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SECTION| INTRODUCTION

A.

PURPOSE AND INTENT

The subject property, known as “Redlands'Business'Center*isiintended to
provide:for-the development:of:the project-site“into-a mastersplannedsbusiness
parks Tzhg_il?.edlandsJBusiness--Center--Go‘nc‘:é‘pit-iPlén ‘No“1°has‘been:developed.to
provide._ a coordinated;.comprehensive commercial;=office==and =sindustrial
development.consistent.with:the goals and-objectives-of ‘the“Rediands General
Plan:and:Zoning:OrdinanceFas-well‘as .complying:with:the:East*Valley Corridor

SpecificiPlan (EVCSR).=The regulations contained herein are intended to allow

for development standards specifically addressing the needs of the project site,
while insuring substantial compliance with the spirit, intent, and provisions of the

various ordinances of the City of Redlands.

It is further the intent of this Concept Plan to bridge the on-going planning
efforts in this dynamic area of the City of Redlands by establishing a
comprehensive set of development guidelines and standards. The Concept Plan
intends to implement several design guidelines and standards currently adopted
by the City of Redlands and contained in various planning documents, and the
plan is founded upon the primary goal of creating a high quality business
environment through the application of comprehensive master-ptanning

principles.

By providing for the development of a high quality business park, several
tangible assets will result for the City, not the least of which are the creation of
job opportunities and the increases in property and sales tax values over the
current vacant land. Basically, the intent of the Concept Plan is to provide a
framework wherein a high quality business park can be developed which will
attract major business into Redlands while ensuring development will occur in a

pleasing and aesthetic manner.

Redlands Business Center Concept Plan No. 1, Amendment No. 2
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PROJECT SETTING AND BACKGROUND

Concept Plan No. 1 encompasses approximately 306 acres of lar
generally bounded by Lugonia Avenue on the south, California Street on tt
east, Mountain View Avenue on the west, and San Bernardino Avenue to tF
north. The site is within the corporate city limits of the City of Redlands, havin
been annexed into the city approximately thirty-five (35) years ago. The subje
property has been perceived for well over a quarter of a century as a futur
master planned industrial tract of land. This is evidenced by the City of Redland
annexation of the “Marigold Farms” land and the zoning and planning of the lam
as industrial in the mid-1960's. In fact, the Chamber of Commerce and the Cit
jointly published a brochure touting the area as having potential for g large
industrial development offering many amenities. The land has remained vacan
largely because of the lack of a strong market demand and the lack of the

necessary infrastructure.

The site is located within an area commonly referred to as the East Valiey
Corridor. During the 1980's, a joint planning effort was conducted by the County
of San Bernardino, the City of Loma Linda and the City of Redlands to provide a
well-planned community consisting of approximately 4300 acres. The objective
of the plan was to create an environment that would attract major businesses to
the area in order to provide a job base for the East Valley of San Bemardino
County and strengthen the local economy, while ensuring high-quality
development through land use design guidelines and standards. Concept Plan
No. 1 represents one of the largest land holdings within the EVCSP project area,
and as such has the unique ability to create a large master planned development
within contiguous property boundaries without the limitations imposed by
property ownership pattemns and existing street systems seen throughout most of
the Corridor area. This uniqueness will allow the project to create aesthetic
streetscapes, efficient street patterns and consistent design guidelines on a scale
that will establish the development as a cornerstone of the East Valley Corridor.

Exhibit 1 depicts the Regional Setting of the project site, while Exhibit 2
depicts the Project Boundaries.

The site is relatively flat, having a gentle slope (1 %-2%) from east to west.
The elevation on the easterly portion of the project is 1155, while the elevation of
the west is approximately 1100, for a total elevation difference of approximately
S5 feet. The property has been farmed for a number of years with a variety of
field crops, including corn, alfalfa and vegetables. Several agricultural related
buildings are located within the project boundaries including sheds, barns, and a
house and garage. These structures will be reviewed for their historical
significance at the time that development is anticipated. In addition several on-
site imigation wells are located throughout the property. The City of Redlands
completed construction of a sewer Iift station at the northwest corner of the
project site. Also incorporated in the project boundaries is a 245-foot wide

Redlands Business Center Concept Plan No. 1, Amendment No. 2



Southern Califorriia Edison easement, which contains high tension power lines
from the power plant to the north adjacent to San Bernardino Avenue. Five sets
of transmission lines are located at four separate places within the project

boundaries.

The project site is ideally located for provision of superior transportation
modes. The site lies adjacent to the San Bemardino Freeway (-10) and is
juxtaposed between two freeway onloff ramps, one located at Califomnia Street
and another located at Mountain View Avenue. Both of these freeway ramps
provide direct access to the major streets circumventing the project site. In
addition, all.the surrounding streets adjacent to the project site have been master
planned with adequate right-of-way to handle the expected traffic generated from
the project development, and the streets have been officially identified as major

truck routes by the City of Redlands.

As stated previously, the site is located within an area referred to as the
East Valley Corridor. The Corridor includes approximately 4300 acres of land
located in the southeastem portion of the San Bernardino Valley, adjacent to
Interstate 10 and Route 30. The East Valley Corridor is the principal gateway to
the various communities of the East San Bernardino Valley, and it has been
recognized as an ideal location for the provision of high quality commercial and

industrial development.

Concept Plan No. 1 was approved by the Redlands City Council in 1991.
Since the adoption of the concept plan, the property remained undeveloped and
in agricultural production. The initial development plans for Concept Plan No. 1
included the construction of a major hospital facility and ancillary medical support
uses, as well as other commercial and industrial land uses. With the acquisition
of a large portion of the subject property by Bixby Land Company/Westemn
Realco, a re-evaluation of the Concept Plan and attendant land uses has been
undertaken to address current market trends. Amendment No. 1 to Concept No.
1 was prepared to address these market trends and land use changes. This
amendment was approved by the Redlands City Council in September, 2002.
Subsequently, during the initial infrastructure construction and on-going market
trends, minor changes have been necessitated in the project design parameters,
and additional design guidelines have been incorporated to address the larger
warehouse/distribution centers. Thus, Amendment No. 2 to Concept Plan No. 1
has been prepared fo reflect these design changes. -

Redlands Business Center Concept Plan No. I, Amen&mentNo. 2




REGIONAL LOCATION|

Al QA T Ral o
I H z = Iy :.:r.’ EAAT
- FES & T - f -_ . e
" o 8 = P | I : ) =
v -, ‘
50 - o JLER - N N bl 2 ]
{ z = » 4 w0
&
: =H1. 1 ; \ i
Fler M = i K ; 4] X4
l ¥l 5 l',.' 1 ] ) E - = g . -: -A: ] "s
. ot R T AR ' H = n Vi WP —"':" r-
~ . —_ = -
) * L - Y.L j
. a2 st Ey % e tl[ & [ 5300w !
- | == 110 ; 7 34
~ iy T . e L T e -3 -7
15 $ - g " PPTE STAEEY ¢ - ;
.‘ ., -4 o -r ' . - -,\_ -\
- 0 FORZE BaA ~
d5; 5 i Ve lan o
2 o LA < L, —"rﬂ:-;'
) . . .-',.;T/’ . o — - ::‘{:‘._z\' — [ ———
. e - e e p C ]
" P § BNl B SReT .f::-.' oy ’ o i
WA TAL BT A > S —
} o S e n - A " ,;2." 2 3. e /‘,’"
Y s I RN N s g p
. s J o1 {_l D i r T ! -! =
. ' T . " g — ,'I
J ; f= "‘ = H T j ,
e & g i Su ;T
“la o ° — = 1= '- i
pe gL o . 1.! - : 1 - - 4
bowy _,...--7?,\; o { Ly o
b TIL-Y 1
ol - avadda Y -IL a
3 i E i |1 - -
0 - 0 -
4 X o Evi l o] e
F1 Jq * A .,
T ey Y = r, o L |
£ o] . :
- L .w B h ! |
1 (ad N i Phd. el - i Y "
= &' :\i d - &-‘ g z7 Y {
-Q 1 \"‘.ﬁ.\?- i;-' r % ¢
o Y Slans ‘h o k=] [
[; 3 i o | i -..
\ . N ’ _~.
Wy ey "'ﬁg e -1 ' = i
;" ) s,,,}.. "-. e ST Y oz ) “':-.. Ze,
ZE~ R <> 3 <

Pmled from TOFO! 1097 Wiﬂﬁ:rmrl’mdmtnm ww

REDL

ANDS BUSINESS CENTE

I
1
1

i

EMERALD

DeEsSaleGge N
MSHF“!::BM!,S:::MI
Felieien, Talidmmis

{714) £20-0417

urbagn
environs

13y

lond Rizting & Comuling Sy
E Vina Straset

Rediorids, (A 82373

=t
P,

WESTERN REALCO

1)

o

s LAND

7] Ituenes Lngineening, e,
4 I ENGINSERWG SURVETING
et TE30Q VALLEY VIEW AVENUE

REDLANDS, CALIFORNIA

¢

NOR™

DATE: 4

| eme S8 e s e—m e

r—



Environmental Considerations

An Environmental Impact Report (EIR) was prepared in
conjunction with the East Valley Corridor Specific Plan. The
County of San Bernardino, Land Management Department, Office
of Planning, was the lead agency and the County of San
Bernardino Board of Supervisors certified the EIR, with the City of
Redlands acting as a responsible agency. A program EIR is
prepared on a series of actions that are characterized as one large
project, and the EIR for the Corridor Specific Plan was prepared to
satisfy the program EIR requirements. Utilization of the Corridor
Specific Plan Program EIR enabled the County to characterize the
overall plan as the project being approved. This provided an
opportunity to prepare more complete analysis of impacts and land
use alternatives, ensures a detailed cumulative analysis and allows
consideration of broad policy alternatives and mitigation measures

prior to development.

The Program EIR functions as the base environmental
document for subsequent development projects. In order to
determine whether additional environmental documents will be
required for future specific developments within the Corridor, the
Program EIR is to be examined, with one of the following actions

required by the City of Redlands:

a. If a later activity would have effects that were not analyzed in
the program EIR, a new Initial Study would need to be prepared
leading to either a supplemental focused EIR or a Negative

Declaration.

b. If no new effects would occur or no new mitigation measures
would be required, the City of Redlands can approve the activity
as being within the scope of the project covered by the Program
EIR, and no new environmental document would be required.

¢. The City of Redlands shall incorporate feasible mitigation
measures and alternatives developed in the Program EIR into

subsequent actions in the program.

d. Where the subsequent activities involve site-specific operations
the City of Redlands should use a written checklist or similar
device to document the evaluation of the site and the activity to
determine whether the environmental effects of the operation

were covered in the Program EIR.

Redlands Business Center Concept Plan No. 1, Amendment No. 2
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In general, the Corridor Program EIR was prepared to analy;
and provide mitigation measures to potential advers
environmental impacts created by proposed developments. Durir
the review of Concept Plan No. 1 in 1991, the City of Redlanc
prepared a Mitigated Negative Declaration as 3 supportin
document to the Program EIR as permitted under the abov
guidelines. In order to ensure that proper environment:
documentation has taken place with respect to Concept Plan No. -
Amendment No. 1, the City of Rediands prepared an addition:
Initial Study. It is intended that the City of Redlands will reaffirm thi
Corridor Program EIR analysis by indicating that this Concept Plan
as amended, is in substantial conformance with the intent of the
East Valley Corridor Specific Plan, and approve the projec
pursuant to a new Mitigated Negative Declaration. Where
necessary, updated environmental studies (i.e. ~ traffic, biology
have been conducted to address changes in the environmenta
setting during the last decade.

Following is a brief description of the environmental factors
affecting the project site:

Climate - The climate within the area is considered Mediterranean,
characterized by cool, wet winters and hot, dry summers. Average
temperatures range from 53 degrees in the winter to 80 degrees in
the summer. Average yearly rainfall is about 13 inches, mostly
occurring during the December-March rainy season.

Topography, Soils and Geology — The topography of the project
site is relatively flat, ranging in elevation from 1100 to 1155 feet
above mean sea level. The solls within the project site consist
predominately of sands and gravels representative of the flat plain
adjacent to the Santa Ana River Wash emanating from the San
Bernardino Mountains. Geologic hazards on the site could include
seismic shaking; both the San Andreas and San Jacinto faults are
located within a few miles of the project site. Standard construction
techniques will be utilized in all structures addressing both specific

soils and seismic conditions.

Hydrology - Flood hazards to the project site are associated with
the Mission Zanja Channel located southwest of the project site,
However, the site is not located in a flood hazard zone. Storm
water flows are expected to increase as the subject property and
surrounding area of the East Valley Corridor continue to develop.
The EVCSP identified the necessary backbone storm drain facilities
to accommodate the anticipated increased flows, and standard

Redlands Business Center Concept Plan No. 1, Amendment No. 2



drainage improvements will be utilized to control surface flows and
should provide adequate flood protection.

Air Quality - The project site is jocated within the South Coast Air
Basin and air quality is managed by the South Coast Air Quality
Management District (SCAQMD). The east valley of San
8ernardino County is surrounded by low hills to the south and the
towering San Bernardino Mountains to the north and east. The Los
Angeles basin, a major air pollution source, is located
approximately fifty miles to the west. Alr poliutants from the Los
Angeles basin are transported inland into the San Bernardino
Valley by the prevailing on-shore or westerly winds. The westerly
airflow, the prevalence of a marine inversion layer, and strong solar
radiation combine to produce high ozone levels and lowered
visibility on many days between May and September. Air quality in
the area generally can be considered good to moderate from
October to April when meteorological conditions are not conducive

to high ozone production.

Noise - Noise impacts affecting the project site are primarily
vehicular noise generated by the 1-10 and Route 30 freeways.
Vehicular noise levels are expected to increase in the area due to
increased traffic expected on the surrounding freeway and street
systems as the region continues to develop and grow. The closure
of Norton Air Force Base has significantly reduced the existing
noise levels and patterns produced by jow-flying military aircraft. In
all probability, the base will be converted to some form of civilian
airport operation, and aircraft noise will likely resume to be an
environmental consideration. The non-residential nature of the land
uses within Concept Plan No. 1 are generally acceptable within the
anticipated noise level environment for the project site.

Cultural Resources - Although Redlands is rich in historical and
cultural resources, the project site is not known to contain
significant cultural resources, particularly since the property has
been actively farmed for several years. The project site is a portion
of a large historic farm that has been in existence since the 1890's,
originally as a dairy and feedlot, and more recently as field crop
farming. Cultural resources in the form of surface and subsurface
artifacts will be monitored during construction activities.

Bioloaical Resources - There are no identified endangered or
protected species of plant or animal life within the project site,
primarily due to the active agricultural production on one hundred
percent of the project site. During the construction of off-site storm
facilities, jurisdictional issues will be addressed primarily due to the

6
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outfall storm drain structures to be constructed into the Santa An
Wash at the north end of Mountain View Avenue. This storm drai
facility required Army Corp of Engineers 404 and State Fish .
Game 1603 permitting with the attendant biological assessment. |,
Biological Assessment has been prepared to address the impact
of the storm drain improvements and has been reviewed by the Cit
of Redlands and the affected agencies.

Transportation ~ The existing circulation system in the are:
consists of two regional highways, the 1-10 Freeway and State
Route 30, and a partially improved street network surrounding the
project site. Present traffic volumes in the immediate area of the
project site are relatively light, although some congestion occurs
southerly of the project site associated with commercial
development south of the 1-10 Freeway. Significant traffic
increases are anticipated with the development occurring in the
East Valley Corridor, and the EVCSP contains development
standards for expanding and upgrading the arterial street system.
The EVCSP Program EIR states that the project “... increases on
regional traffic are considered significant cumulative impacts that
are not fully mitigated. Cumulative impacts are effects that are not
significant (or have been mitigated to a level of non-significance) on
the local or project level, but when added to other regional projects’
impacts, may be considered cumulatively significant.” In light of
this determination, and as a precedent to the certification of the
Program EIR and adoption of the EVCSP, a statement of over-
riding considerations was adopted for traffic impacts as required by
the California Environmental Quality Act (CEQA). in conjunction
with the preparation of this Amendment to Concept Plan No. 1, an
updated traffic study was prepared to address the changed
conditions and circumstances associated with the proposed project.

Legal Description

The land referred to herein is situated in the City of Redlands,
County of San Bernardino, State of California, and is described as
Lots 1 through 30, inclusive, of the Orange Grove Homestead as
per map recorded in Book 2 of Maps, Page 5, Official Records of
the County of San Bemardino, State of California.

Redlands Business Center Concept Plan No. 1, Amendment No. 2



ASSESSOR'S PARCEL NUMBERS:

Glorious Redlands

167-401-02, 03
167-411-03
167-451-05, 06
167-461-03

Consisting of approximately 40 acres.

Kaiser Permanente

167-441-03

Consisting of approximately 39 acres.

Redlands Commerce Center

167-411-02, 04
167-421-01
167-451-03, 04
167-461-02, 04
167-471-02, 03
167-472-01
167-481-03, 04
167-501-02, 05
167-511-01, 02
167-521-01
167-522-03
167-541-03
292-031-07, 10, 17, 19, 20

Consisting of approximately 227 acres.

Redlands Business Center Concept Plan No. 1, Amendment No. 2



PROJECT DESCRIPTION

The Redlands Business Center is intended to provide for the developme:
of a master planned business park incorporating a mutually supportive mix
retail, office, medical and industrial uses. The subject property consists ¢
approximately three hundred and six (306) acres and is located north ¢
Interstate 10 between Mountain View Avenue and California Street. The site wi
primarily develop as a retail, office, and industrial park. In addition, a major lan:
holding within the project anticipates the development and attraction of medicz
related facilities and institutions for Kaiser Permanente. Finally, an open spact
area will be developed underlying the Southern California Edison transmissior

lines.

The project area has been extensively studied through the East Valley
Corridor Specific Plan, and the intent of this Concept Pian is to implement those
land use policies and development standards. In fact, the existence of the Easl
Valley Corridor Specific Plan is vitally important to the long term commitment
which is represented by this Concept Plan. It is hoped that the surrounding
vacant lands will be developed in a high quality fashion as suggested by the

Corridor Specific Plan.

Redlands Business Center Concept Plan No. 1, Amendment No. 2



D. GOALS AND OBJECTIVES

The objective of the Redlands Business Center Concept Plan No. 1, as
amended, is to provide a framework that will guide the future development of the
subject property into a cohesive business park. As stated previously, this Plan
has been prepared consistent with the Corridor Specific Plan axiom to promote
and facilitate aesthetically pleasing job and revenue-producing development that
responds to physical, environmental, and economic opportunities and

constraints.

in order to insure the creation of a superior business environment
sensitive to the needs and desires of the City of Redlands, the Concept Plan has
adopted certain goals and objectives, including the following:

1. To be consistent with the goals, policies, and objectives contained in
Section EV2.0205 of the East Valley Corridor Specific Plan.

2. The creation of an enriched business development incorporating a
mutually supportive mix of retail, office, medical and industrial land uses
taking advantage of the unique characteristics of the project site.

3. Acknowledging the site’s unique location as the western entrance into the
City of Redlands along the [-10 Corridor, and establishing an aesthetically
appealing business park through attractive site planning, architectural
design, and the incorporation of abundant open space and landscaping.

4, To provide a circulation system to conveniently serve the needs of the
development and the surrounding area.

5. To insure compatibility with surrounding land uses through the utilization
of coordinated land planning and special design features such as
landscape buffers, street systems, and open space development.

6. To provide for the coordination and extension of adequate public services
to serve the ultimate development of the subject property.

7. To enhance a substantial amount of visible open space.

10
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E. GENERAL NOTES

The following General Notes shall apply to all land contained within the

Concept Plan boundaries.

1.

Any details not specifically addressed by the Concept Plan No. 1 shall b
subject to the regulations of the City of Redlands’ Municipa! Code and th
adopted East Valley Corridor Specific Plan, Definitions of terms shall als
be as defined in the codes of the City of Redlands.

Water service to the subject property will be provided by the City c
Redlands,

Sewer service to the subject property will be provided by the City o
Redlands,

Electrical service will be provided by the Southern California Edisor
Company.

Natural gas service will be provided by the Southern California Gas
Company.

Telephone service will be provided by Verizon.

Solid Waste disposal will be provided by the City of Redlands.

11
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SECTION 1. MASTER PLANS

The Master Plan section of this Concept Plan is intended to provide guidelines
and direction for the classification of the various land use, transportation and
infrastructure portions of the Plan. The intent of these master plans is to guide the
future development of the property in an orderly, planned way and to promote and
protect the public health, safety, and general welfare through comprehensive land
planning. In addition, this section sets forth the implementation of the Special

Development District of the Corridor Specific Plan.

A. RELATIONSHIP TO EAST VALLEY CORRIDOR SPECIFIC PLAN

Exhibit 3, Corridor Land Use Plan, depicts the subject property as Special
Development (SD), and contained entirely within its own Planned Development

Envelope.

The East Valliey Cormridor Specific Plan designated certain properties as
Special Development. The Special Development District is intended to provide
an alternative, more flexible site planning process which encourages creative and
imaginative planning of administrative/professional, commercial or industrial
development, or a mixture of such uses, within the framework of a single
cohesive concept plan. The Special Development process provides greater
regulatory, land use, and design flexibility than conventional land use district
regulations, in order to achieve a more economical and efficient use of land.
Essentially, the adoption of the Concept Plan No. 1 implements the Special

Development District of the Corridor Specific Plan.

The Corridor Specific Plan defines a Planned Development as a large,
integrated  development  consisting of  commercial, industrial  of
administrative/professional uses, or a mixture of such uses and associated
ancillary uses and structures, that is located within one or more development
envelopes. Development envelopes are areas with common constraints and
development opportunities, and constitute the minimum area which must be
planned as a single unit. As stated previously, and depicted on Exhibit 3, the
project area falls entirely within a single development envelope. Therefore, this
Plan also implements the Planned Development provisions of the Corridor

Specific Plan.

The Planned Development provisions anticipate a multi-staged
development review process, depending upon the degree of the project design or
land use commitment desired by the applicant or the reviewing agency. The
Concept Plan No. 1 is being filed as a detailed master plan fulfilling the
requirements of Section EV1.0405(a) (1) and (2), Concept Plan Requirements.
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This process is particularly appropriate for the subject property because of thi
aforementioned ownership development envelope.

The level of detail for Concept Plan No. 1 is appropriate for the maste
planning of a large-scale business park, establishing the overall framework fo
subsequent City of Redlands review of precise site planning. Inciuded with thie
Concept Plan are written descriptions and mapping details regarding land use
circulation, public utilittes, landscaping and development standards. It je
anticipated that the final stage of development review for the Redlands Business
Center will be detailed site planning and architectural plans submitted pursuant ta
City of Redlands Commission Review and Approval (CRA) and Conditional Use
Permit (CUP) procedures. This procedure is outlined in Section EV1 .0405(c);
generally, the Concept Plan and subsequent CRA’s and CUP's will inclusively

constitute the Development Plan.

This Concept Plan also intends to be consistent with the Corridor Specific
Plan by incorporating the Community Design Standards contained within Division
4 of the East Valley Corridor Specific Plan. These standards and guidelines are
contained within the East Valley Corridor Specific Plan, and are hereby made a

part of this Concept Plan.

Additionally, Section EV1.0310 of the Corridor Specific Plan requires all
development projects to submit, as part of the application package, a descriptive
summary of the project’s locational relationship to existing infrastructure and
services, and preliminary information of the potential impact on them. Detailed
information regarding streets, sewer, water, and storm drainage can be found
within Section 2.C. and D. of this Concept Plan, while the City has conducted a
Socio-Cost Benefit Analysis of the project upon City services and facilities.
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LAND USE

The Redlands Business Center encompasses approximately 306 acres of
land accommodating the development of various retail, office, medical, industrial
and open space land uses under a master planned business park. The various
land uses are designed under single-tenant and multi-tenant formats in order to
provide a diversity of land use options for a wide range of business opportunities.

The various land use districts will be developed under a multi-phased
program, depending upon market conditions and constraints. Generally, the
backbone infrastructure system as depicted by the Concept Plan will be
developed under the initial phase, with buildings following thereafter. Under ideal
conditions, it is anticipated that the project will require approximately 10-15 years
for ultimate build-out. The Land Use Plan is depicted in Exhibit 4. Amendment
No. 2 has updated the acreages based upon recent public street dedications.

1. Medical Facilities

A dominant land use that is being created as a cornerstone to the
project is the Medical Facilities District. This District is being planned for
the northwest corner of California Street and Lugonia Avenue,
encompassing 36.66 acres. The site is currently owned by Kaiser
Permanente and has been planned for the construction of a campus-like

medical facility for Kaiser Hospital.

Perimeter access from Lugonia Avenue and California Street is
designed to surround the site in order to allow for multiple access points
allowing for excellent ingress/egress for the medical facilities district. The
development of the Kaiser Hospital facility is planned to occur over a
multi-year time span, with various components of the facility (i.e.
administrative, out-patient, hospital bed facility) being constructed

separately.

2. Commercial Industrial District

A total of 159.82 acres is provided for the Commercial Industrial
District. This land use is intended to provide for corporate headquarters
and branch office users in insurance, finance, and service businesses, as
well as for the development of a high quality light industrial buildings. This
land use is planned along the Lugonia Avenue corridor.

The Commercial Industrial District will have direct access to the
regional transportation system via Mountain View Avenue, California
Street and San Berpardino Avenue. These major arterials provide
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excellent transportation opportunities to the 1-10 and State Route 30
Freeways.

The Commercial Industrial District will initially be subdivided into a
variety of lot sizes in order to accommodate flexibility in the market place. - -
Further subdivision will occur, and may be permitted pursuant to City of
Redlands procedures without an amendment to Concept Plan No. 1.

3. Commercial Industrial and Warehouse Distribution District

A total of 78.99 acres Is provided for the Commercial/lndustrial and
Warehouse Distribution District. This land use district is intended to
provide for the development of a high quality light industrial and
warehouse/distribution park similar to the recently constructed Salton

warehouse building.

The Commercial/lndustrial and Warehouse Distribution District will
initially be subdivided into a variety of lot sizes in order to accommodate
flexibility in the market place. Further subdivision and/or mergering of lots
may be permitted pursuant to City of Redlands subdivision procedures.
Special development standards and design guidelines have been
established for this district to ensure larger warehouse and distribution
land uses will incorporate aesthetically pleasing architecture, site planning

and landscaping.

4, Open Space

The Open Space district encompasses approximately fourteen
(13.94) acres underlying the permanent Southern California Edison
Transmission Line Easement. This district has been created in order to
allow for limited development of open space related land uses which are
permitted under the utility easement.  This particular land use
accomplishes the goal of the incorporation of a major, permanent open
space/greenbelt area within the project boundaries. The open space
district will be retained under private ownership and could include such
agricultural uses as citrus groves, nurseries, field crops or commercial

flower growing.

Other open space opportunities may be created within individual
developments under the provisions of this Concept Plan; however, they
have not been identified under this document. The development
standards and uses within the open space district have been developed
utilizing the East Valley Corridor Specific Plan guidelines, and refined in
order to address the restrictions imposed Dy the Southern California

Edison Easement.
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The balance of the land area within the Concept Plan will be utilized fc
the construction of the necessary internal and external road system servicing th
land uses. Approximately nine (9) acres will be dedicated for road purposes a
this time. Subsequently, additional road dedications may occur when future
subdivisions within the larger land use areas occur.
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CIRCULATION

The Circulation Plan depicts the overall concept of traffic movement for
the Redlands Business Center. The vehicular circulation concept proposes to
utilize the existing perimeter street network to service the land uses within the
project.  These streets include Califomia Street, Lugonia Avenue, San
Bernardino Avenue and Mountain View Avenue. The subject project is ideally
surrounded by a network of major arterial streets and closely located to three
major freeway interchanges with Interstate 10 and State Route 30.

The Circulation Plan is depicted in Exhibit 5. The intemnal street system
has been developed to adequately service the land uses within the development.
In addition, the Circulation Plan depicts the location of a proposed regional trail
system along Mountain View Avenue, connecting the Santa Ana River trail with

downtown Redlands along the historic Zanja.

The streets and trails within project site have been identified as to location
and cross-section. The streets will be developed in conformance with the
Corridor Specific Plan, Division 4, contained in Appendix B, and are discussed

individually below.

1. Lugonia Avenue

Lugonia Avenue is currently dedicated within the limits of the
project boundaries with a seventy (70) foot right-of-way, and is improved
with two lanes of traffic and cut-stoned curbing. The Corridor Specific
Plan designates Lugonia Avenue as a major highway, having an ultimate
right-of-way of one hundred four (104) feet. Therefore, the development
of the property will incorporate the major highway designation and
standard contained in the East Valley Cormridor Plan for a portion of the
roadway. This standard is depicted in Exhibit 5a, and includes the
landscaping along the street frontage. The additional right-of-way which
will be required will be dedicated to the City of Redlands with the recording

of the subdivision map.

Lugonia Avenue will be developed within the limits of the project
site as a one hundred-four (104) foot street, a portion of which is half-width
only. The street improvements will provide for four lanes of traffic and
includes a twelve (12) foot parkway. The parkway will contain a six (6)
foot sidewalk, and the balance of the parkway will be turf. Berms or other
screening wil! be required where parking areas are visible from the right-

of-way.

As Lugonia Avenue passes by the Edison Easement, a conflict with
the major transmission towers prevents the continuation of the 104 foot
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street section. Therefore, the street- standards will be reduced to a
eighty-eight foot secondary highway standard from the towers westerly t

Mountain View Avenue.

California Street

California Street Iis designated as a major arterial by the East Valle)
Corridor Specific Plan and provides a major gateway into the project site
from the 1-10 Freeway. The street is currently unimproved other than
asphalt paving, and is dedicated to an 82.5 foot existing right-of-way.
California Street will be improved pursuant to Exhibit 5b, with a fully
developed half street. The ultimate right-of-way for California Street is 126
feet. Califomia Street will contain a twenty-two (22) foot raised
landscaped median and a six (6) foot sidewalk adjacent to curb face, The
additional right-of-way will be dedicated with the record Parcel Map. (An
additional two (2) feet of right-of-way is proposed to be dedicated in order
to provide a dual left turn lane situation along California Street at Almond
Avenue, for a total of 128 feet %fg:{ﬁmate right-of-way). In addition, the
option for a bike lane on the side of California Street has been
provided. Ultimately, California Street will contain six lanes.

San Bernardino Avenue

San Bernardino Avenue has been designated as a major arterial in
the East Valley Corridor Specific Plan. San Bemardino Avenue is
currently improved with one lane of traffic on the south side adjacent to the
subject property. A majority of the north side of the street has recently
been improved with the development to the north. San Bernardino
Avenue is proposed to have an ultimate right-of-way of one hundred
twenty (120) feet; therefore, additional right-of-way will be dedicated with
the recordation of the Subdivision Map.

San Bernardino Avenue will also consist of six traffic lanes, and will
function as a major traffic corridor in the future. A six (6) foot straight
sidewalk will be constructed eight (8) feet from the back of curb. The
balance of the parkway within the right-of-way will be landscaping
consisting of turf, shrubs and trees. The improvements for San
Bernardino Avenue are depicted in Exhibit 5¢.

As San Bernardino Avenue passes by the Edison Easement, a
conflict with the major transmission towers prevents the continuation of the
master planned street improvements. Therefore, the City will consider a
slight modification to the street standard in order to accommodate the

tower locations.
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4, Mountain View Avenue

Mountain View Avenue forms the western boundary of the project
site and also the city limits for the City of Redlands. Mountain View
Avenue provides a direct link to a freeway interchange at 1-10, and will be
an important access point for the project. Mountain View Avenue is
currently improved with one lane in each direction, and no other
improvements. Mountain View Avenue has an ultimate right-of-way width
of one hundred four (104) feet. Additional half street dedication will be
provided with the recordation of the Subdivision Map.

Mountain View Avenue is depicted in Exhibit 5d, and will include a
six (6) foot sidewalk separated from back of curb and a parkway
consisting of turf and groundcover. Four lanes of traffic will ultimately be
provided. In addition, the previously mentioned multi-use trail will be
located along the easterly side of Mountain View Avenue, within the
landscaped setback area, as described in more detail in Section 7 below.

5. internal Circulation

A system of internal public streets has been developed to provide
adequate vehicular circulation for the project. These streets have been
designed in accordance with the secondary highway street standard
contained in the East Valley Corridor Specific Plan and depicted by Exhibit

5e.

It is recognized that the street system depicted in this Concept Plan
is a minimum “backbone” system necessary to create large planning
blocks for further development and subdivision. Future streets will be
considered within large blocks in order to provide adequate access and
convenient vehicular movements within the project site.

6. Trail System

One of the goals of Concept Plan No. 1 is to implement the planned
regional trail system. As a result, a trail system has been developed along
Mountain View Avenue from the A.T.&S.F. Railroad and Flood Control
Channel north to San Bernardino Avenue. This trail system will ultimately
link the Santa Ana River with the San Timoteo Canyon area, as-well-as

downtown Redlands.

The trai! will be developed as a Class lil system, incorporating
equestrian, pedestrian and a bikeway.

The following standards shall apply to the trail system:
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