs that will encourage and conuibute to the economic, social,
psychological and physical health, safety, welfare and convenience of the community.

b. Improve the quality of and increase the amount of open space and recreational lands
and opportnities withio the City, including the development of highway medians and
greenbeles.

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 standatds 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 1o control
flooding and to prevent eros:on of soils. While the Specific Plan does not designate lands ‘0 be
used for open space and active recreational uses, it does plan for the improvement and upgrading
of the City's circulation system which includes landscaped median strip greenbelts and street tyee
programs. The Pian also provides for the development of riding trails along First and Second
Sireets and Pacific Avenue, {n accordance with existing City policy. The Plan also calls for the
general upgiading of the visval and aesthetic quality of the Project Aree and the City of Norco

in general.
6.7 SCENIC IGHWAYS ELEMENT

The Scenic Highways Element was adopted by the City in 1975. 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 Pro ject Area or the City of Norco, and
none are planmed 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 Specifi¢ Plan
Boundary Descriptions

Beginning at a point on the city limit line at the 1-15 Freeway to a point approximately
320 feet northerly of Firn Street and then along the easterly R/W of Harmmer Avenue to
the North side of the South Norco Cbanne]l R/W,

Then to the west along the north side of the South Norco Channel R/W to a point
approxmately 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 east appraximately 400 feet along the property line that is 660 fect south of Second
Street,

Then north along the property line to Second Street R/W (North side),

Then east approximstely 425 feet to a point that is approximately 120 west of Hamner
Avenue,

Then north approximately 1050 feet to a propersty line,
Then west along the property line to the south R/W line of the North Norco Channel,

Then sovtbwesiezly alang the south R /W line of the Nosth Norco Chaxmel to property line
approximately 850 away,

Then southerly to the northerly R/W line of Second Street,

Then wesierly along the northerly R/W line of Secong Street to the westerly R/W line of
Pacific Avenue,

Then southesly along the westerly R/W line of Pacific Avemue to the southerly R/W line of
Parkridge Avenue,

Then castoly along the southerly R/W line of Parkiidge Avemue to the easterly R /W lme
of the South Norco Channe),

Then northezsterdy along the easterly R/W line of the South Norvo Chanae! to an angle
point approximately SO0 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 Taree 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 City Limis,

Then along the southerly City Limits line to the City Limits angle point in the easterly
R/W line of Cota Street,

Then along the Qity Limits line to the J-15 Freeway R /W the point of beginning.
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SPECIES
Acacia tmileyana
A. logifolia

Aestulus call fomica

Abizin julibriasine
aninia variamta
Gractchiton ecerifoliwn

Brachychiton eapiimas
Qllistexan citrims

Callistesmn vimiralis

XEON NNE
Balley Acacia

Sydey Golden
Wattlae

California
Bekeye

51ik~Tren
furple archid
Tree

Flame Tyes
Bottle Tree
Bottlefma=h
Weeplim
Bottlebrush
Incense Qaiar

River-She-Gak

CGatalpa

-

EOMENIED GRTDAY SPECIFIC PIAN PROJECT AREA

PLANT FALETTR
HRIGO'/SPREAD GFOWIY  EVEFGREEN (E)
{1In Feet) RAIE = IS (D)
20-~30//20-40 Fast g

20/20 Very Past B

40/20 D
30-50//30 D
20-35/ 1]

60/ Iedemmrg D
30~50/30 Moderate E
20~-25/ Fast E
20-25/ Fast E
50-70/

E

70/ E

40-60//30-40 Fast D

(1)

J

MBS
Short-1lived (20-30 years)

Orops leaves in July if
without water. 7Tolerant of
urtan poliution.

Gaad cropy. Can be
leaf arxd pod litter.

Light pink to occhid purple
flowers in spring.

fralces graat clusters of
swll red/ararge flowers.

Flre cetardant

Tolerant of dry or wet soil

Tallest and largest of
Qsuarina

Neads ooasionz]l deep
waterifg. Pest free.



SPECIES
Cadnm decxiara

harisia specicsa

Cirmtm wmm cpixxat
Qpmicmis amardiaies

apn as ariacnics

EricxR®yra japanica

BRica]yptas
all ep=cies ex3gpi:
E. Ficifolia
B. Saligm

Plaus retusy

Plaus rubiginea

~
-/

HEIGHI'/SPRERD GRONTH EVERGREBN (E)

RPN NAME (In Feet) RATE
Oacxiar Ceddar 801/40 Fast
Qrab, 5t. 30-40//30-40 Mxiarate
Joan‘’s @read
Palo Verde 25/75 Past
Western Rexlxd  10-18/
Flosa 5ilk 30-60/ Mxjerate
Cangior Tres 30-50:/30-50
QI ¥Wond 30/20 Slow
Smooth Arisaa oy
Cyrx =
logamt 15-30/15-30
20~100/ Faest
Irxiian lawzel 25-30/ Mxlerate
rig
Rustyleaf Fig 20-501/
(2)
~

m:Im!zZlS. [10)]

OR®EN]S
May need prundng. Heavy
nealle drop. May react to
reflected heaat.

Grows 20 feet in 10 years,
Fira retardant.

Sumer danmant.
Fire retardant.

leaves—yellow Fall color.
Oeep- rooted.

Pink, purplish roee or bur~
qundy, large showy €lo<er.

Casts deep shade.
Glves heavy, dense shade.

Conical elape, Grow in
full sun.

Grow sore slernder than
rard 1f in shade. Fruits.
Dresn’'t do well in
reflected best. Susceptible
to fira blignt,

Fire retwmardant.

Goad dense crown. Fast
grower and 1ong 1ived.

@,
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SPECIES
velutim
Geljera parviflora

Gingo biloka

Gleditaia timramixes
esp

Grevillea cansta

Heteraeles artutifolia

Jecaramia aart{folia

fomlresweria psnicilata

(agaxgtrasnis indica
leptospanm laevigatim

Uiguidasbar gtyracifiua
£85p

Liricd=dran tatl ipifera

Yorothammus florieus
‘Asplenlfolius’

COREON NNE
Arfizona Ash

wWillow

Maidenhalr

Hxey loost
g8ilk Oak

Toyan

Jecarara

Galden
Rain Tre>d

Grage Myrtle

duatralian
Tes Troe

Ararican
Sweet Gum

Tulip Tree

Fernleaf Santa

Qrz Irowaad

;mm/smodm
[In Feet) RXTE
25-30//20 Moderate
50-80/40
35-70//35-70
50-60/ Fast
15-25/
25-40//15-30
20-35/10-40 Slow id
6-30,/6-30 Muderate
0/
60/20-25 Moderate
60-80/40 Fast
25-60/20-40

(3)

EVEFRGREEN (E}
PECTOUOUS (D)

J

CRVENTS
Deep~-ruoted; pyramicdal when
yous); spcaxdirg later.

Nads prundrg to cozrect
form. Desp-rocted.
light-shade.

ecp-rooted.  Neads
oxraniangl desp watering.
Pest-free.

Yellow fall oolor.
Neais full dwn.

fyramidal when yourg;
broad-topped) when old.

frequert cakimy
from leaf fall.

Milti-Crunked.
Fire retardant.

Righ light penetration.
Open Grarchiryg; slight
m' m'mgi-

Grow in sun.

Brilliant fall foliage.
Narrov aid erect shape
el mature.

Needds well-drainsed soil.

Casts



SPETI3
naria

Magolia grardiflors ssp
Melalaxa limrifolia
Melalaxa styphalioides
Olea eurcpaea ‘Pruitle=s’
Parkirsania aculeta
Pims camriensis

Pinm eldarica

Pins halepesis
fFistachia chirmyeist

Platawm acerifolia
Platanmw cacaxmad

Populoa fresxmtil

Pruws camlinian

D

Mxiell Pina

Chirese
Pletache

Loxian Plane

Cslifornia
Sycxamxxe

Fremmt

rol ina
laure)l Chexxy

HEIGNT'/SPREAD GROWTH EVERGREIN (B)

{In Fest)
30-50/20

60/40

30/

20-40/

25-30/25-30

15-30/15-30

6000/

30~80/
30-8/
50/50

70-100//70-100
40-30y

40-60/

35-40/

(4)

BATR
Slow-Hod

Slow

fFast at
£irst,.slow

B%E 4%

OMENTS
Will take eawrs drought
onoe estahl ishad.

Qoun—urbrella-11ike.

Fruitless varieties
avajlable.

Filtars rather than blads
sunlight. Fire retardant.

Suwbject to verticilliim
wilt.

Pollution tolerant.

Best in riparian areas.

Rigarian Tree.

areas only.

Natural

Litter from flowers & fruit
is problem when planted
over p3ved areas.

p
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SPRIES
Prumm™ cermeifera

atropurpurea
Pruowa ilicifolia

erure Uondi
Pyrus kauwakamit

Quercum agrifoliat

Q. duy=pleysin

Q. dxxylasii
Q. oygelmani|

Q. llex*®

Q. kelloggl

Q. lobata

Mg lances

CXTON NAME
Pissard Plum
Hollyleaf

Catal{ve
Ohexry

Svergresen Pear

Omst Live Gak

Qnymn
tLive bak

Bune Cak
Mena Oak

Holly Oak

Califamis
Black Oak

Valley Oak

cock Oak

African emac

HETGHT/SPREAD™ GROWTH
LY
20-30/ Moderate
1045/
15~25/ Koderate
20~-70/70 Hod-Fast
2060/

50,50
60/
40-70/40-70 Mmierate
30-80/ Madarate
70/70 Mod-Fast
70-100/70-100 Moderate
25/ Slow

()

BVERGREEN (E)
TRCTRKIS (D)

2

short-lived.

Btrevely drought-
tolerant. Fruits.

Prulea. Fire cetardant,

Requires prundrg ard
spraY ing.

Dnee; ahexdds leaves in
Spring. Can grow 25 ft. in
10 ymars.

Low bracihim.

Native to sarthern
Califoania.

Best for emxxygy areas amd
faster growing than other
Querass.,

Mere ground-water can be
tapgped, grows 1 1/2-3 ft.
per (defoliation in Dec.)

Needs good drainage.
Thick corky bhark.

Open, spreading habit.
Fire retardant.



SPB IR}
6\ires golle

Tipuana tip

T1ia treestama
Tristsnja canferta
Ulmms parriflota

rbellularia Californtca
Helnrt (Twlore)

J. califomica

emhingtonis £11{fera

2 lnytonia cabusta

delxova serrata

+ Rarroetknd street trees.

HEIGHT/SPREAD

(In Feat)
Malifarmis
€epper Trem
Braziljen 30/30
Ceppax
Qune=s 50~75/50-75
ahn)ar Tres
Tips Trem 2550/

Silver Lirden 40-50)/20-30
Brishane Bax 30-60/

OWresoe Elm 40-50/40-50
Califarnis Bay  20-25/20-25
Sathearn 15-30/
alironiia

Black walnust

Califamia S0-60/
Fan Paln

texdcan 80-100/
Fan Palm

Japanese 50-80/50-80
Zel kova

C)z

GROWIH  EVERREXN (B)
EXIE ~ DECIOUOUS (D)

MxkeTats B

D

Fast D

Slow D
tox-Fast

X/D

E

E

E

derate E

D

Fire retardant.
Fruits,

Nexis cxasional deecp
anakiry, Apricot to yellow
flowrs {n JuneJduly.
Brittle branches.

hAverage daciduous period
(defoliation in Oct.-Nov.).

hloroeis is prablem in
los Angeles area.

Fruits.

test -free.

Raed Fall ocolor.



SERCIES

Abelia graidiflaxa
Agaganmtiue africamm
Aloe spp.

Araostsphylos dermiflore
* Howaro ecMirn /

A. ednrdsid
A. faxralg Caxpet
A. Pestival
A. Greepsjtmre
A. haokerii

A. Imiian Hill
A. earzanita
A. Serdsprise
A. Sea Sgray
A. uva—ursi

A. Wirtarqg)ow
Artemesia sp.

Gccharia piluaris
Twin Peaks

Quais sp.

-/
SN RME
SHRUBS
Glassy Abelia
Lily of the Nile

Alce

i dkovzanita

Little Sur Manzanita
Exerald Carpet pzanita
Festival darzanita
Greensphere Marzanita
My Moezanita

Xudian Hill Mozanita
Comvon Manzanita
Sardsgprite tanzanita
Sea Sproy Marzanita

Gearterry
Wintarglow Mnzanita

Dycte Bmsh

(7)

EVERGREEN ()
DECIOUS (D)

M N N

m M N ™ M ™



SPPCIES
Gallistemon citrinm

Calanthe ooclidentalis
Qrpoteria caliGomia

C. artamisioides
Carotins {all species)
Czraxarpm betuvloides
Cistus corberiersis

C. prpoan

Ool iaem pulchna

diversifolia
Coxnalvulus crianm
Cordyline awstralis
Qtaremster glmsrphylla
C. lactawm
C. rofasdifolia

. D. rigida
Diplacs lowyflorus
Odaaea visaea

SRR NAME
Leson Bottle Bnmh
Western Spice Bush
Bush Aremone

Feathery Qassia

Mamtain Mgy
White Rxk R

Crchid Spot Rk Roae
Pink Dioswm
Sumer Holly

Bush Momiryg Qlary

Bright-tead Ootryenster

Rad Clusherterry
fGallxnt QW zeaer

amh Pxpy
Shnaty Meley Flower
Hops « @ush

()=

EVERGREEN (E)
IS (D)

M m ® ™M N oW ™ 3 (o]
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SPECIpy
Echium fastuomm

Elacagnus ampumtifol fa
E. pungens

Erigmumn artrrescena
E. gicamam

feijoa sellowiamna

frenontdexdron
alifarnia Glory

Y. edcanun

Garrys Klliptica
Galtheria shallon
Grevillea lanigera

G. I  rinifolia

G. thelammniana

Ha)ea laurina

H. sauveolens

Hebho SPD.

Heliwtheun mzmmilariem
Heteraneles artatifolias
Junipens spacies

Iatana species

SO NAME,
frica of Madare
Rezian Olive

Ty Elaeadpas

S5t. Catherine’s Lace
piresppla quave
fMavel Bush

Scasthean Plarwal Bush
Cnast Silktamel
Galal
Hoolyw Grevilles

>y Grevilles
tsmirghird Bisl
Sea Urchin Tres
Swest Hakea
Hete species
Surrose

(9)

EVERGREEN (B)
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SPR IES
fyracamhs speries

faphiolemis irdics

Eva Case

R. ovetas

R. vibhgnifolium
Rosmrirus officimlist
Selviz greggid

5. lesantha

5. lacxxtiylla

Barecio cireraria
Stumzxisia chinemsis
Texcrim Cruticars
Tridxstam lanatim

Pirethorn

Pirk Imtan Havtharn
Califonia Coffeeberry

Gugar Bush

Go eberry
Bveryreen Qorant
calirornia Bleckberry
Atimn Bage
Mexican Sage
Aaple Bage
Qmty Miller
Jojaba

Bsh GErwardar
Woaly Blue Qxls

Viburnm spp. Vilxrvam epectes
(refer to spacific epecies)

Xylaam ocvgestum Sniny Xxylosm

Bsugaireil lea Baxmpinvillea

Capis spp.* Touonpet Vine

Clemati= armendii

Evergreen Clamatis

(11)

EVERGREDN (E)
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PRIES RN PAMR
Iamprastfues €pectabilis Trailisg Iceplant

Latans wontevidersis Tralling Iantme
L. swellowiana

(onicera Jepanica ov. Hall’s Waeymxikle
Halliana

Haleghora crocea Qracaum Yoeplant

Maleghora Crarma var.
QUIPUITred - crorea
#yotxrur pervifolium var.

BwEnsmaraa fruticosun Txalling Bouth
African malsy

farthewcismn tricwspidata eston Ivy

fartheroacissus Quigpmfolia virginia Creepes

R)mqlrﬁm peltatum Ivy Geranium
oteatllla vama St ing Dimpefoil
Rosmarine officinalis mar‘t‘glbs ary

Satolina demverypariemm  (averder Ootton

Santolira vireus Green (averder Cotton
Sedm ﬁ Golderes SeAm
Sechm um Green S8onecrop
Salm aonf\mm
SedAm NIRCtirthms érown Bean
5. gquatexslensa
Teaxtium chameairys Garuarder
Thyms eerpyllum tother of Thyme
Thyam serpyllus var. Wooly Drywe
lamxyireeas
Vert=m peruviana Peruvian verbeowu
Vinca sajor Perivinkle
Vincs edror owart Roning Wyxtle

The City of Naroo la In Swrset Climate Zane 18, harein classified as an "interlor clinate™.
(_n=gt New Western Garden Book, Iane Rklishing Co., 1983)

Samrmm: Urban futures, Inc., 1990

(13)
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APPENDIX D
GATEWAY SPECIFIC P1AN
CITY OF NORCO

MAY 23, 1990

PREPARED FOR
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C M ENGINEERING ASSOCIATES, INC.
225 EAST AIRPORT DRIVE
P.O. BOX 6087
SAN BERNARDINO, CALIFORNIA 92412
(714) 884-8804
FAX (714) 8896143
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NORCO GATEWAY SPECIFIC PLAN

GRADING AND DRAINAGE

The topography of the Gateway Specific Plan area was determined from review of
existing aerial topography from Riverside County Flood Controi and Water
Conservation Distiict (Riverside County Flood Control & Water Conservation

District) and knprovement plans prepared by Caltrans for the 1-15 freeway project.

Review of this information indicate that there are sevetal localized depressed areas
(sumps) that do not have positive dramage. A conceptual grading layout has been
prepared to mitigate these areas, and eartbwork quantities were estimated. A
reduced copy of the coneeptual grading drainage plan is included for reference at the

back of this appendix.

Improvement plans for the existing drainage systems withio the specific plan area
were reviewed. Plans for the proposed improvements of storm drain lines SB and
SB-1 by Riverside County Flood Control & Water Conseivation Distnct were
reviewed. Proposed drainage improvemens for line SB and SB-1 extensions in Yuma
Drive and across Hamner Diive to I-15 freewsy have been included in the
infrastructure cost estimate, and are shown on the 7educed copy of the conceptual

grading/drainage plan for reference at the back of this appendix.



The grading of Phase I conmsists of lowering Hamper Avenue at First Street
approxamately 18 feet and the propesty adjacent to that intersection. The soil from
this area would be used to raise the grade near the intersection of Parkridge Avenue
and Yuma Dirive 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 is proposed. No grading is proposed for the church site
on Parkridge Avenue or the cxisting residential areas near Parkridge Avenue and

First Street.

No gradiog is proposed for the area south of Parkridge Avenue and Yuma Drive now
being used as a self-storage business. The proposed grading of Phase | would
generate 70,000 CY of excess material. This sofl would be stockpiled within the
Phase II area which is nosth of Fiist Street. The cost of stockpiling this material is

included in the cost estmate mcluded 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 I grading.
"The material from this area would be used to fill where there are drainage problems.
The 70,000 CY of cxcess material from Phase I would be used as fill within the Phase

Il area. No gizding is proposed for the residential area southeast of Pacific Avenue

and Second Street or the Norco Ranch.



Approdmately 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 1 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 propased by Riverside County Flood Control and Water
Conservation Disaict. Catch basins are included where the bax culvert crosses major
existing streets. A section of box culvert for the South Norco Channel northeast of
First Street and Mountain Avenue is included as pait of Phase 1. Additional drainage
would probably be required as part of Phase I when commercial development and
additional streets are constructed, but are considered to be 'local” 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 sontherly of First Street and Hamner
Avenue.

TrafBc signals, pavement stiiping and traffic signs.

Improvement of Parkridge Avenue, Yuma Drive and First Street.

Extension of Mountain Avenue between Yuma Drive and First Street.



Street improvements for Phase I include the following items:

Demolition of Mountain Avenue and Second Stieet.

Improvement of Mountain Avenue and Second Street with islands in
the median and jandscaping.

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 (nfrestructure 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
from 8" to 27" Similarly, the existing water main sizes vary from 6" to 12". There

arc a number of abandoned water mains on Mountain Avenue, Hammer Avenue and

Second Street.

The existing 6" water mains need to be repiased by new water mains. Twelve inch
lines were a2ssumed for cost estimate puipases. Final line siaes wili be determined

at the time of final engineering to assurc adequate fire flow for the proposed

developments.



It has been assumed that the Specific Plan would be developed in two phases. Phase
1 included all sewer and water improvements on Hamner Avenue from Yuma Drive
to South Norco Channe), Farst Street, Parkiidge Avenue, Yuma Drive and Mountain
Avenue up to First Street. Phase 1I including ali improvements within Second Street

and Mountain Avenue northerly of First Street o Second Street. The division of

phases ijs shown: on the utility plan.

In Phase I, it would be necessary to remove the €xdsting water and sewer mains due
to the proposed grading. Secondly, it is assumed that the minimum main size for
sewer and water will be 32". The final size of these improvements will be determined
at the time of final design and plan preparation. Once Phase 1 is canstructed, sewer
and water lines in the adjacent area (Phase 11} can be connected without any service
interruption. A section of the existing 18" sewer main in the South Norco Channel

will have to be relocated due to the proposed stors diain box improvements.

All new streew included in Phase 1I are assumed to have 12" sewer and water mains,
These would connect to the improvements placed during Phase 1 of the Spedific Plan
development. For the sewer line, 8 maximm spacing between manholes of 350" was
assumed for cost estimate purposes. All lots are proposed to be serviced by a ¢
lateral and a single 2" water meter supply. Fire bydrants are assumed to be spaced
at 300’ intervals within Phases I and [). Reduced copies of the existing and proposed

sewer/water exbibits are inciuded at the back of this appendix.



CO2T ESITMATES

A detailed cost estimate by phase has been prepared for the Specific Plan area. This
estimate vtilizes the assumptions noted in the above discussions, and is included at
the end of this appendix. Cost for taffic sighal impravements are based upon input

from the trafic consultant for the Specific Plan.

(Reports2129053.440)



M ENCINEERING AESSOCIATES
225 E. Rirvort Drive
San Barnardino, Californie 92412
Tclephione (714) 884-8804

PRELIMINARY
®*®** CONSTRICTION COST ESTIMATE °*°**°*

»b: NOReOl

Estimate date: 26 March 1990

Gateway Specific Plan, Phase 1 Ry:s BECK/BEERS

Quantity Unit Cost

** SITE PREPARATION & GRADING ***
:molition/Removal;
iemove First St........ et e e e 0 e LS
lemove Valley View......ooceecvnnna. LS

0 Hamner (Yuma-£o0. Norco Chann. ) LS
,e0 First. St. (Hazner-Mountain)... LS
Jemo Parkridége (North of Cota)..... LS
Jemo Cota (West of Parkridge}...... Le
2learing & Grobbing............... . 102.6 AC 800.00
Jater Mains (Removal) ist.., W/Mrn. 1350 L? 5.00
Jater Mains (Removal) 1lst., F/Mtn.. 1356 LP .00
later Mains (Removal) Hamner,...... 3600 LF $.00
fater HMains (Removal) Parkridge.... 3200 L¥ 5.00
sanitary Sewer (Removal) 1st. W/Mtn 1300 LF 5.00
ianitary Sewer (Removal) 1st. E/Mtn 1300 LF 5.00
janitary Sewer (Removal) Hamne:.... 3250 LF 5.00
janitary Sewer (Removal) Parkridge. 400 LrF 5.00

Demolition/Removal subtotal:

:location/Restoration:

janitary Sewer, S/First stT.....¢... 500 LfF 20.00
janitary Sewer, Parkridge....c...... 700 LF 20.00
s;anitary Sewer, N/Parkridge...... 1000 Lr 20.00

Relocation/Restoration subtotal;:

yugh Grading:
fass Excavation..... e e .
*k Excavation......... et 0 e - -

197000 CY 1.10
43000 CY 7.00

Rough Graeding subtotal:

SITE PREPARATION & GRADING total.
Page 1 of 5

Item Total

12,000.00
10,9000.00
32,002.00
£,500.00
5,5¢0.00
4,009.00
82,080m.00
€.750.00
6,750.00
1£,000.00
16,000.00
6,500.00
6,500.00
16,250.00
2,000.00

[k K N N RN R

230,830.00

10,000.00
14,000.00
20,000.00

44,000.00

216,700.00
301,000.00

oPrTooeoNn—oawr-e

517,700.00

7%2,530.00



(\construction Cost Estimate - NORCO1

ity

LY
LF
Lr
LF
LF
LF
LY
LF

Unit COst

25.00
25.00
25.00
25,00
25.00
25.00
35.00
35.00

Mains subrotal:

E&

1,500.20

Manhelies subtotal:

EA

5@0.0m

Hiscellanec:us subtotal:

SANITARY SEWERS total:

Quant
e®*e SANITARY SEWERS °*°°
Hains:
12" Pipe, VCP, First St., Mtn-Hamr. 1300
12" Pipe, V¥CP, Yuma, Parkr.-Mtn.... 650
12" Pipe, VCP, Yuma, Htn.-Houmner... 500
12" Pipe, VCP, Yuma, E/Hamner...... ©50
12" Pipe, VCP, HMamner.............. 3250
12" Pipe, VCP, Parkridge........... 2050
18" Pipe, VCP, First, Pacific-Htn.. 650
18" Pipe, VCP, Mountain, N/1lst..... 350
Manholes:
Standard Hanhcle...... C e e et e 30
Miscellanedua:
Lateralb....ccv0-vae. S e st etarasanas 30
®** WATER DISTRIBUTICN **°
Hains:
12" Pipe, Hamner ........ccecvcrvwon 3600
12" Pipe, First, Parkridge~Htn..... 1350
12" Pipe, FTirst, Mtn.-Hamner....... 1350
12" Pipe, Parkridge........ e 2800
12" Pipe, Yuma, E/hamner....... .o 1000
Heters:
Master Hetler. . ..t eeeveneaancocann
N 26

Service Meters.

Specfal Ascemblies.
Fire Nydrants..

28

LT
LF
Lr
Ly
L?

35.00
35.00
35.00
35.00
35.0@

Hains subtotal:

Ls
EA

125.00

Meters aubtotal:

EA

1,600.00

Special Assemblies subtotal:

Page 2 of S

It.em Total

32,500.00
16,250.00
12,500.00
23,750.00
81,250.00
51,250.00
22,750.00
12,250.00

e e e

252,500.00

45,000.00

45,000.00

15,00#.00

i5,000.00

312,500.00

126,000.00
47,250.00
47,250.00
91,000.00
35,070.00

346,500.00

500.00
3,250.00

3,7%0.00

44,800.00

44.800.00



onstruction Ceést Estimets -« NORCO1

iiscellaneous,
Latermals..... e e it e e e e e

*** STORH DRAINAGE *°°

catch Rasins:
Curb Opening, 10'-wide.....

1idscellanecus:

12X8 RCB, SB Line & S. Rorce Ch....
8X€¢ RCB, £B Line....... C e e a e
8X4 RCB; SBi Line..... Chr e e

*** ROADVWAY/STREET IMPROVEMENTS °°*°

Pavements:
Hamner AC & AB.....cireeeece.aronns
Hamner Curb & GuUtter.... . ece.0e-as-
Hamner Hedians......cco0evueas P
Parkridge, AC & AB. ... . ecvecorse
Parkridge, C & G. ...t iveirnenns .

Mountain, AC & AB, ist.- Yuma......
MYountain, C & G, 1&t.- Yuma........
Hountain, Hedians, 1st.-Yuma..,....,
First, AC & AB, Parkridge-Htn......

First, C & G, Parkridge-Htn........
First, Medians, Parkridge-Htn......
Firet, AC & AB, Mtn.-Hamnex....... .
First, C & G, Mtn.-Hamner........, .
First, Medians, Htn.-Hamner....... .
Yuzma, AC & £B, Parkridge-Mtn.......
Yuma, ¢ & G, Parkridge-Mtn...... Ve
Yuma, AC & AB, Mtn.-Hamner.........
Yuma, C & G, Htn.-Hamner,....... .o

‘eets (R/W = B8 & 110) C & G.....

v.ceets (R/W = 88 & 110} Kedians...

Quantity

26

ER

Unit Cost

$50.00

Miscellaneous subtotal:

WATER DISTRIBUTION total:

16

ER

3,000.00

Catch Basins subtotal:

2400
700
2000

LF
LY
LF

185.00
500.30
925.00

Hiscellan¢ous subtotal:

STORH DRAINERGE totals

265000
6982
3280

127200
4240

SQ000
3000
240
80000
2650
1100
80000
2650
11eeo
36000
12@¢0
30000
1000
15340
2500

SF
LF
LF
SF
Llp
SF
Lr
LF
SF
Ly
LF
STt
LF
LE
ST
LF
eF
LF
19 3
LP

1.75
6.00
50.00
1,50
6.00
1,50
8.00
50.00
1.50
6.00
50.00
1.50
6.00
50.00
1.50
6.00
1,50
8.00
8.00
50.00

Pavements subtotal.

Page 3 ot 5

Item Total

1,300.00

1,300.00

386,350.00

48,000.00

48,000.00

1,8684,000.08
350,00@.00
£50,000.20

3,084,000.00

3,132,000.00

'463,750.00
55,8490.00
164,000.00
190,800.00
33,920.00
135,000.00
24,000.00
12,000.00
120,000.00
21,200.00
55,000,00
120,000.00
21,204.00
55,000.00
54,000.00
9,600.00
45,000.00
8,000.00
122,720.00
125,000.00

1,836,030.00



(_.Zonstr0ction Coet Estimate ~ NORCOl

Quantity Unit Cost

iiscellaneous.

Traffic signal modify, Yuma/Mamner LE
Traffic eignal {nxtall, Piret/Hmnr. L3
Traffic signal install, CoudasParkr. Ls
Traffic signal install, Parkr./Pac, L3
Traffic signal install, Mtn./Conn.. LS
Traffic signal install, I-15/Yuma.. L3
Traffic signal install, first/Mtn.. Ls
Striping, Bigning & pPavmt. maiking LS

ROADWAY /STREET IKPROVEHERTS total:

*¢* UTILITIES °°*

iJiscellaneous:
Street Lights.......... Gecet oo 3% EA 2,000.00

Miscellaneous subtotul:

UTILITIES total:

°*° CONSULTANT FEES & SERVICES **°*

Civil Engineering Design:
Geotechn., Civil Bng. & Surv. (1€R%) Ls

Civil Engineering Dearign subtotal:

CONSULTANT FEES & SERVICES total:
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Item Totadl

£%,000
110,002
90,000
90,000
90,000
130,000
95,000
10,000

2,5326,030.

70,000.

70,000.

895,000.
895,000.

895,000.

.00
.00
.00
.00
.00
.00
.00
.00

N0

Q0

00

00
00

00



onstructivn Cost Estimate - NORCOl

*°* HAJOR ZATEGCRY TCT:LS (withput contingencies):

SITE PREPARATINN & GREDING: 7¢2,732.00
SLHITARY SEWERS: 312,500.90
#aTER NIRTRIBUTION: 296,350.09

STORM DRAINAGE: 3,132.000.00
ROADME.Y/S'TREET IHPRC.VEMENTS: 2,53¢,030.00
UTILITIES: 70,008@.00

CONSULTANT FEEE & SERVICES: 225,000.00

“**® SUHMARY:

CONSTRUCTIOR COST TOTRAL: 8,134,810.06
CONTIRGENCIE:S €& 14%: £13,441.20
OTHER COSTS: 0.90

TOTAL ESTIHATEDR COST: 6,947,851.00

i. Since C M Engineering & Associates, Inc, has no control over the
cost of 1labor, materials, er eguipment, or over the contractor’s methcds
of determining prices, or over competitive bidding or nmarket conditions,
our opinions of probable project cost or construction cost provided for
herein are to be made on the basis of our experience and gqualifications
and represent our best Jjudgmen?. as design professzionals familiar with the
construction industry, but C ¥ Engineering & Associates, Inc. cannot, and
does not, guarantee that proposals, bidx, or the consr.ruction cost
will not wvary from opinions of probable cost prepared by the firm.

Page 5 of §



(" CM ENGINEERING ASSOCIRTES

-

225 B. Air;:ort Drive
San Bernardino, California 92412
Teler»hone {714) B84-8804

PRELIHIRARY
CONETRUCTION COST ESTIMATE **°**

Job: NORCO2 Estimate date:

26 March 1990

Gateway Specific Plan, Phase II Bys BECK/BEERS
Quantity Unit Cost Itern Total
e *e SITE PREPARATION & GRADING ***
Denrolition/Removal:
Demo Mountain (First St.-Second St) LE 26,000.00
D-mo Second E£t. (Hamaner-E. of Pac.) Le 12,200.00
aring & Grubbing..... . 138.5 AC £00.00 110,800.00
hater Haine (Removal! Mtn., 1st-2nAd 2A00 LT 5.00 12,000,00
Sanitary Sewer (Removal) Second St. 2300 LF 5.00 11,507.00
Sanitary Sewer (Removal} Hountain.. 2400 L1r 5.00 12,000.00
Demvlition/Removal subtotal: 175,800,00
Relocation/Restoration:
Sanitary fewer, East of Kountain... 80Q LF 20.00 16,000.00
Water Heins, Second, Pacific-Htn... 1300 L¥T 20.00 26,000.00
42,040.00
Rough Grading:
HaBs ExcAVARtIOoN. . v veeriacaccane s 320000 CY 1.10 352,000.00
Rock EBxcavazion............. Varaoes 70000 CY 7.00 492,000,00
Rouzh Grading subtotal: 242.000.00
SITE PREPARATIOX & GRADING total: 1,259,800.00

Page 1 of &



nstruction Cost Estimate - NORCO2

* SANITARY SENWERS °**°

1ins:

t2~ Pipe, VCP, Mountain, lst.-2nd..
12 Pipe, VCP, Second St., Pac-Mtn
l12° Pipe, VCP, Second St., Htn-Hamn

anholes,

standard Hanhole....... . s eeas
iscellareous:

Laterals o 4 ¢ a o 0ot & - "o e 0 0 o 8 * 04 4 b e ¥ e e

MATER DISTRIBUTION °***

ains,
12° Pipe, Second St., Mtn-Hamner...
12" Pipe, Hountain, 1lst=Znd........

eters:
Service HMeters. . ......¢c-c1ee. e 0cea,
Haster MeterI. .+ coeeesrssaatosonias

ipecial Assemblies:
ire HYdrants. ... .cvevtecnctoneonas

Quant.ity Uit Cost
1000 LT 25.00
105¢ LT 25.00
105 LF 25.00

Hains subtotal:

32 EA 1,500.00

Manholes subtotal:

29 EA 500.00

Miscellaneous subtotal.

SENITARY SEWERS tatal:

1100 LF 35.00
2600 LF 35.00

Mains subtotal:
29 A 125.00
LS

Heters subtotal,

27 EA 1,600.00

Special Assenbliies subtotal:

fjiscellaneova:

LateTrals. . civieetanairoaneconse s

29 EA 50.00

Miscellaneesus subtotal:

WATER DISTRIBUTION total,

Page 2 of 4

Item Tetal

25,000.00
26,250.00
26,250.00

77,500.00

18,000.00

18,000.00

14,%00.00
14,500.00

110,0e0d.00

38,%00.00
91,000.00

129,700.00
3,625 00
500.00

4,125.00

27,200.00

27,200.00

1,450.00
1,450.00

162,275.00



(r“onsrruction Cost Estimate - NORCH2

Quantity Unit Cost
*% STOR} DRAINAGE °°°
1i sceilaneous:
12%¥6 Lined Channel, S. Norco Ch. 1800 LT 200.00

Miscellaneous subdbtotzal:

STORM DRAINAGE total:

°** ROADWAY/STREET IMPROVEMENYS *°°

Pavements,
Mountain Ave., AC & AB, lst-2nd.... 153600 ST 1.50
ttountain Ave., C & G, 1isr-2nd..... . €120 LTr g.00
Mountain Ave., Hedians, 1st-2nd.... 21%5 LF €C0.00
Second St., AC & AB, Pacific-Mtn. . 700mn0 ST 1.5¢
Second &t., C & G, Pacific-Mrn. 2650 LlF 8.00
Second St., Hedians, Pacific-Mrn. 70 LT 58.20
Second St., AC & AB, Mtn.-Kamner... 97600 SF 1.%0
Second St., C & G, Mtn.-Hamner.... 3250 LY £.00
(f S=«cond St., Medians, Ytn.-KRamnher. . 1340 LT 50.00
Pavements subtotal:
Miscellaneous:
Traffic signal modify, 2nd/Hamnexr . Ls
Striping, signing & pavmt. marking LS

Hiscellaneous subtoral:

ROADWAY/STREET IMPROVEHERTS total:

*** UTILITIES °*°*°

Miscellaneocus:

Street Lights.....cccvevean et e 45 EBA 2,000.00
Miscellaneous subtotal:

UTILITIES total:

Page 3 of ¢

Item Total

360,000.00
360,000.00

360,000,000

230,400.00
49,960.00
107, 750.00
105,094,000
22,200 00
28,5n2.00
146.4©0,00
28,800,003
67,000.00

772,210.@0

49,000.00
15,0006.00

$5,004.00

928,210.00

90,000.0e
90,000.00

90,020.00



mstruction Cost Estimate ~ NORCOH2

Quantity Unit Cost Item Total
‘* CONSULTANT FEES & SERVICES *°°
ivil Engineering Desigm
seotechn., Civil Eng. & Surv. (103} Le 323,000.00
Civil Engineering Nesign subr.otal: 323,000.00
CONSULTANT FEES & SERVICES total: 323,000.00

**- HAJOR CATEGORY TNT2LE (uithout contingelcies:):

€£ITE PREPARATION & GRADNING: 1,059,800.09

SA2.KTTARRY SEVICRS. 11e,009.00

YWATER DISTRIBUTION: 162,275.00

STORH DRAINAGE: 360,000.00
ROADWAY/STREET IHPROVEHENTS: 828,210.00
NTILITIES: 90.20@0.00

CONSULTANT FEES & SERVICES: 323,020.80

*** SUMHARY:

CONSTRUCTION COST TOTAL: 2,933,285.00
CONTINGEWCIES @ 10%: 283,328.50
OTHER COSTS) 0.00

TOTAL ESTIHATED COST+ 3,226,613.50

OTES:

1. Since € I En¢gineering & Associates, Inc. has no control over the
cost of lab¢r, materials, or egiipalent, or ¢ver the contrachtor’'s methods
of determining prices, or over competitive bidding or wmarket conditions,
our opinions of ©probable projecr. cost or construction cost provided for
herein are to be made on the basis of our experience and qualifications
and represent our best judgement as design professionals fawmiliar with the
construction industry, but C M Engineering & Associates, Inc. cannot, and
does not, guarantee ¢that »roposals, bids, or the construction cost
will not vary from opinions of probable <¢ost [rrepared hy the firn.

Page 4 of ¢§
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MARKET €EASIBRILITY OF THE GATEWAY SPECIFIC PIAN
Norco, Cabforais

Prepared for:

City of Norco
3954 Old Hammer Avenue
Norco, California 9760

Prepared by:

AGAJANIAN & Asscciates

Development Economic¢ and Planning Consultants
666 Baker Street, Suite 369

Costa Mesa, California 92626

January 24, 1990



The purpose of this brief report is to evaluate the market fieasibility of the
land uses proposed in the Gateway Specific Plan. The propased Gateway
Specific Plan (GSP) land uses are evaluated in this report o assexs if and
when they may be expected to develop. The proposed GSP land uses are
considered market feasible if there is sufficient near tetm market demand
to support their development.

This report prescots a summaty of our evaluation and findings in three
sections : 1) a dexcxiption of the land uses proposed in the GSP, 2) a
description of 1be market demand for the 1.iS corridor, and 3) an
evaluation of the market fieasibility of the proposed GSP land uses.

The comments in this report are based largely upon information from three
documents:

1. Interstate 15 Comidor Study (Preliminary Draft, December, 1989)

A planning study prepared to help formulate a preferred development
stralegy far the corridor study area.

2. Gateway SperiSic Plan (Preliminary Draft, Japuary, 1990)

A proposed plan for the beneScial long term development of the GSP
arca, The GSP area is a subarea of the 15 Conidor Study.

3. 1.15 Freeway Corridor Development Strategy (November 11, 1989)

A market apalysi¢ estimating long term land use absorption within the
corridor study area based upon cvaluation of development trends,
competitive opportunities and constraink, and projected growih of
market demand factors,

These documenks should be. consulted for detailed site and market
information.



Our f:ndings, based upon the marke! feasibility evaluation conducted, can be
summariacd as follows:

1. The proposed GSP arez is expeied 1o develop both eardier and faster
than the aortham portioa of the I-15 comidor. This is likely cinee the
GSP area i beater zituated in the path of development and offers a
broader rsnge of competitive sites.

2 Tbe propased GSP land uses are expecded 1o reach buildout shortly afler
the year 2000. In eggregste, the typex, amounts and locations of the
propaed GSP land wes appear market supportable, and therefure
feasible.

3. Neazly all of the 1286 acres of developabile land within the commercial
district proposed in the GSP are expexied to be abawbed by the year
2000. AD commnoycal distnct lend uses are, boweves, apectad to be
fully developed shortly after the year 2000.

4. Al of the 21.1 eacs of develupsble land area within the pioposed GSP
office park distriad are expedied 0 be fully developed befare the year
2000.

5. The 81.5 acres of land arca within the propased GSP indisarial district
i expeced ©0 be fully developed by the year 2005.

PROPOSED I.AND USE DEVELOPMENT

The GSP propases the long term development of 231.2 acres of commercial,
office and industria) uses. Of this amount, 87.4 is currently vscant. The
remaining 143.8 aczes of land targeted for new development are currently
improved but are 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 expecied
in the I35 corridor. The remsining 206.3 acres of new development is
expected to ocxur in the 115 corridor north of the GSP area.

Three land use disticts are identified o the GSP: commercial, office park
and industrial. The commercial land use district is composed of six
recommended land use categories including community service retail, leisure
commercial, auto related commercial, highway commercial, loca! service retail
and mixed usc. Eacbh of these recammended land use categories are
described below (items 1 through 6). The office park land use district is
expected to be developed as an office park, as described below (item 7)



The industrial Jand use district is expected to be developed with principally
light industrial uses, as descnibed below (izem 8).

Tavle 1
PROPOSED DEVELOPMENT ACREAGE

Gateway Specific Plan Area

Land Use

Commescial
Commusity. Service Retail 103.8 43,7 60.1
Leisure Commexclal 18.6 18.6 -
Auto Relatei} Commardis) 2.7 2.7 -
Highway Oricated Commercial 30,0 98 202
Locs) Service Retadl 133 2t 10.4
Mixsd Tse 66.8 1.1 157

Tota) Commercial 2550 18.6 1264

Office Park 409 21.% 19:8

Industria) 1225 8LS 46.90

Residential 59 . 59

PaBlic 82 82

Total Acreage 4075 231.2 2063

The recommended jand uses for the three GSP districe are summerized as
follows:

1. Community Service Retail (CSR)
This land use includes a wide variety of uses which provide higher priced

and less frequently needed goods and services which rypically include apparel
stores, furniture stores, home appliance shops, discount department stores,

3

s



building material suppliers, hardware stores and other related community
level goods and sesvices. Typically, farge community secvice retail facilities
are desigoed to accommodate the needs of more than one community and
include one or more major tenants accompanied by a variety of multi-tenant
uses.

2. Leisure Commercial (LC)

The Leisure Commercial designation is intended to provide tbe letsure and
recreational eccds of residents in the community and the larger sub-regional
market area.  Uses allowed under this classification will include
entertainment facilities, such as movie theaters, video arcades, dinner theater
restaurants, bealth clubs, cafes, and leisure activity stores such as hobby
shops, bigh end equestrian supply stores, specialty gardening stores and
aptique shops.

3. Auto Related Commercial (AC)

The Auto Related Commercial use is intended to support the existing Norco
Auto Mall which is located directly east of this area. Goods and servicss
provided here will augment those provided by auto dealerships with the
Auto Mall. Uses permitted bere included auto pants supply stores, awto,
motorcycle, boat and RV sales, wheel and tire stores, specialty parts shops,
and auto de1ailing setvice shops.

4. Highway Commercial (HC)

Highway Comsmercial uses are intended to primanly serve travelets on the
1-15. Uses here would typically include hotels, motels and necessaty suppost
fzcilities such as restauranss, cafics, setvice stations, and tourist refated retail
uses such as gift shops, fast food stores, etc.

5. Local Service Retadl (LSR)

Local Service Retail uses are designed to accommodate the needs of the
local area. They will provide low dollar, regulerly used goods and services.
This category includes a wide variety of uses which typically include local
markets, drug stores, variety stores, liguor stores, video stores and personsl

care shops.
6. Mixed Use (MU)

The MU designation will allow msximum flexability in areas that could
successfully support either commergal, 1etail or office oriented land uses.
Rather than limiting the potential of these areas, the MU designation will
afford the grestest response to fluctuating market demands in the region



7. Office Park District (OFP)

The OFP District designation will aliow office development that wili include
garden and single occupant facilities, as well as aacillary uses such as
restaurants, cafes, copy shops, ete.

8 Industrial District (I)

The Industrial District designation allows light industrial, research and
development, and office uses. Permitted industrial uses include light
manufacturing, custom manufacturing, essembly, febrication and wholesaling.
Pemitted office uses are thase cecessary to support the administrative
function of the primary permitted uses.

Each of these eight recommended land use categoiies will be evaluated after
the absorption estimates £rom the market analysis are presented in the next
section.

ESTIMATED I-15 CORRIDOR ABSORFIION

The long term abso rption for the GSP land uses wese estimated as part of
the market analyss conducted for the I-15 corridor and documepted in the
1-15 Freewsay Corridor Development Strategy report. The estimated market
demand for nonresidentia? land uses for the entire 1-15 coiridor are
presented on Tabie 2. These demand estimates reflect market supportable
non-residential development for both S and 10 year periads The entire I-
15 corridor s expected 1o reach buildout soon after the year 2005.

Tbhe demand estimatcs prscnted on Table 2 are the same as those
appeanng in the market analysis report. The land use categosies have,
however, been changed to coincide with the land use casegories used in the
GSP. AB land we.categories used in the GSP and in the market analysis
arc equivalent with the following exceptions:

1. The "community service” retail land use in the GSP includes a portion
of the "commubity serving” retail use and all of the “specialty
subregional® retil use as presepted in the market analysis.

2. The “auto related” commercial land use in the GSP refiect the remaining
part of the "community serving” retail use fom the market analysis.

3. The "mixed use" commezcial land use is assumed to be equally developed
with office and retail uses, though their fina) disposition will depend
greatly oo future trends and conditions.



0.5 6-10

‘j‘éaf Period Year Period
20 acres 20 acres

10 acs 10 acres

10 acres 10 acres

10 acres 30 acres

5 acres $ acres

55 acres S5 acres

15 acrees 15 acres

40 acres 40 acres

The market analysis did not estimate residential demand. The demand
estimates preseated in Table 2 are for tbe entire 1.1S corridor. However,
the market analysis identibed important competitive factars which would
promote earlier and fasser development in the GSP area. These factors
include:

). The GSP is located in the path of histotic development, nosthward
along Hamner Avenue.

2. The GSP area is experiencing grester development and development
interest than the northern portion of the I-15 carridor.

3. The GSP has a bioader range of potential sites which would more
competitively attract larger users.

These competitive factors are discussed in greater detail in the next section
as they apply to the evaluation of specific land uses proposed in the GSP.



MARKET FEASIBILITY OF PROPOSED GSP USES

The market feasibllity of the recommended GSP land use categories ¢can be
best evaluated by comparing the amount of proposed development lo the
GSP area to the amount of estimated market demand available in the
corridor. This compatison is done for each of the six commercial Jand use
calegotics and the officc park and industrial districts &5 descnbed earlier in
this report.

The evaluation involves scveral considerations including the following:

1. The amount of cach recommended land use category proposed for
development in the GSP area.

2. The amount of market demand available in the corridor to support
development of each land use.

3. The sbare of the corridor demand which the GSP area would capture
by virtue of its competitive market factors.

If the proposed GSP land use atreage can be reasonably expected to be
absorbed within the next 10 yoar period, (hen we may conclude that there
is suflicient market demand for the plan to be considered feasible. Each of
the six commercial land uses and the office park and industrial districa are
evaluated separately below and then are summarized at the eod of this
section.

1. Community Sexvice Retail (CSR)

The GSP proposes development of 43.7 acres of CSR uses while the market
analysis indicates that 40 acres of demand are available for the 1-15 corridor
as a whole. Given the acccm, growth patterns in the coindor, and the
availability of large single pascels, it is reasonable t0 expect that most, if
not al}, of the CSR uses will locate in the GSP area.  Thus, the CSR uses
in the GSP area will likely be developed within a 10-12 year period.

2. Leisure Commercial (LC)

The market analysis indicates that 20 acres of LC land uses can be
supported in the corsidor. Since no LC land uses are planned in the
northern portion of the corsidor,all of the GSP proposed 18.6 acres of LC
land uses can be expecied o be absarbed before the year 2000.

3. Auto Related Commercial (ARC)

The 227 acres of ARC land uses are limited to the GSP area because of
their competitive need to locate pesr the Norco Auto Mall. These ARC




land uses arc expecied to predominantly scrve the communpity level trade
area with automotive seivices and ¢a8n be considered as a portion of the
"community service® retail uses identified above. The market analysis
allocated 20 acres of market demand for ARC wscs in light of the success
of the Norco Auto Mali. Thus, it is reasonable to expect to reach buildout
of ARC uses by the year 2000.

4. Highway Oriented Commercial (HOC)

The GSP proposes 9.8 acres of HOC land uses The market analysis
estimates that 20 acres of HOC land uses may be supponted in the corridor
by the year 2000. Most of the estimated demand is expecied to occur
nearcr the 6th Street and 2ad Street on/off ramps with the 1-15. For this
reason, it i reasonable to expect that 10 acres of HOC development could
be supported in both the northern portion of the corridor (near 6th Street)
as well as the GSP area (ncar 2nd Street). Thus the 9.8 acres of propaosed
HOC uses in the GSP area appear to be market supportable by the year
2000. Demand for HOC land uses is expecied #0 increase in the GSP arca
upon completion of the Yuma on/off ramp.

S. L.ocal Service Retail (I.SR)

Tbe market analysis estimates that 10 acres of ISR uses can be market
supportable in the corridor by the year 2000. The GSP proposes only 2.7
acres of LSR uses, indicsting that most of these ISR uses will occur in the
poithern portion of the coriidor, closer to Norco'’s residential aress.
Hawever, only 10.4 acres of ISR are propased in the northern portion of
the cnridor. Since the estimated market demand excesds svailable land, all
of the propased ISR acreage in the corridor will ikely be developed before
the year 2000.

6. Mixed Uses (MU)

The GSP propo=es 31.1 acres of mixed uses to accommodate either retail
or office uses. This land use is intended to serve as a Jand bank ready to
abscrb unanticipated growth in' the area. Given the availability of
dcvclopable retail and office sites it is reasonabie to expect that the MU
arcas will be the last to develop in the GSP. Based on the absorption rates
for both retail and office uses it appears that the MU areas will be
developed in the 2000-2005 period.

7. Office Park District (OFP)

The market analysis identiSes demand f[or both smaller garden offices and
larger single occupant office buiklings, Combined, office demand in the
corridor is estimated at 35 acres of development by the year 2000. The
GSP piopoass 21.1 acres of ofhice park district uses while 19.8 acres of



office uses are proposed for the northern portion of the coriidor. Given
the estimated dffice absotption it is reasonabie to assame that all of the
propased office land uses will reach buildout about the year 2000.

8 Industrial District (I)

The GSP proposcs 815 acres of indusinal land uses. An additional 46
acres of industnal land: uses are propased for the nortbern pordon of the
corridor for a tota! of 127.5 acres. The market analysis estimates that 40
acres of industiial development may be market supportable within the
corridor every S years. All of the proposed industiial acreage can therefore
be expected to reach buildout by the year 200S.

Given the higbly competitive site opportunities presented by the Norco Egg
Ranch i is ceasonable to expect that the GSP ares will develop bdoth earlier
and faster than the industrial sites in the northern portion of the corridor,
Consequently, the GSP area can be expected to reach buildout shortly after
the year 2000.

Based upon the preceding evaluation of the market feasibility for each land
use, we can summarise the findings as (oflows:

L. The proposed GSP ares is expeczed to develop both earlier and faster
than the northern portion of the I-15 sorridor. This is likely since the
GSP atca is better situaled in the path of development and offers a
brosder range of competitive sites.

2. The proposed GSP land uses are expecied to reach buildout shortly
after the year 2000. In aggregate, the typex, amounts and locations of
the propascd GSP land \ses appear market suppoatable, and therefore
feesible.

3. Nearly all of the 128.6 acres of developable !and within the commercial
district propased in the GSP are expected to be absorbed by the year
2000. Al oczmmercial distiict’ Jand uses are, however, expected to be
fully developed shoutly sfter the year 3000,

4. All of the 21.] acreés of developable land area within the proposed GSP
office park disatict are expected to be fully developed before the year

5! The 81.5 acres of lapd area within the propoeed GSP industrial distiict
s cxpocud w0 be Tully developed by the year-200S.
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