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Gateway Specific Plan
Boundary Descriptions

Beginning at a point on the city limit line at the I-15 Freeway to a point approximately
320 feet northerly of First Street and then along the easterly R/W of Hammer Avenue to
the North side of the South Norco Channel R/W,

Then to the west along the north side of the South Norco Channel R/W to a point
approximately 250 feet west of Industrial Avenue,

Then northerly along the westerly property line of the properties on the west side of
Industrial Avenue to a point approximately 660 feet south of Second Street,

Then east approximately 400 feet along the property line that is 660 feet south of Second
Street,

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

Then east approximately 425 feet o 2 point that is approximately 120 west of Hamner
Avenue,

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

Then southwesterly along the south R /W line of the North Norco Chanmnel to property line
approximately 850 away,

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

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

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

Then easterly along the southerly R/W line of Parkridge Avenue to the easterly R/W line
of the South Norco Channel,

" Then northeasterly along the easterly R/W line of the South Norco Channel to an angle

point approximately 500 feet away,



Then approximately 160 feet to the southerly R/W line of First Street,

Then southeasterly along the rear property line of those lots at the end of Three Bar
Lane (a cul-de-sac),

Then to the southwest along the rear property lines and projection to the southwest of
the properties on the southerly side of Three Bar Lane to the southerly City Limits,

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 City Limits line to the I-15 Freeway R /W the point of beginning.
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APPENDIX C

SMMARY OF PERMITTED (X) AMD COMDITIOMALLY PERMITTED (0) USES

DISTRICTS

COMMERCIAL OFFICE IMDUSTRIAL

e COMMERCIAL RETAIL USES we=e

R e e e e L i

Antigue Shops X
Apparel:

2} Boutigues b

b) Germral X

Dl

Applisnce Stores end Repair X
Art, Mmic, and Photegrephic Studios
sl Supply Stores X X

i - L T T e T T Lt e e e L L L L L DL DL L LT

Auts Service Sations ] o

- -

e

-

Tl e

Auto Bervies ( including metercycles,
bosts, trallers, cespers):
a) Eslea (with sncillary repair
fecilities
b} Rentals
c) Aurcssbile Rspair and Servica
d) Colimop Usshing
e) AMtomstic Wsshing
1) Parts and Bpplies

o O W

Bakerien (retail only) b | X
Bicycls Shops o T ; T
Mlumpriot @t Photscepy Services TR

Bosk, Cift and Statlenary Shops
(other than sdult relsted mmterial) X X

o e o e

*

Per Specific Plan 90~01 Amendment 1.
“Egg Processing Facility, not including poultry” is allowed at the Industrial zone.

Per Specific Plan Aniendment 2,
“Community Halls" is a conditionally permitted use in the Commercial zone.



SUMBARY OF PERMITTED (X) AND COMDITIONALLY PERMITTED (D) USES

DISTRICTS

COMMERCIAL OFFICE (IMDUSTRIAL

Carsly snd Confectionariss X X

e B e

Catering Extablishssnts X

T

Chine andd Glapasare Storss X

R e L g T L L L L L T LT e e L T Y T T Ty

Christmes Tree Ssies lot X
o S e
Churches X
e e
Clesning snd Pressing Establisheents X
0 e
Cocktmil Lounge (har, lounge, tavern)

including related sntertainment X

- - - - ek A LR S L DL P R e P e e T S R R R L L R L R e e L L L L L L

Commerciel Recrastion
8) Inckcor uses such ma bowling and B{llards ] L]
b) Outdoor uses such ss ternis end besketbell 4] [}

N T

. - -~

Convalescant Facilities wnd Noapits| 0 o

S

- EEw-

Curtain and Drapery Shops :

T

Day Cars Conters ] -]

1

Delicstessors and Specislity Food Stores  § X

e

- CE T LT

A - -

brug Stores sl Pharmecies X

e T O o A

AL L - -

Farmers Market X

e i D e i O

Fleor Covering Ehop 1

T A

Floriet Shops | A

T D I

Furniture Stores X

o e

Narduare §tores x o :

ELT LT P EL T I AL STy 3 --.-.------'I-----h---hul"--#'Il--li'I:---i--tl--rlulm---i--l-----—---—--n.--til-"l‘l""'

Wealth and Athletic Cluban/Gyme and Weight Redusing Clinics X

T B R



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

DISYRICTS

COMMERCIAL OFFICE TMDUSTRIAL

wewd UHOLEEALE USES **~

Wholesale Commmrcial Outlets x

sows ENTERTAINMENT AND CULTURAL USES **v

Arcades o -]
e e e = e e e e e L P e PR R L R i B L b bl e b L bl L Rt
Cultural/Artist Exhibit

8) Indoor galisry and srt sales X (-]

b) Ourdoor art exhibit o

] e

bipcothegues L]
Thaatras
&) Dirrer Theatre <]
b) Movie Theatrs o

wEE OFFICE AMD ADMINSTRATIVE USES seww

Adnirmtrative, Suminesa, snd Professions| Office X X

EEE LT PR R L L E L L L e e P L e e e P e e P e LA L e L e L L T b L L
hanks, Finance Service and Inmtitutiom

= without drive-thru x  §

- with drive-thru [+ ] o

-

Mmineas snd Office Services - X

Dasign Firms X X

LE LT b - PR TR L LT L L LS L Ll L R L S 2 - -
sedical oental Cffices and Relsted Kealth Clinfe ] %

0

Opticien and Optemetrical Shops X |

CTT T LT L L L L Ll S L L L L L]

Banitor and Resl Estate -Dffices X X

0 o O -

Travel Apencies 4 X

e e e TR R L P e L L P R L L S L P L R LR LR L R Tl L L P R T LR L L L L PR L L LD LT

- - -




SLMMARY OF PERMITTED (X) AND CONDITIONALLY PERMITTED (D) LSES f !

DISTRICTS

COMMERCTAL OFFICE INDUSTRIAL

e PUBLIC USES *oe

Tramalit Facilities

T e A

Public Utility Installstions

wee HOTEL USES ™

Wotel Motel X

R

- -

Hotel Fecilities X
Arncillery Uses:
&) Besuty/Rarbar Shop
b} Cafen
€) Catering Services
d) Cocktafl Lounge
) Conference/Corwention Fecilities
1) Fleorist Shops
§) Gift Shopa
h) Messpaper/Magaiine Storss
i} Pharmecies
) Restsurents (sit down)
k} Touwrist Information
1) Trevel Apencim

P L e Py 1 = - -

O

- - - e

o
L

)



SUMMART OF PERWITTED (X) AKD COMDITIOMALLY PERMITTED (0) USES

DISTRICTS

CopERCIAL OFFICE IMDUSTRIAL

Hobiry Shops X

- - -

A S R

lce Crems Stores and Soda Founteine X

T T S

deniterial Services ard Supplies X

oy

Jevelry Stores |

e

Leuredry (Self Service) . H

I e e N R e

Leather Goods and Luggage Stores X

- L L L L T

- e - A

g

Liguor Stores | 4

S

Fessanger and Nire Lervics X

- o W A - LR L L L L R
Mmic, Dance and Martisl Arts Studies X

CA L T L s L LR - - .- - - - e

Heuspeper and Megazine Stores b |

turseries & Garden Supplies Stores within enclosed sress X X i
office, Buainess Machine and Cosputer Comporant Stores X
ELLE L LT LT ] - LA - - -
Faint, Glass and Wellpeper Stores X

- - . - -
Pat Shopa |
Photocepy  §

- kil A W e

S

Record and Tepe Stores X

L b L e B L LTS LR P L s e e L L L e LY

;- - ———



SLPHARY OF PERMITTED (X) AND COMDITIOMALLY PERMITTED (0} USES

DISTRICTS

COMMERCIAL OFFICE IMDUSTRIAL

Restaursnts (it down) :
a) With entertsinment srd/or serving of
beverspes o o
b) Incldential serving of beer pnd wine (without &
cocktafl lounge bar, entertaimment, or dencing X o
c) Cofe, limited to 20 sests (Including eutdoor sesting ©
d) Fast Food: with drive-thru o

e e 0

Shoe Stores, Sales end Repair 1 x

e

D -

Specinlity Retafl a

Y

Sporting Goods Stores:
) Specislity; beckpecking, tewmis, skiing,
muntaineering, flahing ete. %
b} Gerwrsl; Encospsssing & wacfety of sports equipssent

-

Supermerkata X
Swimming Pool supplies |
Er L L - - - - - - -np-l-iﬂ-l-in---t-i---—"ﬂ---—-ﬁl
Tailor Shopa | X
ol D A Ay T R o ey B e Eiaa - - #l--l:-li-r-ru-
Teloviaion, Redie, VCR, Zrerec and Cd Comporents X
Yoy Stores x
L1 2 - * - - - - - - - -
Variety Depsrtaent Storws, Junior Department Stores X

i - -

ey B e e e e

Veterinary (domsstic)
2) Hen-boarding X x
b)) Boarding ] o

- T ) - - - ELE -

.

Uatch and Cleck Repeir Shaps x

- = m

Yardepe Goots Stores x

- - -




SUMMARY OF PERMITTED (X) AND COWDITIOMALLY PERMITTED (O) USES

DISTRICTS

wev Harmiscturing *=+ COMMERCIAL OFFICE  INDUSTRIAL

Ssall Professional Offices irmolved in industrial,
related sctivities, eg. engineering, (rchmtrisl
design and consultstion X

R L S PR —————————— s S SRS

Warshouse,/Distribution A

LEET R T - L PR R P P P R s ] - - LRl L D R
Light Assasbly sndl Proceasing X
- . - - - - e

Mined Use Prejects imcluding commercial,

oftice s light inchmtrisl uses where the

light indumtrial wees make-up at least 75X of

the total sguare footage. X

L T L L T T

- - -

Wholeasling and Marshouss i

T i - - -

Ressarch Developsent end Testing Laborstories I H

T — e

Rarufecturing, compounding, processing, peckaping,
or treatsent of products such an:
2) Rakery Goods
b) Cendy
€) Cosmetica
d) Dalry Prockets
e} Drug Procucts
1) Food Productafencluding Tish s meat
products, ssusrkraut, vinegsr, ysast
and the rendering of fata and oils)
8} Frult sl Yepetable peckasging
by Pertusss
1} Mendscturing/meintenance of alectrie/ neon sipa
I3 Tefietries
k} Heveltiea
L) Retafll Lumber
&) ‘ Shoes
n) Store sonueent warks

e

M ow M M M

M M B M M M M M

3

- -nw

Asbulsnce Sarvics o

] e R

Animml hospitals and shelters 0

L LA L Lt e b L L L L LSl b Ll L L Lttt et]

- - - -
L]

bulicatessern 1]

LT EEEE L L P P L Lt e LR bbb PP R b b L e e e L A PR P PR R L L e Y S L LTt

~——— Bt colpue-puli-pietien-enttaminet——————— —— . O .

FEmsAaEsErYEETtae RS SRS amw - - - - .-
Recrsational slub " o P
- - - - - EL L LT LT - L L L

Stables end riding acacesies o

T

- -
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GATEWAY SPECIFIC PLAN
CITY OF NORCO

MAY 23, 1990

PREPARED FOR
CITY OF NORCO

PREPARED BY

C M ENGINEERING ASSOCIATES, INC.
225 EAST AIRPORT DRIVE
P.0. BOX 6087
SAN BERNARDINO, CALIFORNIA 92412
(714) 884-8804
FAX (714) 889-6143

. P.N. 29053.440



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 Control and Water
Conservation District (Riverside County Flood Control & Water Conservation

District) and improvement plans prepared by Caltrans for the I-15 freeway project.

Review of this information indicate that there are several localized depressed areas
(sumps) that do not have positive drainage. A conceptual grading layout has been
prepared to mitigate these areas, and carthwork quantities were estimated. A
reduced copy of the conceptual grading drainage plan is included for reference at the

back of this appendix.

Improvement plans for the existing drainage systems within 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 Conservation District were
reviewed, Proposed drainage improvements for line SB and SB-1 extensions in Yuma
Drive and across Hamner Drive to I-15 freeway have been included in the
infrastructure cost estimate, and are shown on the reduced copy of the conceptual

grading/drainage plan for reference at the back of this appendix.



The grading of Phase | consists of lowering Hamner Avenue at First Street
approximately 18 feet and the property adjacent to that intersection. The soil from
this area would be used to raise the grade near the intersection of Parkridge Avenue
and Yuma Drive to help relieve drainage problems as shown on topographic maps.
Hamner Avenue and First Street near Hamner Avenue are the only streets where a
significant change of grade is proposed. No grading is proposed for the church site
on Parkridge Avenue or the existing residential areas near Parkridge Avenue and

First Street.

No grading 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 I would
generate 70,000 CY of excess material. This soil would be stockpiled within the
Phase II area which is north of First Street. The cost of stockpiling this material is

included in the cost estimate included at the end of thts 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 II grading,
The material from this area would be used to fill where there are drainage problems.
The 70,000 CY of excess material from Phase ] would be used as fill within the Phase
I area, No grading is proposed for the residential area southeast of Pacific Avenue

and Second Street or the Norco Ranch.



Approximately 1,800 feet of concrete lined trapezoidal channe] has been included in

the Phase II drainage costs. Additional local drainage facilities will be required with

new streets and site specific development.

The drainage improvements for Phase I contains the construction of a reinforced
concrete box culvert for storm drain lines SB and SB-1 in the area of Parkridge
Avenue and Yuma Drive as proposed by Riverside County Flood Control and Water
Conservation District. Catch basins are included where the box 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 part of Phase I. 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 1 consist of the following items:

- The widening of Hamner Avenue with median for landscaping.

- Removal of the existing streets southerly of First Street and Hamner
Avenue.

- Traffic signals, pavement striping and traffic signs.

- Improvement of Parkridge Avenuve, 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 Street.
- Improvement of Mountain Avenue and Second Street with islands in
the median and landscaping.

- Proposed traffic signal at the intersection of Hamner Avenue and

Second Street.

- Pavement striping and marking and traffic signs.

SEWER AND WATER

Improvement Plans for the existing water and sewer infrastructure within the Norco
Gateway Specific Plan area were obtained from the Department of Public Works,
City of Norco. At present, this area is being served by sewer mains ranging in size
from &" to 27". Similarly, the existing water main sizes vary from 6" to 12". There
are a number of abandoned water mains on Mountain Avenue, Hammer Avenue and

Second Street.

The existing 6" water mains need to be replaced by new water mains. Twelve inch
lines were assumed for cost estimate purposes. Final line sizes will be determined
at the time of final engineering to assure adequate fire flow for the proposed

developments.



It has been assumed that the Specific Plan would be developed in two phases. Phase
I included all sewer and water improvements on Hamner Avenue from Yuma Drive
to South Norco Channel, First Street, Parkridge Avenue, Yuma Drive and Mountain
Avenue up to First Street. Phase II including all improvements within Second Street

and Mountain Avenue northerly of First Street to Second Street. The division of

phases is shown on the utility plan.

In Phase I, it would be necessary to remove the existing water and sewer mains due
to the proposed grading. Secondly, it is assumed that the minimum main size for
sewer and water will be 12". The final size of these improvements will be determined
at the time of final design and plan preparation. Once Phase I is constructed, sewer
and water lines in the adjacent area (Phase IT) 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 storm drain box improvements.

All new streets included in Phase I are assumed to have 12" sewer and water mains.
These would connect to the improvements placed during Phase I of the Specific Plan
development. For the sewer line, a maximum spacing between manholes of 350" was
assumed for cost estimate purposes. All lots are proposed to be serviced by a 6"
lateral and a single 2" water meter supply. Fire hydrants are assumed to be spaced
at 300’ intervals within Phases I and Il. Reduced copies of the existing and proposed
sewer/water exhibits are included at the back of this appendix.



a

COST ESTIMATES

A detailed cost estimate by phase has been prepared for the Specific Plan area. This
estimate utilizes the assumptions noted in the above discussions, and is included at
the end of this appendix. Cost for traffic signal improvements are based upon input
from the traffic consultant for the Specific Plan.

(Reporis2\29053.440)



CH ENCINEERING ASSOCIATES
225 E. BRirpourt Drive
San Barnardino, Celifornia 92412
Telephone (714} B584-BBG4

FRELIMINARY
“*** CONSTRUCTION CQST ESTIMATE ****

»b: NORCO1 Estimate date: 26 March 19959
Gateway Specific Plan, Phase I Ry: BECK/BEERS
Quantity Unit Cost Item Total

** SITE PREFPARATION & GRADING ***

smolition/Removal;:
iemove First St......«.. o e R Ls 1g,000.80
lemove Valley View....v.0nenettaean Ls 1@ ,000,00
o Hamner (Yuma-So. Norco Chann. ) LS 32,000¢.00
+semo First St. (Hamner-Mountain)... LS g,500.08€
Jemo Parkridge {(North of Ceta)..... LE 5,500, 00
Jemo Cota (West of Parkridgej}...... LE 4,000.00
Ylearing & Grubbing.......... T 182.6 AC B0 .60 B82,08580.00
fater Mains (Removal) lst., W/Mtn. 135@ L% 5.8 6,750.00
tfater Mains (Removal) 1lst., E/Mtn.. 1356 LF 5.00 6,750.00
lJater Mains (Removal) Hamner.,...... 3680 LF 5.99 1R ,008.00
fater Mains (Removal) Parkridge.... 3200 LF 5.00 16,000.00
sanitary Sewer (Removal) 1st. W/Mtn 1309 LY 5.0 6,500.00
janitary Sewer (Removal) 1st. E/HMtn i13ee LF 5.a@ 6,520.00
ianitary Sewer (Removal) Hamner.... 3256 Lr 5.89 16,2h@.068
janitary Sewer (Removal) Parkridge. 400 LF 5.0@ 2,000.00
Demolition/Removal subtotal: 230,830.00
tlocation/Restoration:
janitary Sewer, S/First st..... i e 500 LF 20.00 19,000.00
janitary Sewer, Parkridge.......... 76 LY 20.00 14,000.00
janitary Sewer, N/Parkridge........ lee@ LT 20.00 20,000.00
Relocation/Restoration subtotal. 44,000,00
»ugh Grading:
fass Excavation.......oca.. e e 157608 CY 1.1 216,700.00
*k Excavation...v.vee EP R A U o 43000 CY 7.0@ 301,000.00
Rough Grading subtotal: E17,700.02
SITE PREFARATION & GRADING total: 792,530.00

Page 1 nf 5



(_\Eanstructinn Cost Estimate - NORCO1

c

C

guantirty Unit Cost
+»s SENITARY SEWERS ***
HMains:
12" Pipe, VCF, First St., Mtn-Hanmn. 13@e LT 25.0@
12" Pipe, VCP, Yuma, Parkr.-Htn. 65@ LF 25.00
12" Fipe, VCP, Yuma, Htn.-Humner... 5@@ LF 25.08
12" Pipe, VCF, Yuma, E/Hawner...... e5g LT 25.@0
12" FPipe, VCP, HAMNEeT...ou v v onsas 325@ LF 25.00
12" Pipe, ?CP, Parkr;dqe A . 2058 LF 25.00
18" Pipe, VCP, First, Pacific- th . 658 LT 35.@
18" Pipe, VCP, Mountain, H/1lst..... 35@ LT is5.ee
Maines subtotal:
Manholes:
Standzrd Hanhcole..,.. e SN R e 3e EA 1,500.00
Manholes subtotal:
Miscellaneous:
LateralE. i venrneronisronssrsns 3¢ EA 5¢Q.00

Miscellaneous subtotal:

SENITARY SEWERS total:

*** WATER DISTRIEUTION ***

Mains:
12" Pipe, Hamner ..... PSSy oy 302 LF 35.00
12" Pipe, First, FParkridge-Mtn..... 12%@ LT 35,20
12" Pipe, First, Mtn.-Hamner....... 1358 LT 35.00
12" Pipe, Parkridge... .. cuovier v 2600 LF 35,90
127 Pipe, Yuma, E/hamner........ ... lged LF 35.00

Hains subtrotal:

Meters:
Master Heter....:vveuaas ST R R LS
Service MeterE. . oo acnesraisninsss 26 EA 125.00

Meters subtaotal:

Special ARseemblies:

Fire Hydrants...covaavnnnennas 28 EA

1,600.00

Special Asmemblies subtotal:

Page 2 of &

Item Total

32,50¢.00
l6,25¢.80
12,500.00
23,754.00
81,250.00
51,250.00
22,750.00
12, 25@ ee

252.5&@.@&

45,000¢.00

B e o

45,000.00

15,000, 00

I ]

15,600 @0

212,500.00

126,000.00
47,250.00
47,250.20
91,000.00
35,000.00

346,500.00

Ege.00
3,250.00

——

3,750.00

44 ,800.00

44,800.00



snetructiaon Cost Estimats - NORCO1

[iscellaneous:
LEaterals. . ..o cospea SRR TR T e T R

'* STORHM DRAINAGE ***

latch Basins:

Curb Opening, 10‘'-wide,....
liscellanecus:

12X2 RCB, SR Line & 5. ¥Worco Ch.
BX& RCE, SB Line..... T AR R v in
8X4 RCE, SB1l Line....... A

*** ROADWAY/STREET IMPROVEMENTS =***

Favements:

Hamner AC & AB.....corscuva o B e
Hamner Curb & Gutter...... a e w e
Hamner Medians....«veesex. e R O
Parkridge, AC & AB....ccvvvivcennens
Parkridge, C & B..vveesvvnnnnnnny .
Mountain, AC & AB, Ist.- Yuna ......
Hountain, C & G, 1st.- Yuma. et

Mountain, Medians, 1st.-?uma.......
First, AC & AB, Parkridge-Mtn......
First, C & G, Parkridge-Htn..... .
First, Medians, Parkridge-Mtn......

First, AC & AB, Mtn.-Hamneyr........
First, C & G, Mtn.-Hamner...... -
First, Medians, Mtn.-~Hamper...... 2.

Yuma, AC & RB, Parkridge-Mtn.......
Yuma, C & G, Parkridge-Mtn.........
Yuma, AC & RB, Mtn.-Hamner.........
Yuma, C & G, Mtn.-Hamner,

eets (R/W = 88 & 110) C & G.....
w~reets (R/W = BS & 119) Medians...

Quantity

26 EA

Unit Eqst

5p.eg

Miscellaneous subtotal:

WATER DISTRIBUTION total:

1%

E&

3,e00.00

Catch Basins subtotal:

2400
7@
2000

LF
LY
LF

785,00
S5ge.ae
#25.00

Miscellaneous subtotal:

ETORHM DRREINAGE total:

265000
698@
3280

127200
4240

sgooe
leee
240
gceoo
2650
l1ie0
EQedd
2650
lleo
icoo0
1200
3ee00
lee0
153480
2500

SF
LF
LE
SF
LF
L3
LE
LF
8F
LY
LF
sr
LF
Lr
§F
LF
&F
Lr
LF
LT

175
B.20
50.00
1l.52
g.00
1.5¢
g.00
5@.00
1.50
8.0
50.00
1.5¢
B.00
5¢.00
1.5@
B.e0
lisa
£.00
8.00
50.00

Favements subtotal:

Page 3 of 5

Item Total

1,380,080

-

1,300.00

396, 350.00

4E,000.00

v

45, 000.00

1,884,000,.00

350,202¢.00
£50,000.C0

-

3,NB4,000.00

3,122,000.00

'463,750.00

55,840.00
164 ,000.00
190,800.00

33,920.00
135,000.00

24 . 0oe.0e

12,000.00
120,000.00

21,200.00

£5,000.00
120,900.00

21,20¢.00

55,000.00

54,000, 00

8,600.00
45,000.020
2,000.00
122,720.00
125 ©6a.00

1, 836 @3e.00

)



-onstruction Cost Estimate - RORCO1L

.

liscellanecus:

Traffic signal
Traffic signal
Traffic signal
Traffic signal
Traffic signal
Traffic signal
Traffic signal

modify, Yuma/Hamner

install,
install,
install,
install,
install,
install,

Etriping, signing & pavmt. merking

*ve UTILITIES ***

Hiscellanesous:

Street Lights..

c

iiiiiiii

*** CONSULTART FEES & SERVICES ***

Civil Engineering Design:

Geotechn., Civil Eng. & Surv. (10%)

Quantity Unit Cost Item Total

LE B5,00G6.00

Firet/Hunr. LS 11@, 006, 00
Coda/Parkr. LS 5@, 062,00
Parkr. /Pac. LS 9@,e00, 0@
Mtn. /Conn. . LS og,000.00
I-15/Yums, . L& l13e . 000.00
Firet/Mtn.. LS 55,000.008
Ls ie,00R,e0

Miscellaneous subtotal: TER, 000,00

RORDYWAY/STREET IMPROVEMENRTS total: 2,536,830.00
........... 35 En 2,008.0p 70,000,008
Miscellaneous subtotal: 7¢,000.00

UTILITIES total: T3, 000.00

Ls BS5,00Q.00

Civil Engineering Design subtotal: 895,000.00
CONSULTANT FEES & SERVICES total: 895,000.00

Page 4 of &



anstruction Cost Estimate - NORCO1

*** MAJOR CATEGORY TCTZLE (witheut contingencies):

SEITE FREFARRTION & GREDIRG: 722,h20.80
SEZNITARY SEWERS: 312,500.0@
WATER NIRTRIBUTION: :96,3h0.00

STORM DRAIRAGE: 3,132,000.00
ROADWARY/STREET IMPROVEMENTS: 2,536,030.00
UTILITTES: 70,0008, 00

COREULTANT FEEE & SERVICES: £25,500.00

=e** SUMMARY:

CONSTRUCTION COST TOTRL: 8,134,41¢.00
CONTINGERCIEE B8 10%: £13,441.00
OTHER COETE: @.0Q

- —

TOTAL EETIMATED COST: 8,947,851.00

TTES :

4. Since C M Engineering & Rssociates, Inc. has no control over the
cost of labor, materials, or eguipment, Or over the contractor’s umethods
of determining prices, or over competitive bidding or market conditions,
our opinions of probable project cost or construction cost provided for
herein are to be made on the basis of our experience and qualifications
and represent our best judgment as design professionals familiar with the
construction industry, but C H Engineering & Associates, Inc. cannot, and
does not, guarantees that proposals, bide, or the construction cost
will not wvary from opinions of probable cost prepared by the firm.

Page 5 of §



M ENGINEERING ASSOCIRTES
225 E. Rirporr Drive
San Bernardino, California ©2412
Telephone (714) BEL-E584

PRELIHMINARY

=*** CONSTRUCTION COST ESTIMATE =****

Job: NORCOZ2
Gateway Specific Flan, Phase II

Quantity Unit Cost
**% SITE FPREPARATION & GRADING =+~
Demolition/Removal:
Demo Mountain (First £t.-SZecond St) LE
Demo Second St. (Hamner-E. of Fac.) LS
aring k& Grubbing.....voueveuwin, 138.5 AC B8R0, 00
Weter Hains {(Removal)l Mtn., 1st-2nd Z2R@E LT 5.00
Sanitary Sewer (Removal) Second St. 23@@ LF 5.0
Eanitary Sewer (Removal) Mountain.. 2499 LT 5.00

Demnlition/Removal subtotal:

Relocatien/Restoration:
SEanitary Sewer, East of Hountain...
Water Mains, Second, Facific-Mtn...

20.00
29.e0

gee LF
13ee LF

Relocation/Restoration subtotal:

Rough Grading:
I"“s EI#IVBtiO‘H- ® ® % B w BB = & & B W 3 B & & @
Rock Excavation......:iveve.s i e

32ee00 CY l.1@
7eeee CY 7.00

Rough Grading subtctal:

SITE PREPARATION & GRADING total:

Page 1 of 4

Estimate date: 26 March 1959
By: BECK/BEERS

Item Total

16,000.00
12,500.00
11¢,800.00
12,000,0Q
11,500,00

12,000.00

-

175,806.00

16,000.00
26,00¢,00

- ——

42,000,020

152,000.00
490,000 .00

- R

B42.900.00

1,059,800.00



netruction Cost Estimate - NORCOZ

Puantity Unit Cost
* SANITARY SEWERS ***
1ins:
12" Pipe, VCP, Mountain, 1st.-2nd.. iep® LY 25.00
t2" Pipe, VCF, ESecond St., Pac-MHin 1450 LT 25.00
12" Pipe, VCP, Second St., Htn-Hamn l1ese® LF 25.08
Hains subtotal:
anholes:
Standard Manhole....... v0vreenenss 12 EA 1,5@0.00
Hanheoles subtotal:
iscellaneocus:
LR LR e o s G G o aem I 29 EBR 500.00

Miscellaneous subtotal:

SANITARY SEWERS total:

WATER DISTRIBUTION ***

ains:

12" Pipe, Second St., Mtn-Hamner... lieé LT 35.00

12" Pipe, Mountaln, 1st-2nd........ 2600 LT 35.00
Mains subtotal:

Eeters:

Service Meters....o.vvereons SR A 29 BA 125.080

Haster Meter.. . oovesanrsnasnsnsnn s L5

Meters subtotal:

ipecial Assemblies:
Pire Hydrants.. o .ocuuus o B A 17 EA 1,600,080

Special Assenblies subtotal:

fiscellaneous:

Laterals-‘-lil. iiii LR R N B B I I L 29 En salaa

Miscellaneous subtotal:

WATER DISTRIBUTION total:

Page 2 of ¢

Item Total

18,000.00

-

18,000.00

14,500.00

119,000.20

3B, 500,00
91,00@.00

S — =

129,hee.0a
3,625 00
5¢0.00

4,125.00

27,200.00

-

27,200.00

1,45@.00
1,450.00
162,275.00



(fﬂanstructiun Cost Estimate - NORCO2Z

Quantity Unit Cost Item Total
+#*= =7HRM DRAIRARGE ***
{iscellaneous:
12¥6 Lined Channel, 5. Norce Ch. .. 188@ LF 202,040 35@ aea ee
Miscellanecus subtotal: 35@ aaa ee
STORM DRAZINAGE total: 360, 000.00
s** BOADWAY/STREET IMPROVEMENTE ***
Pavements:
Hountain Ave., AC & RB, 1st-2nd.... 153608 SF 1.50 23@.,400.00
liountain Ave., C & 6, 1lst-2nd...... 5122 LT £.20 40 ,960.00
Mountain Ave., HMedians, 1lst-2Znd.... 21585 LF 5@.00 107,758,028
Second St., AC & BB, Pacific-Mtn. . Teame SF 1.59 165,600, 06
Second St., C & G, Pacific-Hrn. it 265¢ LF B.eD 21,260 02
Second S5t., MHedians, Pacific-Hrn. 57¢ LF 5@, AQ 28,508,008
Second St., AC & BB, Mtn.-Hamner... c7&@@ EF 1.50 146, 4¢02. 00
Second S8t., T & G, Htn.-Hamner..... 3258 Lr £.00 2F,060, 00
(j Second St., Medians, Htn.-Hamner. . 1246 LF 52.00 67,0080, 00
Favements subtotal: 773,212.P0
Hiscellaneous:
Traffic signal modify, 2Znd/Hamner . Ls 4@ ,000.00
Striping, signing & pavmt. marking LS 15, 000,00
HMiscellaneous subtotal: £5,000,00
RORDWAY/STREET IMNFROVEMENTS total: 828,210.00
we* UTILITIES =**
Miscellaneous: _
Street LightB...sseuerqi-wnaaoie P 45 EA 2,000.00 9@ 2. ee
Miscellaneous subtotal: ea aaq .00
UTILITIES total: op,e00. 00

Page 3 of &



metruction Cost Estimate - NORCOZ

Quantity Unit Cost Item Total
'* CONSULTANT FEES & SERVICES ***
ivil Engineering Design:
seprechn., Civil Eng. & Surv. [18%) L2 323,000.00
Civil Engineering Design subtotal. ---;;;:;;-j;;

CONSULTANT FEES & SERVICES total: 323,000 00

=** MAJOR CATEGORY TNOTELE {(without contingencies):

EITE PREPARATION & GRADING: 1,059, 800.20

SANTTARY SEVERS: 112,000 .00

WATER DISTRIBUTION: 162,275.00

STORM DRAIREGE: 360, 000.00
ROARDWAY/STREET IMPROVEHENTS: g28,21@.00
UTILITIES: 8@ .00 .00

CONSULTANT FTEES & SERVICES: 323,000.00

*** SUMMARY:

CONETRUCTION COET TOTAL: 2,933,285.00
CONTINGEWCIES B 10%: 293,328.50
OTHER COETS: e.00

-

TOTAL ESTIMRTED COST: 3,226,613.50

OTES:

1. Since C M Engineering & Associates, Inc, has no control over the
cost of labor, materials, cor eguipment, cr over the contractor's methods
of determining prices, or over competitive bidding or market c¢onditions,
our opinions of ©probable project cost or construction cost previded for
herein are tou be made on the basis of our experience and gqualifications
and represent our best judgment as design professionals familiar with the
construction industry, but € M Engineering & Ahesociates, Inc. cannot, and
does not, guarantee that proposals, bids, or the construction cost
will not vary from opinions of @probable cost prepared by the firm.

Page 4 of 4
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MARKET FEASIBILITY OF THE GATEWAY SPECIFIC PLAN
Norco, California
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The purpose of this brief report is to evaluate the market feasibility of the
land uses proposed in the Gateway Specific Plan. The proposed Gateway
Specific Plan (GSP) land uses are evaluated in this report to assess if and

when they may be expected to develop. The proposed GSP land uses are
considered market feasible if there is sufficient near term market demand

to support their development.

This report presents a summary of our evaluation and findings in three
sections : 1) a description of the land uses proposed in the GSP, 2) a
description of the market demand for the I-15 corridor, and 3) an
evaluation of the market feasibility of the proposed GSP land uses.

The comments in this report are based largely upon information from three
documents: ‘

1. Interstate 15 Corridor Study (Preliminary Draft, December, 1989)

A planning study prepared to help formulate a preferred development
strategy for the corridor study area.

2. Gateway Specific Plan (Preliminary Draft, January, 1990)

A proposed plan for the beneficial long term development of the GSP
area. The GSP area is a subarea of the I-15 Corridor Study.

3. 1-15 Freeway Corridor Development Strategy (November 11, 1989)

A market analysis estimating long term land use absorption within the
corridor study area based upon evaluation of development trends,
competitive opportunities and constraints, and projected growth of
market demand factors.

These documents should be: consulted for detailed site and market
information.



Our findings, based upon the market feasibility evaluation conducted, can be
summarized as follows:

1. The proposed GSP area is expected to develop both carlier and faster
than the northern portion of the I-15 corridor. This is likely since the
GSP area is better situated in the path of development and offers a
broader range of competitive sites.

2 ‘The proposed GSP land uses are expecied to reach buildout shortly after
the year 2000. In aggregate, the types, amounts and locations of the
proposed GSP land uses appear market supportable, and therefore
feasible.

3. Nearly all of the 128.6 acres of developable land within the commercial
district proposed in the GSP are expected to be absorbed by the year
2000. All commercial district land uses are, however, expected to be
fully developed shortly after the year 2000,

4. All of the 21.1 acres of developable land area within the proposed GSP
office park district are expected to be fully developed before the year
2000.

5. The 815 acres of land arca within the proposed GSP industrial district
is expected to be fully developed by the year 2005.

PROPOSED LAND USE DEVELOPMENT

The GSP proposes the long term development of 231.2 acres of commercial,
office and industrial uses, Of this amount, 87.4 is currently vacant. The
remaining 143.8 acres 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 expected
in the I-15 corridor. The remaining 206.3 acres of new development is
expected to occur in the 1-15 corridor north of the GSP area.

Three land use districts are identified in the GSP: commercial, office park
and industrial. The commercial land use district is compmad of six
recommended land use categories including community service retail, leisure
commercial, auto related commercial, highway commercial, local service retail
and mixed use. Each of these recommended land use categories are
described below (items 1 through 6). The office park land use district is
expecied to be developed as an office park, as described below (item 7).



=

The industrial land use district is expected to be developed with principally
light industrial uses, as described below (item 8).

Table 1
PROPOSED DEVELOPMENT AGRIEAGE
- Gateway Specific Plan Area

145 Gateway Notih

Land Use : Corridor . SE.  Comidor
‘Commercial
Community Service Retail 103.8 43.7 60.1
Leisure Commercial gL 1B - 186 -
_ Auto Related Commercial 227 227 L
: :.nghway Oriented Commercial 30.0 < 98 202 .
Local Service REtaiI ' 131 - R 10.4
- Mixed Use 668 31 357
Office Park =~ - 409 211 - 198
" ‘Industrial b = 127.5 BLS 460
a.Res:ldgnlial sl 59 - 59
Public : 5 82 - - B2
" Tomal Adreagei-t - 3% 2312 2063

Source: AGAJANIAN & Associgles

The recommended land uses for the three GSP districts are summarized 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 typically include apparel
stores, furniture stores, home appliance shops, discount department stores,

s O



™

building material suppliers, hardware stores and other related community
level goods and services. Typically, large community service retail facilities
are designed 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 the leisure and
recreational needs 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, health clubs, cafes, and leisure activity stores such as hobby
shops, high end equestrian supply stores, specialty gardening stores and
antique shops.

3. Auto Related Commercial (AC)

The Auto Related Commercial use is intended to support the e:nsting Norco
Auto Mall which is located directly east of this arca. Goods and services
provided here will augment those provided by auto dealerships with the
Auto Mall. Uses permitted here included auto parts supply stores, auto,
motorcycle, boat and RV sales, wheel and tire stores, specialty parts shops,
and auto detailing service shops.

4. Highway Commercial (HC)

Highway Commercial uses are intended to primarily serve travelers on the
1-15. Uses here would typically include hotels, motels and necessary support
facilities such as restaurants, cafes, service stations, and tourist related retail
uses such as gift shops, fast food stores, etc.

5. Local Service Retail (LSR)

Local Service Retail uses are designed to accommodate the needs of the
local area. They will provide low dollar, regularly used goods and services,
This category includes a wide variety of uses which typically include local
markets, drug stores, variety stores, liquor stores, video stores and personal
care shops.

6. Mixed Use (MU)

The MU designation will allow maximum flexibility in areas that could
successfully support either commercial, retail or office oriented land uses.
Rather than limiting the potential of these areas, the MU designation will
afford the greatest response to fluctuating market demands in the region.



7. Office Park District (OFP)

The OFP District 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.

8. Industrial District (T)

The Industrial District designation allows light industrial, research and
development, and office uses, Permitted indusirial uses include light
manufacturing, custom manufacturing, assembly, fabrication and wholesaling,
Permitied office uses are those necessary to support the administrative
function of the primary permitted uses.

Each of these eight recommended land use categories will be evaluated after
the absorption estimates from the market analysis are presented in the next
section.

ESTIMATED 1-15 CORRIDOR ABSORPTION

The long term absorption for the GSP land uses were estimated as part of
the market analysis conducted for the 1-15 corridor and documented in the
I-15 Freeway Corridor Development Strategy report. The estimated market
demand for non-residential land uses for the entire 1-15 corridor are
presented on Table 2. These demand estimates reflect market supportable
non-residential development for both 5 and 10 year periods. The entire I-
15 corridor is expected to reach buildout soon after the year 2005.

The demand estimates presented on Table 2 are the same as those
appearing in the market analysis report. The land use categories have,
however, been changed to coincide with the land use categories used in the
GSP. All land use.categories used in the GSP and in the market analysis
are equivalent with the following exceptions:

1. The "community service” retail land use in the GSP includes a portion
of the "community serving”" retail use and all of the "specialty
subregional” retail use as presented in the market analysis.

2. The "auto related” commercial land use in the GSP reflect the remaining
part of the "community serving” retail use from the market analysis.

3. The "mixed use” commercial land use is assumed to be equslly developed
with office and retail uses, though their final disposition will depend
greatly on future trends and conditions.
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Table 2.5 Hn A
*.' ABSORPTION: Esmmms £
2 1 15 Prmag Gcrmdm S:u:ly Ar:n

s -I-_: -. i 8 33 ﬂﬁ 6_1“.
oM s 2 oy Year Period Year Period
Commercial District .

- ﬁommunity Service Reta’il 20 -acres
" Leisure. 10 acres:
. Autg, Related ﬂomm:rmi 2% 10 acres
H:ghwaj' Oriented: Commercial 10 acres 10 acres
g .*Lucal Semeﬂtaﬂt 5 sl e S acTes 5 acres
T Totlj Commerua] e 55 acres " S5'acres

" Office Park Distriet. - * . 15 acres 15 acres
Industrial District ™ ~ .~ - * 40 acres 40 acres

The market analysis did not estimate residential demand. The demand

estimates presented in Table 2 are for the entire I-15 corridor. However,

the market analysis identified important competitive factors which would
romote earlier and faster development in the GSP area. These factors
clude:

1. The GSP is located in the path of historic development, northward
along Hamner Avenue.

2. The GSP area is experiencing greater development and development
interest than the northern portion of the I-15 corridor.

3. The GSP has a broader range of potential sites which would more
competitively attract larger users.

These competitive factors are discissed 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 feasibility of the recommended GSP land use categories can be
best evaluated by comparing the amount of proposed development in the
GSP area to the amount of estimated market demand available in the
corridor. This comparison is done for each of the six commercial land use
categories and the office park and industrial districts as described earlier in
this report.

The evaluation involves several considerations including the following:

1. The amount of each 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 share of the corridor demand which the GSP area would capture
by virtue of its competitive market factors.

If the proposed GSP land use acreage can be reasonably expected to be
absorbed within the next 10 year period, then we may conclude that there
is sufficient market demand for the plan to be considered feasible. Each of
the six commercial land uses and the office park and industrial districts are
evaluated separately below and then are summarized at the end of this
section. )

1. Community Service 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 I-15 corridor
as a8 whole, Given the access, growth patterns in the corridor, and the
availability of large single parcels, it is reasonable to expect that most, if
nmnu,nfthcénmﬁﬂlmminthcmm Thus, the CSR uses
in the GSP area will likely be developed within & 10-12 year period.

2. Leisure Commercial (LC)

The market analysis indicates that 20 acres of LC land uses can be
supported in the corridor. Since no LC land uses are planned in the
northern portion of the corridor, all of the GSP proposed 18.6 acres of LC
land uses can be expected to be absorbed before the year 2000.

3. Auto Related Commercial (ARC)

The 22.7 acres of ARC land uses are limited to the GSP area because of
their competitive need to locate near the Norco Auto Mall. These ARC




land uses are expected to predominantly serve the community level trade
area with automotive services and can be considered as a portion of the
"community service” retail uses identified above. The market analysis
allocated 20 acres of market demand for ARC uses in light of the success
of the Norco Auto Mall. Thus, it is reasonable to expect to reach buildout
of ARC uses by the year 2000,

4, Highway Oriented 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 supported in the corridor
by the year 2000. Most of the estimated demand is expected to occur
nearer the 6th Street and 2nd Street on/off ramps with the I-15. For this
reason, it is 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 (near 2nd Street). Thus the 9.8 acres of proposed
HOC uses in the GSP area appear to be market supportable by the year
2000. Demand for HOC land uses is expected to increase in the GSP area
upon completion of the Yuma on/off ramp.

5. Local Service Retail (LSR)

The market analysis estimates that 10 acres of LSR uses can be market
supportable in the corridor by the year 2000. The GSP proposes only 2.7
acres of LSR uses, indicating that most of these LSR uses will occur in the
northern portion of the corridor, closer to Norco's residential areas.
However, only 10.4 acres of LSR are proposed in the northern portion of
the corridor. Since the estimated market demand exceeds available land, all
of the proposed LSR acreage in the corridor will likely be developed before
the year 2000. '

6. Mixed Uses (MU)

The GSP proposes 31.1 acres of mixed uses to accommodate either retail
or office uses. This land use is intended to serve as a land bank ready to
sbsorb unanticipated growth in- the area, Given the availability of
developable retail and office sites it is reasonable to expect that the MU
areas 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 identifies demand for both smaller garden offices and
larger single occupant office buildings. Combined, office demand in the
corridor is estimated at 35 acres of development by the year 2000. The
GSP proposes 21.1 acres of office park district uses while 19.8 acres of



office uses are proposed for the northern portion of the corridor. Given
the estimated office absorption it is reasonable to assume that all of the
proposed office land uses will reach buildout about the year 2000.

8. Industrial District (I)

The GSP proposes B1.5 acres of industrial land uses. An additional 46
acres of industrial land: uses are proposed for the northern portion of the
corridor for a total of 127.5 scres. The market analysis estimates that 40
acres of industrial development may be market supportable within the
corridor every 5 years. All of the proposed industrial acreage can therefore
be expected to reach buildout by the year 2005.

Given the highly competitive site opportunities presented by the Norco Egg
Ranch it is reasonable to expect that the GSP area will develop both earlier
and faster than the industrial sites in the northern portion of the corridor.
Consequently, the GSP area can b= expected (o reach buildout shortly after
the year 2000. _

Based upon the pr::mding evaluation of the market feasibility for each land
vse, we can summarize the findings as follows:

1. The proposed GSP ares is expected to develop both earlier and faster
than the northern portion of the I-15 corridor. This is likely since the
GSP area is better situated in the path of development and offers a
broader range of competitive sites.

2. The proposed GSP land uses are expected to reach buildout shortly
after the year 2000. In aggregate, the types, amounts and locations of
the proposed GSP land uses appear market supportable, and therefore
feasible.

3. Nearly all of the 128.6 acres of developable land within the commercial
district propased in the: GSP are expected to be absorbed by the year
2000. Al commergial district land uses are, however, expected to be
fully developed shortly after the year 2000.

4. All of the'21.1 acres of developable land area within the proposed GSP
gfﬁc: ‘park:district are expected to be fully developed before the year
000.

5. The 81.5 acres of Jand area within the proposed GSP industrial district
‘is expected o be fully developed by the year-2005.




