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PREFACE

Important Questions and Answers About this Plan

What |s a Specific Plan?

Whereas a community's General Plan is the primary guide to the physical growth, development and
improvement of the community, local communitiesmay also prepare Specific Plansfor the systematic
implementation of the general plan for al or part of the area covered by the general plan. 1n essence,
by preparing and adopting aspecific plan, alocal community may pay particular attention to the unique
characteristics of special areas of the community. A specific plan allows the community to tailor the
planning process and subsequent implementation programs to help realize the community's future
vision for its physical development. The authority for preparing and adopting specific plans derives
from California's planning, zoning and devel opment laws, Sections 65450, et. seq. of the Government
Code.

What arethe Boundaries of the University Avenue Specific Plan?

University Avenue is one of Riverside's principal thoroughfares. The Avenue connects to major
geographic regions of the City - the campus of the University of California and Riverside's historic
Downtown. The Avenue also serves as an area-wide transportation link connecting Interstate 215 on
the east with the Riverside Freeway (State Route 91) through central Riverside (see Figures 1 and 2).

Who Needsto Read the University Avenue Specific Plan?

If you own property, abusiness, or have acommunity interest in University Avenue, you should read
and be aware of the University Avenue Specific Plan. If your property falls within the boundaries of
the Specific Plan, which are shown in Figure 2, the plan will directly affect you.

What isthe Purpose of this Specific Plan?

The Specific Planfor University Avenue and the application of site plan and design review procedures
are necessary to preserve and promote the health, safety and genera welfare of the community by
achieving the following purposes:
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Preface

Recognizing that University Avenue is the key, primary link between downtown and the
Riverside campus of the University of California;

Promoting the long-term viability and rejuvenation of the University Avenue corridor as an
active, lively, visually attractive thoroughfare used by the community, the University and
visitors;

Establishing and maintai ning an appropriate, complementary and viable mix of land usesalong
the corridor;

Encouraging high quality development, architectural design and landscape continuity;

Encouraging and accommodating pedestrian activity along the corridor;

Establishing and maintaining visual continuity along the corridor;

Recognizing the interdependence of land values and aesthetics and establishing a method of
implementing thisinterdependencein order to enhance and maintain the values of surrounding
properties and improvements,

Effectuating and implementing the Central Industrial Redevelopment Area Plan of which
University Avenueis a part.

How Does the Specific Plan Relateto the Zoning On My Property?

The University Avenue Specific Plan supplements and significantly expands the zoning on your
property. The Specific Planisthefirst priority for guiding the use and devel opment of your property.
The underlying zone on your property fills in only those development standards which are not
otherwise provided for by the Specific Plan.

How isthe Specific Plan Organized?

The Specific Plan consists of nine chapters in addition to this Preface: Chapters 1.0, 2.0 and 3.0
provide introductory, background information, and issues regarding the Specific Plan. Chapters4.0,
6.0, 7.0 and 8.0 provide definitions, objectives, policies, standards, and guidelines which apply to
properties aong University Avenue. Chapter 5.0 deals with issues related to the landscaping and
improvement of University Avenue as a major boulevard.

#H
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Preface

Finaly, Chapter 9.0 provides additiona information on matters of related plan implementation
programs.

To determine the specific applicability of this plan to a particular property, consult these sections
paying particular attention to the following steps:

STEP1

1 Know your basic zoning and the general requirements of the Zoning Code (Title 19 of the
Riverside Municipa Code).

STEP2

1 From Chapter 2.0, Figure 7 determines the Subdistrict in which your property is situated and
Review Chapters 4.0 and 5.0 for Overall Vision.

STEP3

From Chapter 6.0 of this Specific Plan determine the following:

Isyour proposed use permitted (from Table 2)?

Arethereany special requirementsfor your particular usespecified by an"L" designation (from
Table 3)?

STEP4
From Chapter 7.0 of this Specific Plan determine the following:

1 The Devel opment Standards which apply to properties situated in your particular Subdistrict
(from Table 4);

= UNIVERSITY AVENUE SPECIFIC PLAN Page P-5 =
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STEPS

From Chapter 8.0 of this Specific Plan understand the following:

1 Thegenera guidelinesthe City will follow in eval uating adevel opment proposal (Section 8.3);
1 The design standards which are applicable to your particular Subdistrict (Section 8.4)
STEPG

CONSULT with the Planning and Devel opment Department of the City before designing your project
and especidly if you are uncertain of how the Specific Plan works.

STEP7

Become familiar with the City's Companion Ordinances pertaining to Property Maintenance, and
Abatement of Non-Conforming Land Uses.

University Avenue I nvolves a Partner ship; What Doesthat M ean?

University Avenuerequiresanew energy and vitality to attract and sustain the desired level of positive
economicinvestment and growth. Thestreet needsto berevitalized and upgraded toimproveitsvisua
and physical character. Successin achievingthese goalscan only comeif the City, its Redevel opment
Agency, the business community, property owners and devel opersforge a partnership to embrace and
carry out the policies and actions described in this plan. To assist in realizing our mutual goals, the
Specific Plan includes incentives to encourage investment in University Avenue.
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Preface

How Do | Get More Information?

CONTACT:

Y our Riverside Planning Department for Questions and Answers
about the Specific Plan.
Third Floor of City Hall - (909) 826-5371

Y our Riverside Development Department for Questions and Answers about the redevel opment
project, programs and devel opment opportunities.
Fifth Floor of City Hall - (909) 826-5584

#H
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1.0 INTRODUCTION

1.1  University Avenue, Historical Context

By the late 1880s, the role of University Avenue, then known as Eighth Street, was aready well
established asalink between the original Riversidetown site - today's Downtown--and the expansive
citrus areas to the east. Subdivision activity also occurred during this period, through about 1910,
rapidly expanding Riverside's residential neighborhoods into what is today the long-established
Eastside community. Riverside quickly filled out to its original city limits at Chicago Avenue with
Eighth Street emerging as both aresidential street and a commercial corridor.

Early Riverside was dramatically affected by the continuing emergence of the citrus industry as the
principal underpinning of the local economy. Adjunct growth intheindustry firmly established itself
in 1907 with the founding of an agricultural research station at the current University of Californiaat
Riverside (UCR) campus. Theroleof thefacility remained until 1954 when the College of L ettersand
Science was established. At this point, the role of the emerging school was poised to take off. By
1958, the school became designated asageneral campus of the University of California, and graduate
work began in the 1960 school year. In 1960, the City also moved to annex the campus and
surrounding area, resulting in adramatic easterly expansion of the City'sphysical limits. Today, UCR
is an important easterly "anchor" for University Avenue.

Theautomobile hasbeen aprofound factor shaping the emergence of University Avenue. Beforelarge-
scale completion of the Riverside (State Route 91) and Pomona/Escondido (State Route 60) freeways,
University Avenueserved asan important state highway link between the greater LosAngelesareaand
communities to the east and the desert.

The emergence of the former Riverside International Raceway just east of Riverside helped further
solidify the geographic importance of University Avenue. This, in combination with its accessibility
to the state highway traffic put University Avenue in the role of supplying services to a travelling
public, Raceway participants and, of course, Riverside's own surrounding neighborhoods. This post-
World War Il-era expansion created a corridor where shopping facilities, restaurants, automobile
service facilities and motels abounded.

Post-World War Il expansion in Southern Californiawas a period of dramatic growth and expansion
in the region's transportation infrastructure. By the 1960s, freeway construction now included State
Routes 60 and 91 through Riverside, bypassing University Avenue. The City's 1966 general plan
report was already referencing city effortsto upgrade University Avenue- effortswhich had been only
partially successful. More street trees and stricter sign regulations were being suggested as strategies
for improving the Avenue's appearance in order to make it worthy of its name and its function as the
link between Downtown and the University.

UNIVERSITY AVENUE SPECIFIC PLAN Page 1-1 =
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University growth which might have breathed new life into the corridor to make up for the loss of
travelers was slower-to-come than had been anticipated. Moreover, by the mid- 1980s, the Raceway
was beginning to wind down its operations in preparation for a scheduled closing and conversion to
new suburban uses. The cumulative effect was that by the 1990s, the economic role of University
Avenue had taken a dramatic change.

1.2  Other Related Planning Efforts

Over theyears, anumber of other plansand studies have been undertaken directly affecting University
Avenue. Thechronology of evolutionintheseplansand studiesisespecially revealinginunderscoring
the great importance which hasbeen attached to therole of University Avenuewithintheoverall urban
fabric of Riverside. The various efforts include the following:

1 University Community Plan

Thisplan, adopted in 1968 as a subcomponent of the City's General Plan, focused land useand
related issues on the unique character of the University environment.

Eastside Community Plan

Prepared in 1974, and afunctional companion to the University Community Plan, the Eastside
Community Plan narrows the focus of the General Plan to the unique needs of this long-
established and historic residential community bordering University Avenue. The plan's
boundaries underscore the importance of viewing revitalization of University Avenue in the
context of its synergistic role with the adjoining, long-established Eastside community.

= UNIVERSITY AVENUE SPECIFIC PLAN Page 1-2 =
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Central Industrial Area Redevelopment Plan

First adoptedin 1977 and subsequently amended in 1984, the plan seeksto actively implement
the University Community Plan through an active redevel opment program. Long-recognized
as needing direct public involvement in economic and housing revitalization, the area's
redevelopment plan targets resources and programs to help rejuvenate the project area. See
Figure 4 for the boundaries of the Central Industrial Redevelopment area.

91/60 Committee

A committee of businessmen and property owners was formed to address improvement of
University Avenue. In 1985, astreetscape plan was prepared to be financed by an assessment
district, which proposed widening the street, alandscaped median and palm treesin easements
on private property.

Riverside Downtown/Central Industrial Development and I mplementation Plan

Asastrategic plan, thisdocument sharpensthearea'sredevel opment focus by defining specific
commercial, residential, design, and development objectives for the City's program efforts.

TheUniversity of Californiaat River sideL ong Range Development Plan (L RDP), July
1990

At the opposite end of the Avenue from the Riverside Marketpl ace devel opment, growth of the
UCR campus will introduce and catalyze dramatic new university-oriented development.
Guiding that growth in concert with community objectivesis the focus of the LRDP.

University Avenue Strategic Development Plan, 1990

Commissioned by the City'sRedevel opment Agency, the strategic plan's purposewasto outline
an overal vision for University Avenue and prepare a strategic plan of action to guide the
Agency initsrevitalization efforts. Theplan established key parametersfor development along
University Avenue alowing flexibility for the Agency to respond to changing market,
economic, institutional, and other conditions.

= UNIVERSITY AVENUE SPECIFIC PLAN Page 1-3 =
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The Riverside M arketplace Specific Plan, May, 1991

A cornerstone project, the Riverside Marketplace devel opment represents agiant step forward
in anchoring development along the University Avenue corridor at its Downtown end. The
development will yield dramatic land use changes, as well as generating needed economic
activity, businessexpansion, and jobsgeneration. TheMarketplacedevel opment beginsat Park
Avenue, the westerly limit of this University Avenue Specific Plan.

University Avenue Streetscape Concept, April, 1991

Recognizing the need for physical improvement to the appearance and vitality of University
Avenue, the Streetscape Concept defines a program for capturing the majesty of previoustree
planting effortswhileenhancing the Avenue'sappearance recogni zing contemporary economic
goals. Theconcept isintended to bethe meansby which civic, businessand property interests
can work together for the physical renovation of the Avenue.

University Avenue Interim Zoning

Over the years, several targeted efforts have been made through zoning-related changes to
assist intherevitalization of University Avenue. The most recent actions of the City to reverse
thedirection of declinetook placein March, 1991, when Interim RO-Zoning wasapplied to the
Avenue as aprecursor to undertaking a thorough design and devel opment standards review of
the Avenue. Preparation of this Specific Plan was initiated in direct response to the interim
zoning.

The interim zoning regulations generaly applied to parcels fronting University Avenue
between Park Avenue and 1-215 and certain other immediately adjacent parcels (Urgency
Ordinance 5900, placing RO zoning on al projects, adopted March 5, 1991, and extended on
April 9, 1991 for 10 months and 15 days).

Draft Riverside General Plan 2010

As an update to the existing general plan, the year 2010 plan will chart a course for change
throughout the City, including University Avenue, for improvementsin the overall quality of
life, neighborhood preservation, and physical improvement in the City's urban fabric.

= UNIVERSITY AVENUE SPECIFIC PLAN Page 1-4 =
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1.3 The Stagefor FutureAction

When viewed from aregional perspective, the conditions found on University Avenue are not unique
among commercia strips. Whether it be the analogous situation of the effect of suburban shopping
development on the decline of downtowns, or the dramatic reshaping of the urban landscape by
freeways, or changing settlement patterns of a mobile population, University Avenue's fortunes have
change with these and other external factors. Left alone, thereislittle prospect for an early reversal;
with guidance and a partnership effort, University Avenue can become a centerpiece of urban lifein
the years ahead.

1.4  Relationship of the Specific Plan to the General Plan and Authority for Adoption
1.4.1 Authority

State law authorizes local governments with certified General Plans to prepare and adopt Specific
Plans. (Government Code 65450 et seg.) At aminimum, a Specific Plan must include "all detailed
regulations, conditions, programs, and proposed | egisl ation which shall be necessary for the systematic
implementation of each element of the General Plan" (Government Code Section 65451).

The Specific Plan, once it is approved, will augment the zoning for the area, including land uses
permitted, the amount of development permitted, and standards for that development. Secondarily,
it defines the character and form of the devel opment on the site through a series of design guidelines.
The Specific Plan serves as a supplement to existing City regulations. Specific Plan regulations
supersede other regulations where there is a conflict; where a topic is not addressed by the Specific
Plan, other City regulations apply.

1.4.2 Validity

If any section, subsection, sentence, clause, phrase, or portion of the University Avenue Specific Plan
isfor any reason held to be invalid by decision of any court or competent jurisdiction, such decision
shall not affect the validity of the remaining portion of the Plan.

1.4.3 Applicability of the Specific Plan

The University Avenue Specific Plan shall be applied only to the specific properties east of Park
Avenue and west of State Route 60/Interstate 215 as indicated in Figure 2. The Specific Plan
boundaries shall be shown on the "Official Zoning Map" of the City of Riverside by adding the
designator "SP" to the base designation.

For those areas of the General Plan's University Community Plan and Eastside Community Planwhich
are encompassed by the University Avenue Specific Plan, the Specific Plan shall supersede those
portions of the community plans.
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1.4.4 Conflictswith Underlying Zone Designation

In the event of a conflict between the requirements contained in this Specific Plan and the underlying
zone designation for the property in question, the Specific Plan shall prevail.

Figure 3 illustrates the underlying zoning at the time of the Specific Plan preparation. The "Official
Zoning Map" of the City should be consulted to determine the underlying zone designation in effect.

145 ReferencestotheZoning Code

All references to the Zoning Code in this Specific Plan mean Title 19 (Zoning) of the Riverside
Municipal Code, and that all such citations are incorporated into this Specific Plan by such reference.

#H
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20 SUMMARY OF EXISTING CONDITIONS

21  Context of the Specific Plan

Figure4illustratesthe University Avenue Specific Plan Areaand its surrounding context. University
Avenue is a four-lane thoroughfare linking Downtown Riverside and the Riverside campus of the
University of California (UCR), a distance of two miles. The Avenue has excellent freeway access
from Interstate 215 and the Riverside Freeway (State Highway 91). University Avenue and its
adjoining properties are part of the Central Industrial Project Area. Between the study area and
Downtown is the Riverside Marketplace, a Redevelopment Agency project planned to become a
pedestrian intensive mix of restaurants, offices, retail, industrial and residential uses having an historic
ambiance.

The UCR campus, at the east end of the University Avenue corridor is divided by the I-215 freeway
into two areas of approximately 550 acres each. The western portion of UCR's campus is currently
used for experimental agricultural uses including avocado and citrus groves, and borders the Central
Industrial Redevelopment Area on the south. East of 1-215 is the academic core of the campus.
University Avenue terminates at the edge of this part of the campus, and servesasits main visitor and
ceremonial entrance.

North and south of University Avenueisthelong established Eastside community, generally bounded
by Third Street on the north, Chicago Avenue on the east, the Tequesquite Arroyo on the south and the
Riverside Freeway onthewest. The Eastside community isan ethnically diversecommunity of single-
family development and apartments and with a higher percentage of minority population than the City
asawhole. The Eastside Community Plan establishes planning policy for this area.

Theeastern portion of University Avenuecorridor ispart of the University Community Plan areawhich
contains all of UCR and is bounded on the north and east by the City limits, on the south by Central
Avenue and on the west by Ottawa and Kansas Avenues. This area connects UCR with a mixture of
residential housing types from hillside housing to apartments and Box Springs Mountain Regional
Park.

2.2  Existing Land Use and Character of Development

Existing land uses located along University Avenue are varied, but consist primarily of fast food and
full service restaurants, banks, highway-oriented hotels, motels, gasoline stations
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and auto repair uses. Commercial usesfront most of University Avenue, and are generally backed by
residential uses. Concentrated close to the UCR and 1-215 are newer and larger commercial
developments. Older structures and poorer building conditions are generally found in the western
portion of the corridor.

A parcel-by-parcel land use survey wasperformed along University Avenue between Park Avenue and
Interstate-215. Theresults of the survey have been assembled as a Land Use Inventory matrix which
isattached to thisdocument asAppendix A. A photographic survey of existing development along this
portion of University Avenueisalso apart of thisstudy and has been assembled as a separate package.
Table 1indicatesthe number of each existing land use along University Avenue. Figure5 summarizes
the existing land uses east and west of Chicago Avenue along University Avenue.

In general, the University Avenue study areaisin an excellent location and has the potential to be a
vital and economically strong part of Riverside's urban fabric. In addition to being located in the
fastest-growing area of the state, University Avenue enjoys excellent freeway access, proximity to a
major campus of the University of California and it is within reasonable range of households with
higher than average incomes. Unfortunately, University Avenue is characterized by a number of
physical and social problems which hamper its ability to achieve its potential (Figure 6). These

include:

1 Uneven, poor quality development in a strip commercial pattern;

1 A generally poor visua character, with no continuity inthe quality or design of architecture or
landscaping;

The sense of being traffic-dominated with minimal pedestrian amenities;

A predominance of narrow, shallow commercia parcels (primarily between Park and Chicago
Avenues);

Large, underutilized commercial sites (in the vicinity of Chicago Avenue); and

Concentrations of uses, especially liquor stores and certain motels which give the Avenue a
poor image and are magnets for such law enforcement problems as prostitution and drug
trafficking.

= UNIVERSITY AVENUE SPECIFIC PLAN Page 2-3 =



Chapter 2 Summary of Existing Conditions

H

Tablel
SUMMARY TOTAL OF EXISTING UNIVERSITY AVENUE LAND USES
BETWEEN PARK AVENUE AND I1-215

1 Restaurant 28
1 Auto Service 23
1 Retaill Commercid 27
1 Office 27
1 Vacant 17
1 Motel 16
1 Fast-Food/Drive Through 11
1 Single-Family Residential 9
1 Parking 6
1 Multi-Family Residential 2
1 Shopping Center 2
1 Institutional 4
1 Warehouse (storage) 1
1 Park/Sports Complex 1
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Entrance to UCR from University Avenue. Under-Utilized Parking at Rear of the Town
Square Development.

Cluttered Signing and Parking Fronts Directly on
University Avenue.

Figure 6
Existing Conditions
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The character of development is conspicuously lacking in continuity or a positive visual quality
presumably as aresult of the following development and design approaches:

1 Discontinuity and Absence of a Pedestrian-Scaled Streetscape. Theexisting pam trees
(Washingtoniarobustaand Washingtoniafilifera) all along University Avenue and the mature
deciduoustreesnear Bobby BondsPark areamong the Avenue'smost positiveassets, providing
astrong, visual unity to the street edge as seen from adistance. Missing street treesin some
areas plus ageneral lack of consistent parkway landscaping and maintenance in many areas
diminishes the value of these majestic trees.

Severe traffic and pedestrian conflicts are caused by numerous curb cuts serving the large
numbers of small parcels fronting University Avenue. These multiple curb cuts also disrupt
the rhythm of the street edge by limiting potential street tree locations and interrupting the
continuity of the sidewalk.

1 Minimal Landscaping of Development. The City's Design Review Board has made
significant improvements to the quality of newer development, including higher quality
landscaping, better parking ot shading and screening and higher quality building design. Three
factors have limited the Design Review Board's impact, however:

- A lack of strong and coordinated devel opment standards has tended to produce results
that are individually successful, but which do not contribute to any sense of design
coordination or cohesiveness.

- Most development along University Avenue predates the advent of Design Review.

- Poor property maintenance has alowed even some of the newer developments to
deteriorate significantly. Because the City does not have definitive property
maintenance laws, there has been little the City could do to prevent this from

happening.

#H
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1 Vacant Land. A substantial number of vacant parcelsinterrupt the continuity of the Avenue,
compromising any sense of place or street edge. The vacant parcels also visually extend the
horizontal plane of University Avenue far beyond the actual right-of-way.

1 Parking L ots Adjacent tothe Street. The placement of parking adjacent to the street right-
of-way blurs any sense of street edge or containment.

1 Poor Signage and Billboard Advertising. The City's sign code was completely rewritten
in 1987 to essentially ban pylon signsfor al but larger commercial developments and certain
freeway oriented gasoline stations. Unfortunately, most of the signage along University
Avenue was constructed prior this sign code rewrite. Consequently, a significant aspect of
University Avenue's visua blight is caused by large numbers of freestanding pylon signs
serving the Avenue'smultitude of small parcels. Whilebillboardsarestill allowedinthecurrent
sign code, al of the billboards constructed along University Avenuewere built long beforethe
current code or the Design Review process. These billboards significantly detract from the
Avenue's visual image.

1 No Unique Character. While University Avenueisvery typical of strip commercia streets
in Southern California, it has the potential to be something much more special. Some
communities have significantly upgraded the appearance of such strip commercial streetswith
such things as unique lighting standards and street furniture, textural paving materials, unique
bus stops, outdoor eating areas with colorful umbrellas, art viewing areas and/or commonality
of signage.

2.3  Overall Character of the Specific Plan Area by Subdistrict

In the course of conducting this study, it became apparent that University Avenue naturally fallsinto
severa readily identifiablesubdistricts, eachwithitsown uniquecharacter asreflectedin such qualities
as parcel and building size, land use mix, architecture and typical densities. While there are anumber
of problems associated with each of these subdistricts, they also have many qualities worth preserving
and enhancing. Consequently, these subdistricts have not only formed a basis for studying and
analyzing University Avenue, but they are also the basis for many of the planning concepts
recommended in this specific plan. Figure 7 illustrates these subdistricts. The following analysis of
land uses, as well as the balance of this specific plan, are organized in accordance with these
identifiable subdistricts.

#H
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2.3.1 Existing Land Useand Character: Subdistrict 1 (Small Business Opportunity Area)

Along University Avenue from Park Avenue to just west of Chicago Avenue, the commercially
planned and zoned areaisanarrow strip onelot deep. Each block typically consists of lots which are
50-60 feet wide and less than 145 feet deep with multiple curb cutsto University Avenue. There are
very few owners who own multiple lots. Most of the land north and south of this commercial strip
consists of single-family and multi-family homes of the Eastside community. Between Franklin and
Eucalyptus Avenues to the north of University Avenue is the Longfellow Elementary School

playground.

Bobby Bonds Park fronts on University Avenue between Kansasand Douglass Avenuesandisthesite
of the former University Heights Junior High School, now being used as the Riverside Community
Center. Thisbuilding has been designated as a Cultural Heritage Board landmark and is an excellent
example of Spanish Renaissance architecture. Seventh Street, which is directly behind University
Avenue, isfronted by architecturally interesting homeswhich are part of aCultural Heritage Landmark
Digtrict.

Thefrontage along this segment of University Avenueis characterized by small businesses, primarily
in older commercial structures or renovated residences. Auto uses are predominant and 15 percent of
the lots or structures are vacant.
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In general, land uses in Subdistrict 1 are as follows:

- Auto Service 16
- Retaill Commercid 15
- Vacant 15

- Restaurant 14
- Office

- Single-Family Residential

- Motel

- Fast-Food/Drive Through

- Parking

- Multi-Family Residential

- Institutional

- Warehouse (storage) 1
- Park/Sports Complex 1
- Shopping Center 1

PNWhA~NOR

Structuresintheareaaregenerally smaller in sizethan thosein therest of theareaand aretypically one
story in height. Most of the structures are older buildings, and many arein need of repair. In severd
areas, older two-story homesremain, which are vacant or used as offices. Signagein the areatendsto
be cluttered, billboards are conspicuous, and unscreened parking lots and storage are visible from the
street. Themost positiveimages arethetall mature trees adjacent to the curb in planting strips, mostly
in older areas between Douglass and Sedgewick Avenues, and the row of palms east of Douglass
Avenue.

Inaccordancewith current City policy, newer sidewalkstend to belocated immediately adjacent to the
street. The lack of a parkway produces a hard edge and isintimidating for pedestrians. In the older
areas, most sidewalks tend to be protected from the street by a parkway, but many of these areas have
extensive curb breaks.

2.3.2 ExistingLand Useand Character: Subdistrict 2(Community Shopping Center Area)

Subdistrict 2 consists of frontage along University Avenue containing amotel, afast food restaurant,
and two underutilized community commercial shopping centers on both sides of Chicago Avenue:
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An 8-acre, 91,000-square-foot community shopping center is located on the east side of
Chicago Avenue. At thewriting of thisreport the 60,000 square foot anchor store was vacant,
however, planswereunder way for the occupancy of thisspacewith awarehouse grocery store.

On the west side of Chicago Avenue isthe Town Center Shopping Center, which is over 30
yearsold. Itsbuildingsarelocated in the middle of aan approximately 18 acre sitewith large,
underutilized parking areas on al sides. An ethnically oriented supermarket, drug store and
bowling aley are the major anchors. Thereisan absence of landscaping in the parking areas,
outdated cluttered signage and no strong architectural image.

2.3.3 Existing Land Use and Character: Subdistrict 3 (Visitor Commercial Area and
University-Related Use Area)

Subdistrict 3 consists of large structureson larger parcels, many of which areunderutilized. Frontages
generaly vary from 125 to 250 feet. Newer structures are interspersed among the older structures.
Concentrated close to the UCR and 1-215 are the newer and larger devel opments, including the Days
Inn Hotel and the Hampton Inn, and the older Holiday Inn. Also in this subdistrict are restaurants,
office uses, banks, and service stations. Adjacent to the Days Inn Hotel isthe Weber House, a City of
Riverside Cultural Heritage Landmark, and an example of craftsman period architecture. UCR has
been expanding into this area through acquisitions. It has converted the former Park Inn into
Highlander Hall, and it may acquire the Holiday Inn sometime in the future.
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The number of each land use in Subdistrict 3 is as follows:

- Office 14
- Retaill Commercid 12
- Restaurant 11
- Motel 7
- Fast Food/Drive Through 6
- Auto Service 5
- Parking/Driveway Access 3
- Vacant 2

- Institutional 2
- Shopping Center 1

Propertiesinthis Subdistrict generally have morelandscaping, particularly inthe newer devel opments,
better signage control and less billboard advertising than Subdistrict 1. Thereis, however, substantial
room for improvement.

As in other portions of University Avenue, there is no consistency in the relationship between
buildings, parking and the adjacent street right-of-way. Parking lotsoften havelittle or nolandscaping
and are either located in the front, on the side, or in the rear of buildings.

From just west of Chicago Avenue to lowa Avenue, University Avenueis primarily four lanes wide
with an even wider section in front of the Days Inn, dedicated in anticipation of a six-lane
configuration. Itisalso the areaof the most prominent existing palm street tree plantings. From lowa
Avenueto I-215, the street has been widened to a six-lane cross section, and the existing rights-of-way
are 120 feet.
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The area has awide concrete sidewalk with tree wells for palm trees. This segment is planned to be
theceremonial entranceto UCR. However, thefreeway overpassand the multiplerampsto thefreeway
make pedestrian access difficult and unfriendly to the UCR populace who want to use University
Avenue.

2.34 Existing Land Useand Character: Subdistrict 4 (Mixed-Use Development Area)

Subdistrict 4ais an approximately 16-acre triangular site situated east of |owa Avenue and occupied
by three gas stations (one vacant) and five restaurants, alarger vacant structure (formerly used for auto
sales) and the Howard Johnson's Motel, bounded by University Avenue, lowa Avenue, and Interstate
215. Eighty-five percent of the site isin two ownerships, and alarge portion is vacant, providing a
unique, one-of-a-kind opportunity for developing the entire site as one master planned project.

Here, the University Avenue pavement iswide,the width of six lanes of traffic,and University Avenue
has a wide concrete sidewak with palm treesin tree wells. There are multiple curb breaks on both
University and lowaAvenues. Frontage along University Avenuefor each parcel variesfrom 150 feet
to over 200 feet and setbacks of the buildings from the University Avenue curb varies from 15 to 99
feet.

Subdistrict 4b is an approximately 12-acre vacant site on the west side of lowa Avenue whichisat a
key location inrelation to UCR. The siteisencumbered by amunicipal drainage channel, University
Wash, at its northeast corner. A 65 foot-wide easement has been designated on the site, which would
haveto be protected from encroachment from proposed buildingsand other permanent structures other
than parking lots and landscaping.
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3.0 SPECIFIC PLANISSUES

3.1 CitizensAdvisory Task Force Effort

The Governmenta Affairs Committee of the City Council appointed a Citizen Advisory Task Force,
representing property owners on University Avenue, and a Staff Advisory Committee to review and
advisewith regard to efforts related to implementing the preferred strategies and vision for University
Avenue.

Therole of the Citizen Task Force, in particular, was to provide guidance during theinitial stages of
the planning process to:

1 identify University Avenue related concerns
1 define afuture vision for University Avenue
1 suggest potential implementation strategies needed to redlize thisvision.

The Citizen Task Force met twice during the planning process aswell asin a series of subcommittee
meetings.

3.2 | ssues | dentified

The following is a summary of maor concerns emerging from the Task Force meetings and a
subsequent workshop briefing to the City Council and Redevel opment Agency:

3.2.1 Focusof University Avenueasa Traffic Carrier

University Avenue should continueto be the major thoroughfare connecting downtown and UCR and
should serve the local businesses along its length. Expanding the roadway to facilitate cut-through
traffic from the freeways is not desirable.

The Circulation Element of the current General Plan callsfor thewidening of University Avenuefrom
four to six lanes along its entire length through the study area and the streetscape plan prepared
previously indicated widening to eight lanes at some intersections. This is not consistent with the
desire of the task force to focus on University Avenue as a pedestrian friendly street.
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Thisvision of afour-lane street was akey theme of the University Avenue Strategic Development Plan
whichwasdevel oped withinput from agroup of property owners, merchants, elected officials, and City
staff. The Strategic Development Plan pointed out that a four-lane street would have the following
benefits:

It would preserve the palm tree lined visual quality of the Avenue.

It would keep University Avenue at an appropriate pedestrian scale.

It would preserve more room for development and site amenities on adjacent parcels.

The Strategic Development Plan recommended that University Avenue remain four lanes with
widening at major intersections to accommodate turning movements and as necessary for bike lanes.
The Draft City of Riverside General Plan Circulation Element supports this concept of University
Avenue as afour-lane street.

3.2.2 Lack of Pedestrian Amenities and Consistent Design Quality

The streetscape along University Avenue is characterized by uneven, poor quality development in a
strip pattern, lacking variety, and quality architectural design and landscaping; the street environment
is not conducive to pedestrian activities.

Many of the comments madein thisareafocused on the need to improvethe streetscape and pedestrian
environment along certain portionsof University Avenue. Suggestionsincluded installing/improving
street oriented landscaping and street furniture, emphasizing pedestrian oriented uses, designing
buildings and improvements at a pedestrian scale and de-emphasizing street oriented parking. The
Task Force supported the concept of "activity nodes’ (areas of intense pedestrian oriented uses and
amenities) at key locations to energize the street, the development of a "village environment” and
design standards to provide a consistent architecture and landscape image.

3.2.3 Over-Concentration of Certain Land Uses

The Task Forceidentified certain uses that are excessive and objectionable and, therefore, should be
de-emphasized. Theseusesincludegasolinestations, someauto serviceuses, drive-through restaurants,
liquor storesand certain types of motels. The Task Force subcommittee agreed that problem land uses
will discourage property improvement and that poor investment perpetuates itself.
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3.24 Vacant Land

Currently many parcels along University Avenue are either vacant or contain unoccupied structures.
These vacant parcels and unoccupied structures substantially contribute to the poor visua quality of
the Avenue. The unoccupied structures and vacant |ots often are in poor condition.

3.25 Poor Private Property Maintenance

Poor property maintenance was an often-expressed concern in meetings of the Citizen Task Forceand
itssubcommittees. Maintenance of property along University Avenue affects property values and the
general welfare of the corridor. Corrective measures are necessary to alleviate poorly kept conditions.
The Committee emphasized that an aggressive property maintenance program and code enforcement
is needed to clearly define rules and consequences.

3.2.6 Unattractive, Illegal and Non-Conforming Signs

Much of the signage along University Avenuereflectsthevery libera sign ordinancethat predatesthe
current ordinance. Thereisaproliferation of polesignsat various heightsand sizes, situated very close
to one-another. While code compliance efforts have kept the numbers of illegal signs down, illegal
handwritten signs, window posters and signs, readerboards and banners are still a source of visual
blight.

3.2.7 Small Parcel Sizesand Overabundance of Driveway Cuts

Much of University Avenue, especially between Park and Chicago Avenues consists of small
commercia structures on small lots of 50-60 feet in width. Individual driveways to each small lot
interrupt the pedestrian flow along the sidewalk, resulting in little room for landscaping, and causing
unsafe traffic conditions. The consolidation of curb cuts and lots would provide opportunities for
improving the overall visual, pedestrian, and economic character of the area.

3.2.8 Incentives Rather than Restrictions

While land use regulations, development standards and code enforcement will be essential to the
improvement of University Avenue, consensus appearsto exist over theimportant rolethat incentives
can play. Theincentives are seen as both supportive programs, including but not limited to economic
incentives, to help property owners beautify and improve their properties, as well as incentives built
into the development standards to encourage conversion of non-conforming land uses to new uses
which reflect the longer-term vision for the corridor.

As noted above under incentives, the need for broad-based devel opment standards should not simply
be viewed as new land use regulations cut from traditional cloth. In this sense, land use regulations
should both "limit" aswell as"encourage’. To rely upon traditional change, whereby usesdevelopin
accordance with new standards, would be woefully inadequate in reversing the perception of decline.
Instead, clearly articulated expectations, backed with suitable enforcement and incentives are vital to
bringing about arapid change in conditions.
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3.29 Investment Throughout the Corridor

University Avenue is a vita link between Downtown and UCR--a street of City-wide importance.
Nevertheless, University Avenue variesin character due to many factors. physical conditions, parcel
sizes, existing and surrounding land uses, and so forth. These varied conditions must be recognized
and dealt with in the final development standards so that all parts of University Avenue are given
proper attention. For example, investment should be encouraged along al segments of the street,
including the area between Park and Chicago Avenueswhereinvestment has been chronically absent.

3.2.10 FuturePlanning

Efforts at reversing declining conditions along University Avenue cannot stop with aggressive
development standards. Strong support fromthe Eastside Neighborhood Advisory Committee (ENAC)
existsfor theneed tofollow the Specific Plan with an updateto the Eastside and University Community
plans. Without addressing conditions in surrounding community areas, the application of new
standards to University Avenue alone will be inadequate.

3.2.11 Crimeand Social Problems

TheTask Forceindicated that crimeand social problemshaveincreased inthe areaand that theseissues
should be addressed in the Specific Plan, where possible. The fundamental precept underlying the
Specific Plan isthat positive change in the character of University Avenue can only be brought about
through thejoint efforts of community residents, business and property owners, and local government
working together. That cooperationisaided by avision for thefuture established through the planning
process and development standards which provide clear guidance to all parties concerned with
University Avenue. The development standards within this Specific Plan primarily have a physical
focus. Whilethereisan intangible relationship between the physical appearance and the design of the
area and its socia character, the primary focus of the Specific Plan is on improving the physical
environment. In addition to the Specific Plan, other programs and activities must be undertaken to
appropriately address the security and social problemsin the area.
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4.1 Overall Vision

In keeping with University Avenue's key role in the City of Riverside as the major thoroughfare
connecting Downtown Riverside and UCR, the Avenue and its adjacent development should have a
vital,impressiveimage. Inorder to createthisimage, theland usesadjacent to University Avenue must
be revitalized in conjunction with streetscape and other improvements.

The Avenue must become an active, lively, visually attractive thoroughfare. Rather than continuing to
be a means for getting from one place to another, it needs to become a "destination™ used by the
community, the University and visitors. In order to unify the area, a bold urban design, landscaping
and architectural concept based on the agricultural history of the region is envisioned. Additionally,
thestreet must interrel atewith amulti-modal circulation system servinglocal vehicular traffic, ashuttle
system, bicyclists and pedestrians.

41.1 A Glimpseof the Future

Asisnoted above, it isthe vision of this Plan for University Avenue to become a destination used by
the surrounding community, the University, and visitors to the area, not just a place to pass through.
In this vision, through traffic would be de-emphasized. The street would be designed to accent the
visual, the pedestrian and the ceremonial. Asatraffic carrier, it would serveprimarily to provideaccess
to the adjacent businesses.

Street trees, especially the existing mature palms, would be used as aprime building block to help make
the street aesthetically pleasing, and asfriendly to the pedestrian on the sidewalk asto the motorist on
the street. New mature palmswould be added where the existing pattern isincomplete. To add shade,
color and visua interest at alower level, flowering Chinese Flame Trees would be interspersed with
the pams. Along most of the Avenue, the street trees would be planted in beds of flowering ground
cover in alandscaped parkway |ocated next to the curb. Thevision also callsfor the useof historically
inspired new street lights which would augment the existing modern street lights and providing better
lighting and more appropriate scale in relation to the pedestrian environment.
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The character of thelandscaping and the architecture of University Avenue adjacent to the street would
be designed to be reminiscent of the history of Riverside. Thiswould include citrus and palm trees,
vinecovered pergolasand trellises, courtyards, fountains, terracottatileroofs, smooth-textured stucco
walls, ceramic tile accents, period style lighting, and steel filigree trim.

The design of the streets would encourage pedestrians to walk along the street. These pedestrians
would be expected to come from many parts of the surrounding area and from more local sources,
including UCR, the surrounding neighborhoods and from the Marketplace project at the west end of
the project area. Most buildings and their entrances would be located close to the sidewalk in
extensively landscaped areas. Ample parking would be provided at the rear of each sitein tree-shaded
parking lots screened from the view of adjacent residences. Therewould be outdoor cafes, restaurants,
retail shops, dry cleaners, bakeries, food markets, camera and video stores, beauty salons, medical
offices, professional offices, financial institutions and other businesses catering to a broad range of
people. University oriented uses would also be present, such as bookstores, coffee houses, record
stores, and movie theaters (Figure 8). Gasoline stations, drive-through fast food facilities, auto repair
shops, motels, and liquor stores would be less prevalent.

Thevision callsfor apartment residences, to accommodate the University'sgrowth, to belocated inthe
vicinity of University Avenuein amixed-use project near UCR, providing more peopleto support the
businesses. The University campuswould be expected to expand acrossthe 1-215 Freeway, including
the University Extension and other campus facilities that are shared by the community. These would
provide additional support to the mixed-use and other commercial uses near the University.
Thevision calls for University Avenue to remain afour-lane street widened for bike lanes, bus bays
and at major intersections to accommodate turning movements. A rubber tiretrolley isenvisioned to
run between downtown and the University, stopping at the Market Place and at key destinationsalong
University Avenue. Landscaped medians and parkways, textured terra cotta colored crosswalks are
planned as ameansfor softening the effects of the widened intersections. Buildingsaong University
Avenue would be designed to create visua interest and a pedestrian scale to the street.

In keeping with the subdistrict concept, it is envisioned that the intensity and height of buildings will
vary from the west to east along the Avenue. Near the western end of the corridor adjacent to the
Eastside community, from Park Avenueto just west of Chicago Avenue, and where lots are shallow,
there would be one- and two-story buildings scaled to
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be compatible with the adjacent residences. Closer to Chicago Avenue and to the University where
there would be larger parcels, taller buildings would be interspersed with the one- and two-story tile
roofed structures which are planned to be arranged in village-like patterns with internal landscaped
paseos, courtyards, outdoor dining, and a festive atmosphere (Figure 8).

Asproperty redevel ops along University Avenue on consolidated parcels, the number of curb cutsare
planned to be reduced, which will havethe effect of encouraging more bicyclistsand pedestriansin the
area from the University to Chicago Avenue. Through incentive programs, is envisioned that older
businesses will refurbish building exteriors, install new landscaping and replaced pole signs with
attractive monument signage.

Using the provisions of this plan and coupling it with the support of the local business community, it
isenvisioned that University Avenuewill becomean attractive, safe and exciting place where business

owners take pride in the appearance of their properties and visitors come to enjoy a vital and safe
pedestrian experience.

4.1.2 What Are Strategiesfor Achievingthe Vision?
A broad and concerted effort aimed at redefining University Avenue will include:

1 Physical improvementsto the street

1 Alteration of the land use mix

1 Implementation of design and maintenance standards
1 Investment in quality, affordable housing

1 Investment in the business community

| Investment in the people

Key strategies for implementing the overall vision (Figure 9) which were set forth in the University
Avenue Strategic Development Plan and updated during the Specific Plan process include the
following:
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1 University-related housing: Based on amarket study by Keyser Marston Associates, Inc.,
the strongest demand for new development inthe areaisfor student housing and other usesthat
cater to the needs of the growing University population.

Increasing housing in the area will act as a catalyst to improve the pedestrian environment,
enhance development of retail and office space and help finance these improvements.
Immediate devel opment of housing is recommended north of University Avenue as a part of
a mixed-use "village" adjacent to lowa Avenue and on vacant University of California at
Riversidelands south of the Avenue. See Section4.2.5, Subdistrict 4b. for afurther description
of the vision for one housing site.

1 I nitial focus on key public/private projectsin strategic locations: A major ingredientin
the overall vision/development strategy is to focus on public/private projects in strategic
locations along University Avenue to act as catalysts to stimulate development all along the
corridor. An opportunities and constraints analysis of the physical conditions, ownership
pattern, and market along the corridor found that such projects would be most appropriate on
both ends of the corridor and inthe middle of the corridor near Chicago Avenue (Figures9 and
10):

- Fronting directly on University Avenue near UCR, the University Village Center will
be oriented to faculty, students, visitors, and the overall community. The University
Village Center is seen as a unique opportunity along University Avenue to create a
town-gown village, in thetradition of Westwood Villagenear UCLA, Harvard Squarein
Boston, and the Marketplace in Irvine. A description of the vison for this follows in
Section 4.2.4, Subdistrict 4a

- Atthewest end of University Avenue, development of aneighborhood ethnic shopping
center as a part of the Riverside Marketplace Project, with small restaurants and
neighborhood services.

- Revitalization of the community shopping center on both sides of Chicago Avenue on
the south side of University Avenue to include a mix of retail and office uses and
perhapshousing inanintensely landscaped environment asfurther described in Section
4.2.3, Subdistrict 3.
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1 Small businessopportunity ar ea between Chicago Avenueand Park Avenue: Between
Chicago and Park Avenues where parcel widths are narrow and lack substantial depth, and
where the residential uses of the Eastsside Community are directly behind the commercial
parcels along University Avenue, asmall business area which servesthislocal community is
envisioned as a landscaped and well-lighted environment oriented to the pedestrian. More
neighborhood retail, restaurants, services and offices are encouraged on consolidated parcels
to change the blighted conditions of the area consisting of an overconcentration of motelsand
auto uses, obsolete and boarded-up structures and pylon signs. A further description of the
vison for this areafollowsin Section 4.2.1, Subdistrict 1.

1 I mprovementsto theremaining area: Improvements in the remaining area are expected
to occur primarily as private investment is made in the area. See Section 4.2.3, Subdistrict 3
for adescription of the vision.

1 University Avenuedeveloped asa one-of-a-kind unifying street: A new and extensively
landscaped streetscape will be the major unifying element for University Avenue, improving
thevisual quality of the Avenue and the pedestrian environment (Figure 11). Widening of the
roadway pavement beyond four lanes will be limited for bike lanes, turn lanes at major
intersectionsand for busbays. Existing palmsare generally remaining in place, and new ones
are added, interspersed with new flowering trees along both sides of University Avenue. To
enhance the pedestrian environment where possible, sidewalks are separated from the curb by
the street trees. The use of citrus trees, thin water elements reminiscent of the Gage Candl,
trellis elements for bus stops, historic pedestrian-scale lights and brick-like, accented paving
will emphasize Riverside's heritage.

1 Transportation connection: Economic vitality iscritically dependent upon the ability of an
areatofunctionintheroleof adestination for shopping, recreation, entertainment, and so forth.
University Avenue'srole asalink between Downtown and UCR means that investments need
to be made in physical improvements which promote localized economic activity. A shuttle
system, bikeways and a pedestrian network to link University Avenue, UCR and downtownis
anintegral part of the vision of the future for University Avenue.
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1 Development and design standards: Adoption of standards through the Specific Plan will
guide property owners in shaping new construction and remodeling to help bring about a
unification and transformation of University Avenue. Abatement and amortization provisions
can help facilitate conversion of land uses to new activities which are an integral part of the
future character of University Avenue. Standards and guidelines herein stress a pedestrian-
scale architecture and landscaping for areas adjacent to University Avenue, and will be used
in the zoning and design review process.

1 Property maintenance and code enfor cement: New property maintenance standards and
aggressive enforcement of the standards as well as existing standards, will substantialy
improve the physical environment.

Continuous crime watch and police patrol: Continuation of the recent efforts by the
University Avenue businessesand nearby residents of acrimewatch program and active patrol
by the Police Department will reduce crime and anti-social behavior which deter new
businesses.

1 Promotion of economic activity: Realization of the future economic potential of University
Avenue should not preempt interim uses of property which can promote economic activity
while preserving the ability to convert such uses at the appropriate time. The Specific Plan
provides for such interim uses of property under specified conditions.

Partnership with the Eastside Community: The role of University Avenue is a complex
one. The Avenueisanimportant link between major anchors of the City. It servescity-wide
purposesin both prominenceand function. But theownership, to asignificant extent, restswith
the Eastside Community, through which the Avenue extends over much of its length.

To the extent University Avenue and the Eastside Community are inseparable el ements, the
vision for the Avenue must also be avision for the Community. Issues such asjobs, housing,
child care, pride, ownership, safety, and empowerment, which are critical issues to any
established community are by default a component of the Avenue's future.
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These components together form the overall vision and development strategy for University Avenue
and areinterrelated. One component cannot be changed without affecting the other components.

4.2  Vision by Subdistrict

A critical look at University Avenue quickly revealsits character of interrelated subdistricts. Each
subdistrict recognizes the unique character of itsindividual segment of University Avenue. Withits
own uniqueland uses, and when combined with the other elementsof the Specific Plan, each subdistrict
will contribute to the realization of the vision for University Avenue.

Consistent with the general purposes of the University Avenue Specific Plan and thelong-rangevision
of University Avenue, thefollowing subdistrictsare established asdescribedinthe" University Avenue
Subdistrict Map," Figure 7.

4.2.1 FutureVision: Subdistrict 1 (Small Business Opportunity Area)
To continue and enhance the small business area between Park and Chicago Avenues usesto servethe

local adjacent community such as neighborhood retail, restaurants, services, and offices are
encouraged in small - scale, red-tiled structures fronting on a landscaped
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University Avenue corridor. Additional motel, auto and drive-through uses will be discouraged.
Incentives such as a facade improvement program and redevelopment programs will be provided to
encourage use of vacant, boarded-up structures, replacement of obsol ete structures, and reuse of older
historic homes. Within this Specific Plan, incentives are provided for property consolidation and
shared parking and access to minimize curb cuts on University Avenue. University Avenue, in this
Subdistrict, isplanned as an extensively landscaped corridor, with the existing palms, the mature trees
at Bobby Bonds Park, and new palms and shade trees separating the sidewalk from the curb,
strengthening thevisua imagefrom theautomobileand protecting the pedestrian from vehicul ar traffic.
The combined 16-foot landscaped parkway and 20-foot setback for buildings on either side of
University Avenuearelandscaped and lighted by pedestrian-scalelighting fixtures. Building entrances
]‘ac?I thfislandscgoed parkway on University Avenueand parking isat therear of the parcel, rather than
in the front yard.

4.2.2 FutureVision: Subdistrict 2 (Community Shopping Center Area).

Subdistrict 2 includes the south side of University Avenuefrom Ottawa Avenue to approximately 600
feet east of Chicago Avenue and currently is characterized by fast food restaurants, full service
restaurants, motels, banks and auto service uses on small parcels. In addition, there are shopping
centers on either side of Chicago Avenue, the older Town Square project, and the newer Chicago
Center Shopping area of approximately 17 acres and 8 acres respectively.

Thevision for this Subdistrict isto continue the shopping center uses as well as entertainment, office
and restaurant uses in rehabilitated existing structures and completely new structures. Both sides of
Chicago Avenue, the University Avenue frontage, are proposed to be linked together architecturally,
with landscaping and with aligned pedestrian and vehicular crossingsa ong Chicago Avenue, to create
the appearance of one coherent
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center. Extensive landscaping, including the parking lot, is intended as a magjor element, as well as
connections through to the adjacent residential community. An opportunity is provided to include
residential uses within a planned mixed-use environment subject to specific development standards.

4.2.3 FutureVision: Subdistrict 3 (Visitor Commercial and University-Related Use Area)

Currently, Subdistrict 3 containslarger and taller structuresthan the remainder of University Avenue.
Visitor-serving uses, such asthe Hampton Inn, the Days I nn, and the Holiday Inn areinterspersed with
older offices, banks, retail shopping, restaurants and service stations. Also in this subdistrict, the
University has begun to purchase land for University-related facilities. Thevision for Subdistrict 3is
to continue the current trend of a mix of visitor-serving/retail commercial, restaurants, offices and
University-related facilities and larger structures fronting on a tree-lined University Avenue.
Streetscape improvements and design standards and guidelines will contribute to improving the
architectural and landscaping environment. The pedestrian environment is to be improved by the
addition of palms, shade trees and street furniture as part of a widened sidewalk along University
Avenue. A landscaped median with thematic accent trees will help to reduce the perceived width of
the street. The pedestrian connection to UCR for the areais planned to be reduced by the elimination
of the free right-turn portion of the on-ramp to [-215 and the construction of aland bridge over 1-215
from UCR to the University lands south of University Avenue. In order to reinforce the intended
pedestrian environment, new structures will be encouraged to have an architectural style that draws
from Riverside's heritage.
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4.2.4 FutureVision Subdistrict 4a (Mixed-Use Development Area)
A Unique Opportunity Along University Avenue.

The University Village Center is a unique, one-of-a-kind opportunity to help strengthen the ties
between the campus and the community and improve the surrounding environment. The University
Village Center is envisioned as a mixed-use, town/gown village in the tradition of Westwood Village
adjacenttotheUniversity of Californiain LosAngeles, Harvard Squareadjacent toHarvard University,
College Avenue in Berkeley, adjacent to the University of California, and the new Marketplace
adjacent to the University in Irvine (Figure 12).

The Downtown/Central Industrial Devel opment Implementation Plan designated the areasurrounding
theintersection of lowaand University AvenuesasaUCR Village. Theanalysisof opportunities and
constraints, physical characteristics, and market factors, and ownership patterns (85 percent in two
ownerships) suggest that theinitial University Village Center be located in Subdistrict 4, atriangular
area of approximately 16 acres north of University, defined by 1-215, University Avenue, and lowa
Avenue. Thissiteis close enough to the University to encourage pedestrian and bicycle traffic, the
large exposure on University Avenue will have an immediate impact on the character of University
Avenue, and its adjacency to I-215 should make it attractive to retail and office users.
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A Mixed-Use Village

To attract students and the community, the University Village Center is planned to be a unique
environment, with special uses, not atraditional shopping center typically found onahighway-oriented
street. The proposed character is "village-like", with retail shops, restaurants, a theater and other
entertainment facilities clustered around aseriesof outdoor courtyards. A pedestrian paseo with ample
room for outdoor dining, artwork, shopping, performers and strolling is also anticipated. Housing is
proposed to be avital apart of the center, keeping the areaan active environment, popular throughout
the day and evening. University oriented uses, such as a satellite bookstore or University
administrative offices and professional offices would aso be part of the mix, further adding to the
character. Retail tenants would include such shops as small apparel stores, athletic wear stores, audio
and video stores, poster stores/graphic arts supply, book stores, stationery/greeting card outlets, coffee
shops, yogurt and ice cream shops, lunch and dinner restaurants, dry cleaners, copy shops, hair styling
salons, travel agents, photo processing facilities and florists.

Thearchitectural scalewouldvary fromonetofour storiesandreflect early Californiaor Mediterranean
design concepts while allowing expressions of contemporary accents. The landscape design will be
composed of avariety of forma and informal clusters of palm, citrus and shade trees. Hanging pots,
pedestrian-scale lights, and planters are expected to enliven the balconies, courtyards and paseos.
Initialy, al uses should have adequate surface parking, however, accommodation is made for
structured parking at a later date. Figure 8 illustrates the architectural character envisioned for this
mixed-use village catering to the community, visitors, and University students, staff and faculty.

4.25 FutureVision: Subdistrict 4b (Mixed-Use Development Area)

Subdistrict 4b is envisioned as primarily a multi-family housing area catering to the University
populaceand withsomeground level retail alonglowaAvenue. Theextensively landscaped sitewould
have a campus-like environment consisting of two- and three- story buildings clustered around
courtyards and interesting outdoor spaceswith trellises, awnings, potted plants, arches, and arbors. In
keeping with the overall landscaping themefor University Avenue, citrustrees, palms, water elements
and textured paving, and a network of pedestrian paths are a part of this garden concept. A strong
pedestrian and vehicular connectionisproposed tolink thisresidential complex with University Village
Center in Subdistrict 4 and together Subdistrict 4a and 4b are expected to form an exciting, viable
mixed-use complex anchoring the eastern end of University Avenue.
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University Centers Adjacent to Other Universities
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With implementation of the standards and guidelines in this Specific Plan and a partnership of the
public and private sectors working together, this vital, memorable vision for University Avenue can
be realized.
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50 CIRCULATION/STREETSCAPE STANDARDS
AND GUIDELINESFOR PUBLIC PROPERTY

5.1  Circulation Concept

The University Avenue corridor isto provide vehicular, transit, bikeway, and pedestrian circulation
linkages between Downtown and the University as well as land uses fronting the Avenue. The
street is planned to de-emphasize through traffic and emphasize the visual, pedestrian, and
ceremonial. Magjor vehicular pass-through traffic in the areais planned to be accommodated along
streets parallel to University Avenue. UCR'slong range development plans reinforce this concept
inits Long Range Devel opment Plan, which recommends that University Avenue become the
ceremonial entrance to the campus and that major campus vehicular access be from Pennsylvania
Avenue and Blaine/Third Street.

In order to enhance the pedestrian, visual, and ceremonial aspects of University Avenue, the
existing palm corridor and the mature trees near Bobby Bonds Park must be maintained (Figure

13). To achieve this and increase the opportunity for retail shopping, the Avenue would remain as a
four-lane street, widened only as necessary for bike lanes, bus bays and at major intersections for
turn lanes.

5.2  Streetscape Standardsfor University Avenue

A new extensively landscaped streetscape for the public rights-of-way is planned to be the major
unifying element for University Avenue, improving the visual quality and the pedestrian
environment.

Circulation/streetscape standards to unify University Avenue include the following:

1 To protect the existing palm corridor and the mature trees near Bobby Bonds Park and still
provide improved traffic service, University Avenue shall be maintained as afour-lane
street widened at major intersections (Chicago, lowa, and Kansas Avenues) for additional
turn lanes and for bus bays (Figure 14).

As property develops along University Avenue, adequate rights-of-way shall be acquired
for major intersections, for bus bays, and for the basic 100-foot arterial recommended in the
City of Riverside draft General Plan.
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To avoid a"saw-tooth" effect from sporadic widenings, developers should be required to
contribute to afund for future street improvements, in lieu of being required to do actual
widenings.

To accommodate a bike lane the entire length of University Avenue, the area between
Kansas and Chicago Avenue may need to be widened by 10 feet. Thiswidening should be
engineered so asto avoid the existing mature trees adjacent to Bobby Bonds Park.

New palms shall be added to reinforce the existing palm corridor and provide the major
unifying element for the street.

Flowering shade trees shall be added at regular intervals in between the existing and new
pams.

Decorative crosswalks shall be provided at major signalized intersections,

Concrete sidewalks with brick-like accents near intersections shall be provided, separated
by landscaping from the curb, where feasible.

Other pedestrian amenities shall be provided along University Avenue, including historic
pedestrian lightsin selected areas, citrus trees and water elements, trellises at key
intersections or bus stops, and street furniture.

A rubber tire shuttle system is encouraged along University Avenue, connecting the
University, the Marketplace and Downtown.

Bus bays shall be provided along University Avenue in the same genera location as the
existing bus stop.

Figure 15 indicates typical varying conditions proposed for University Avenue. In this concept,
except at major intersections, and for bus bays, the pavement width shall remain asit istoday, with
raised landscaped medians near Chicago and lowa Avenues and from lowa Avenueto 1-215. The
bal ance of the street would have a painted two way left turn lane, however, a continuous 8-foot
landscaped median may be considered as an optional second phase. Thiswould, however, limit left
turns, except at major intersections, reducing access to individual parcels and requiring major
reconstruction of the street. Standards for the planting and sidewalk patterns for individual
segments of University Avenue include:
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5.2.1 From Park Avenueto just west of Chicago Avenue (Subdistrict 1)

Thisareais predominantly four lanes, has parkways, generally 16.5 feet wide, with informal
planting and sidewalks protected by a planting strip (Figure 16). Standards for the public right-of-
way are asfollows:

1 Maintain existing mature trees and introduce new palms to continue the "palm corridor" and
new canopy shade trees.

Continue to use curb line parkways as the standard.

No widening except as needed for bus bays, bike lanes and turning movements at major
intersections.

Provide pedestrian-scaled street lighting and decorative crosswalks.

Consolidate driveway access, where possible.

Plant special setback area compatible with streetscape as a part of adjacent new private
development.

5.2.2 From just west of Chicago Avenueto |lowa Avenue (Subdistricts 2 and 3)
Thisareais primarily four lanes wide with widened sections at lowa Avenue and on the south side
near Cranford Avenue. It isalso the area of the most predominant existing palm corridor.
Standards for this areainclude:

1 Widen University Avenue intersections at Chicago and lowa Avenues for additional turn
lanes and decorative crosswalks, landscaped medians, and shade structures.

Maintain existing palms trees, except at intersections, where the palms shall be relocated
into the parkway. New palms, interspersed with shade trees, shall be added.

#H
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Park Avenue to Franklin Avenue Streetscape
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5.2.3 From lowaAvenueto I-215 (Subdistricts 3 and 4)

The street has already been widened to a six-lane cross section, and the existing rights-of-way are
120 feet in some areas. The concrete sidewalk is 17 feet wide in some areas with palm treesin
cutouts along the sidewalk (Figure 17). Thisareaisto be the major ceremonial entranceto UCR. It
has the potential to be an active pedestrian areaif adjacent uses can attract University students,
faculty and staff, and provided the freeway overpass and ramps are made more pedestrian friendly
(Figure 18).

Unique streetscape standards for this area include:

1 The current pavement width and striping for four lanes shall be maintained in order to
utilize the remaining pavement areafor bicycle lanes and a future shuttle.

Caltrans shall be petitioned by the City to eliminate the suburban ramp, initialy through use
of astop sign and subsequently by closure of the free right-turn on-ramp and provision of a
pedestrian-activated crossing signa at the remaining hard-right on-ramp access.

A median shall be developed which is landscaped with thematic accent trees such as citrus,
and water elements.

The entire parkway area shall be paved with brick or other modular paversin a"red brick"
color interspersed with poured concrete and shade trees in tree grates.

A decorative mid-block at-grade pedestrian crossing and traffic signal shall be provided, if
justified by an appropriate pedestrian study.

Palm trees shall generally remain in their current locations, and new canopy trees shall be
added at regular intervals between the palms.

5.3  Streetscape I mprovements Guidelines

5.3.1 Existingand New Street Treesin Parkways

Existing mature trees in the public right-of-way should be retained, if possible.

#H
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lowa Avenue to Interstate-215 Streetscape
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New canopy (shade trees) shall be the Kollereuteria bipinnata (Chinese Flame Tree) in a 36-
to 48-inch box size with root barriers. Trees shall be large enough and shaped or trimmed
to avoid overhanging branches interfering with traffic. New palms shall be Washingtonia
filifera (California Fan Palm) in a height to match existing pams. Property owners may be
required to provide an easement for planting and maintenance of street trees.

5.3.2 Accent Shrubsand Groundcover

Flowering evergreen groundcover shall be provided in medians and parkways, including
Raphiolepisindica"Ballerina" (India Hawthorn) and Lantana montevidensis (Trailing Lantana).

5.3.3 Crosswalks

Pedestrian crosswalks at signalized intersections shall be made of brick-like, patterned interlocking
concrete pavers.

5.3.4 Sidewalks

The minimum sidewalk width shall be 6.5 feet. Ten-foot wide or wider sidewalks shall be
provided, where possible, but not to the exclusion of a planted parkway as stipulated by subdistrict.
Sidewalks shall be concrete paving with a broom finish and interspersed with brick or decorative
paver banding at appropriate intersections. Where parkways are not called for, minimum 4-foot
radius tree wells shall be provided for shade trees.

5.35 Medians

Medians shall utilize the groundcover specified for the parkways and be distinguished by a unique
tree such as citrus or another special treatment.

5.3.6 Pedestrian Lighting

Pedestrian lighting shall be located near the property lines, focused near major intersections and
along areas of concentrated pedestrian activity. Figure 19 illustrates the recommended design,
which is the same standard and globe approved for the Marketplace project. Existing overhead
street lights shall be maintained to provide genera lighting.
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5.3.7 Streetscape Furniture

Figure 19 indicates recommended types of trash receptacles, benches, and a combined newsrack
and planter. Figure 20 illustrates a bus shelter concept which includes atrellis. Another design
may be devel oped during the construction document phase for the bus shelter.

5.3.8 Gateway L andscaping

At the intersection of 1-215 and University Avenue, if approved by Caltrans, citrus should be used
within the freeway right-of-way to create an entrance responsive to the heritage of University
Avenue.

54  Alleys

Developmentswhich abut aleys shall incorporate appropriate safety and " defensible space” concepts.

Site planning for al such development shall provide for a completed “edge” to the aley and shall
easily facilitate suitable planting, lighting, visibility and maintenance of all abutting areas.
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Chapter 6 Land Use Regulations

6.0 LAND USE REGULATIONS

The policies, standards and design guidelines in this Specific Plan are formulated to implement
portions of the overall vision and development strategies presented in the University Avenue
Strategic Development Plan and to address additional concerns of the Citizen Advisory Task
Force. This chapter outlines objectives and policies for the first of the major plan components -
subdistricts and land use.

6.1 Definitions

For the purposes of this Specific Plan, the meanings of words and phrases ascribed to them in
Chapter 19.04 of the Riverside Municipal Code shall apply. Additionally, for the purposes of this
Specific Plan, the following words and phrases, whenever used in this Plan, shall be construed as
defined in this Chapter, unless from the context, a different meaning is specifically defined and
more particularly directed to the use of such words or phrases:

e Check Cashing Facility shall mean a person or business that for compensation engages,
in whole or in part, in the business of cashing checks, payday advances, warrants, drafts,
money orders or other commercial paper serving the same purpose. “Check cashing
facilities” do not include a State or Federally chartered bank, savings associations, credit
union or industrial loan company. “Check casing facilities” also does not include a retail
seller engaged primarily in the business of selling consumer goods, including consumables,
to retail buyers that cash checks or issue money orders for minimum flat fee as a service
that is incidental to its mail purpose or business.

e Consolidated Block Development shall mean a project submitted for approval under a
single application, 1) containing an entire block of lots fronting on University Avenue
between intersecting streets and which eliminates all curb cuts directly from University
Avenue, or 2) consisting of contiguous lots totaling 2 acres or more, which substantially
reduces curb cuts on University Avenue and improves pedestrian/vehicular circulation and
landscaped image.

e Indoor Swap Meet shall mean any store event where merchandise is offered or displayed
for sale or exchange and in which the sales area has been subdivided to allow for individual
sales booths that are available for lease to individual tenants. For purposes of this
definition, areas bounded by permanent floor-to-ceiling walls or windows, in which all
entryways are capable of being closed and locked, shall be considered separate stores and
not subdivisions of one store. No store in which one vendor occupies at least eighty percent
(80%) of the floor area used for sale of goods shall be considered an indoor swap meet.
For purposes of this section, a vendor is each person offering goods for sale in a store who
is subject to a permit from the State Board of Equalization to engage in or conduct business
as a seller at that store. Each such vendor shall be deemed a tenant in that store. The term
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swap meet is interchangeable with and applicable to flea markets, auctions, farmer’s
markets (except certified farmer’s market as defined in Chapter 19.04 of the Riverside
Municipal Code) or other similarly named or labeled activities; but the term does not
include the usual supermarket or department store retail operations.

e Mini Mall (see zoning code).

e« Planned Mixed-Use Commercial/Residential Development (also "Mixed-Use"
Development) shall mean a project submitted for approval under a single application,
which project contains a combination of commercial and residential on a lot or a group of
contiguous lots which constitute a single building site, and which is characterized by an
integrated architecture, site design, function and purpose.

e Shared Parking Analysis shall mean an evaluation of the total parking requirement of all
individual land uses within a "Planned Mixed Use Commercial/Residential Development”
in order to determine the number of such required parking spaces which may be shared by
two or more individual land uses without conflict, thus reducing the total parking
requirement for the development.

e Streetscape is a term for improving the visual and pedestrian environment of a street by
providing landscaping, street trees, pedestrian scale lighting, sidewalks, street furniture and
other pedestrian amenities.

e Tobacco Store/Smoke Shop shall mean a business with the sale of tobacco, either loose
or prepared as cigarettes, and products for the smoking of tobacco constituting more than
thirty percent of gross sales and/or thirty percent of net lease area.

6.2 Intent of the Land Use Regulations

Land uses within the Specific Plan area are discussed below in terms of: 1) overall objectives 2)
the relationship of Specific Plan land uses to those in the Land Use Element of the General Plan
and Specific Plan Land Use Designations 3) land uses permitted within the Specific Plan area.

The Specific Plan incorporates the following in order to achieve the expressed intent of the plan:

e Encourage and appropriate mix of land uses and investment on the Avenue to revitalize
and bring about a demonstrable change in the Avenue's character.

« Limit or prohibit certain objectionable uses or over concentration of uses along certain
segments of University Avenue including gas stations, some auto uses, fast food drive-in
facilities, liquor stores, and motels.
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e Provide land use and development standards incentives to encourage mixed-use
developments and the conversion of nonconforming land uses to new uses that reflect the
long-term vision for the corridor.

e Implement the land use concept of the University Community Plan, which includes
distinctions between land uses east and west of Chicago Avenue.

6.2.1 Relationship to the General Plan Land Use Element
It is important that the General Plan and the Specific Plan remain consistent.

The Specific Plan interprets and refines the General Plan designations for this Specific Plan as
follows:

e Ingeneral, retail, commercial, and office uses are permitted along the entire corridor.

e In addition, Planned Mixed-Use Commercial/Residential Development are encouraged
with a Site Plan Review Permit.

6.2.2 Land Uses Permitted Within the Specific Plan or by Subdistrict and
Limitations

Table 2 and Table 3 list limitations on these permitted uses.
Key To Land Use Classifications

The symbols in Table 2 designate the following land use classifications within each of the
University Avenue Subdistricts:

e The letter "P" designates use classifications PERMITTED in the University Avenue
Specific Plan Area.

o The letter "L" designates use classifications in the University Avenue Specific Plan Area,
which are subject to certain LIMITATIONS prescribed by the number or numbers
following the "L" designator shown in Table 2. Prescribed limitations can be found in
Table 3, "Additional Use Regulations," that follow.

o The letter "C" designates use classifications only permitted in the University Avenue
Specific Plan Area subject to the granting of a CONDITIONAL USE PERMIT. The
granting of such permits may be for a specified, limited period of time as determined
through the approval process.

o The letter “M” designates use classifications only permitted in the University Avenue
Specific Plan Area subject to the granting of a MINOR CONDITIONAL USE PERMIT.
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The granting of such permits may be for a specified, limited period of time as determined
through the approval process.

o The letter “SP” designates use classifications permitted in the University Avenue Specific
Plan Area subject to the granting of a Site Plan Review permit.

e The symbol "-" (a dash) designates use classifications NOT PERMITTED in the University
Avenue Specific Plan Area.

Using Tables 2 and 3

Land Uses Permitted In Each Subdistrict. The land uses permitted in each Subdistrict shall be only
those uses expressly permitted in Table 2.

This table of land uses is based upon uses that are listed in the underlying zones within the
University Avenue Specific Plan Area. These zones are the Commercial Retail (CR) Zone,
Commercial General (CG) Zone, Mixed-Use Urban (MU-U) Zone, and Multiple Family
Residential ("R-3") Zone. In order to implement the vision for University Avenue, the
applicability of these uses has been modified or expanded as appropriate. Land uses are arranged
alphabetically in Table 2.

The criteria established in this Specific Plan shall apply to all land uses permitted in the University
Avenue Specific Plan Area and shall govern where conflicts arise with any regulations of an
underlying zone. Unless specifically otherwise indicated in Table 2, all uses within the University
Avenue Specific Plan Area, shall be conducted wholly within a building, except for off-street
parking. Exceptions to this would be outdoor dining, food carts and kiosks. Outdoor dining is
acceptable in association with any restaurant, subject to the approval of design and location factors
by the Design Review Board. Food carts and kiosks are anticipated to be part of potential mixed-
use projects. Provisions for these would be made as part of the conditional use permit process.

Limitations On Permitted Land Uses. Land uses permitted in each Subdistrict of the Specific Plan
Area shall be subject to certain limitations indicated in Table 3, Additional Use Regulations, and
prescribed by the number or numbers following the "L" designator in Table 2.

Uses Not Listed in Table 2

Any use not specifically permitted is prohibited, except uses that are determined by the Planning
Director to be similar to the listed uses.
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Table 2
LAND USES PERMITTED IN EACH SUBDISTRICT

Land Use Classification Subdistrict1  Subdistrict2 Subdistrict 3  Subdistrict 4a  Subdistrict 4b

Addressing service office P P P P -
Advertising agency office P P P P -
Administrative offices p P P
Ambulance service - - - -
Antique shop P )
Appliance store p P
Appraiser office p P
Architect office P )

P P

P P

P P

0
1
1

Art shop or gallery
Art supply store
Attorney at law office

Adult entertainment uses as defined in Chapter -- -- -- -- --
19.61 of the Zoning Code

Automobile dismantling facility - -- - - -
Automobile storage garage, commercial - - - - -
Automobile, van and truck sales - - - -- -

Automobile painting facility, including -- -- -- -- -
incidental body and fender work

Automobile rental -- - - - -
Automobile service station -- - - - -
Automobile service center -- - - - -

Automobile parts and accessories, retail (no C C C - --
service)

Automobile tire recapping - - - -- -

Automobile wash facility (car wash), hand or - - - - -
mechanical, including detailing

Bail bond agency -- -- -- - -
Bakery, retail P, L26 P, L26 P, L26 P, L26 -
Bar, cocktail lounge, tavern C C C C --
Barbershop P P P P -
Beauty shop P P P P -

W U U U U UV O
1
1

Beverage container recycling facility (except -- -- -- - -
auth., state-mandated collection points)

Billiard or pool hall C,L27 C,L27 C,L27 C, L27 -
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Table 2
LAND USES PERMITTED IN EACH SUBDISTRICT
Land Use Classification Subdistrict1  Subdistrict2 Subdistrict 3  Subdistrict 4a  Subdistrict 4b
Bicycle shop P p P p -
Boat sales or rentals -- -- -- - -
Book store P P P P -
Bowling alleys -- C C C -
Bus terminal -- - - - -
Business and management consultant office P P P P --
Camera store P P P P -
Catering establishment P P P - -

Cemeteries, columbariums, crematories, -- -- -- -- --
mausoleums - offices connected with and
incidental to such uses

Check cashing facility (payday advance) M M M M -
Chiropodist office P P P P -
Chiropractor office P P P P -
Churches, church schools, parsonages, C C C C --
monasteries, convents and recreational or

entertainment uses incidental to church

purposes

City planner office P P P P -
Cleaning and dyeing establishment (dry P P P P -
cleaners)

Clothing and wearing apparel shop P P P P -
Clubs and lodges (private, nonprofit) C, L8 C,L8 C,L8 C, L8 -
Coffeehouse P P P P -
Collection agency office P P P P -
Commercial coaches P, L1 P, L1 P, L1 P, L1 --
Computer hardware & software store P P P P -
Computer sales & service P P P P -
Confectionery store P P P P -
Consumer electronics store P P P P --
Contractor storage yard - - - - -
Copy shop P P P p -
Commercial radio and television transmitting -- -- - -- -
and receiving station and antennas

Creamery or other dairy processing facility - - - - -
Credit reporting agency office P P P - -
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Table 2
LAND USES PERMITTED IN EACH SUBDISTRICT
Land Use Classification Subdistrict 1~ Subdistrict 2 Subdistrict3 Subdistrict4a  Subdistrict 4b
Day nursery, nursery school, house for C C C C -

children, and day care facility

Decorating or drapery shop

Delicatessen

Department store

Dental laboratory P,
Detective agency office

Dry goods or notions store

Drug store

Economist office

Educational institutions and private elementary
and high schools

Employment agency office
Engineer and surveyor office P P P P -

Establishments involving large assemblages of -- C, L9 c, L9 c, L9 --
people or automobiles, such as open-air

theaters, stadiums, auditoriums, exhibition

halls and sports arenas

Farm and garden implement sales or rentals -- -- -- - -
Film processing - retail P, L7 P, L7 P, L7 P, L7 -

Financial institutions, including banks, thrifts P P P -
and credit unions

Florist shop

Frozen foods locker
Furniture store

Furniture reupholstery shop

Grocery, fruit or vegetable store or meat
market

Gun shop / gun smithing - - - - -
Hardware store P P P p -
Health studio, reducing salon or gymnasium -- C C C -
Heliport and helistop - - - - -

Homes for the aged, convalescent homes, rest C C C - -
homes, nursing homes and homes for mental
patients

Hospital and sanitarium - - - - -
Hotel - commercial -- -- c,L30 - -

O U T U U -~ U T T
O U U U - U T ©
O U U U - U T ©

o
0
0
0
1
1

W U U U T
0
0
0
1
1
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Table 2
LAND USES PERMITTED IN EACH SUBDISTRICT
Land Use Classification Subdistrict 1 Subdistrict2 Subdistrict3  Subdistrict4a  Subdistrict 4b
Ice cream store P P P P -
Ice sales facility - - - - -
Ice skating rink - C C C -
Insurance broker office P P P P -
Jewelry store P P P P -

Keeping animals or fowl, including poultry, -- -- -- - -
pigeons, rabbits, horses, mules, ponies, goats,
sheep, cows, reptiles, exotic or similar animals

Laboratory P, L28 P, L28 - - -
Land title company office P P P P -
Landscape architect office P P P P -
Laundry agency - - - - -
Laundry - commercial - - - - -
Laundry - self-service (laundromat) P P P -- --
Leather goods or luggage store P P P p -
Libraries and museums (nonprofit) C C C C --
Liquor store - - - - -
Liquor sales - ancillary use C,L29 C,L29 C,L29 C,L29 --
Manufacturer's representative office P P P P --
Mental health counseling - outpatient facility P P P P --
Millinery shop P P P c -
Mini mall C, L35 -- C, L35 - -
Mineral extraction / surface mining - - - -- -
Mixed-use development, planned sp, L11 sp,L11  -sp,L11 sp,L11 sp,L11
commercial/residential
Mixed Use (5" Cycle Housing Element SP, L11 sp, L11 Sp, L11 SP, L11 sp, L11
Rezone Program Sites with Mixed Use
Zoning)
Mobile home sales -- - - - -
Motel -- -- Cc, L30 - -
Mortuary and associated chapel - - - -- -
Movie theater C C C C -
Multiple-family residences -- c, L10 -- c,L10 P

P, L36 P, L36 P, L36 P, L36 P, L36
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Table 2
LAND USES PERMITTED IN EACH SUBDISTRICT
Land Use Classification Subdistrict 1  Subdistrict2 Subdistrict 3  Subdistrict4a  Subdistrict 4b

Multiple-family residences (5" Cycle Housing
Element Rezone Program Sites with Mixed
Use Zoning)

Museum (commercial)

Music store, record store
Newspaper publishing or printing
Newsstand

Night club -
Oculist office
Optician office
Optometrist office

Outdoor dining as defined in Section
19.04.394 of the Zoning Code

Osteopath office P P P P -
Parking, off-street (independent lot) P P P P -
Patio furniture sales P P P -- -
Pawnshop / pawnbroker - - - - -
Pet shop P P P p -
Photocopying and blueprinting P P P P --
Photographer studio P, L6 P, L6 P, L6 P, L6 -
Physical therapist P P P P -
Physician office P P P P -
Plant nursery, retail P, L18 P, L18 P, L18 - --
Post office p P P
Prescription pharmacy
Psychiatrist office

Psychologist office

Public accountant office

Public notary office

Public relations consultant offices
Public uses

Publishing company office

Public utility service office

U W UV O

T U U U O W U U O
T U U U O W U U O

U U UV O

o
U -0 U U U U U T
w
o
w
o

w
s
U -0 T U U U U U U
1
1

U - O U U U U U T
U - O U U U U U T
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Table 2
LAND USES PERMITTED IN EACH SUBDISTRICT
Land Use Classification Subdistrict 1 Subdistrict2 Subdistrict3  Subdistrict4a  Subdistrict 4b
Public stenographer office p P P P -
Real estate broker office P P P P -
Research offices P, L4 P, L4 P, L4 P, L4 -
Restaurant or cafe - with no on-site liquor P P P P --
sales
Restaurant or cafe - with on-site liquor sales MC MC MC MC -
Restaurant - with drive-thru pursuant to C, L33 C, L33 C, L33 C, L33 --
specified development standards in Table 4
Roller skating rink - C c c -
Shoe repair shop P P P P -
Shoe store p p p p -
Smoke shop - - - - -
Soda fountain P P P P -
Sporting goods store P P P P -
Stationery store P P P P -
Stockbroker office P P P P -
Studio or school - art, music, voice, dance or P P P P --
modeling
Substance abuse facility - - - - -
Supermarket P P P - -
Surgeon office P P P P -
Swap meet - indoor c - - - -
Swap meet - outdoor -- - - - -
Tabulation and computing service office P P P P -
Tailor shop - custom making P P P P --
Taxidermist - - - - -

Telegraph consumer service office P

Telephone answering service office P

Theater, excluding outdoor theater C C C C --
P

Ticket office / ticket agency
Tobacco shop - - - - -
Tobacco sales — Ancillary to a permitted use P P P P -
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Table 2
LAND USES PERMITTED IN EACH SUBDISTRICT
Land Use Classification Subdistrict1  Subdistrict2 Subdistrict 3  Subdistrict 4a  Subdistrict 4b
Toy shop P P P P -
Trade associations, labor organizations, P,L5 P,L5 P,L5 P,L5 -

fraternal and social organizations
Trailer sales or rentals - - - - -

Transportation ticket agency office P P P p -
Travel bureau or agency P P P P -
Vocational and self improvement school c, L19 c, L19 c, L19 c, L19 --
Variety store P P P p -
Veterinary clinic and small animal hospital C, L23 C,L23 -- -- --
Video / game arcade - C - C -
Video / game arcade, ancillary use P P ) = -
Video sales / rental store P P P P -
Watch and clock repair shop P, L15 P, L15 -- - -
Wedding chapel or parlor C - C - -
Yogurt shop P P P P
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Table 3
ADDITIONAL USE REGULATIONS

L1 Only as temporary offices during the construction of a permanent building.

L2 Subject to the limitation that manufacture, fabricating or selling of any article or commodity
other than that incidental to dental offices shall not be permitted.

L3 Provided that printing operations are not included.

L4 Provided that such research offices are for the conduct of scientific research, theoretical
studies and investigations by or under the supervision of professional scientists and/or highly
trained specialists in the fields of physical, economic or social research; and provided that
such research shall not involve the manufacture, fabrication, processing or sale of products
on the premises; and provided that such research shall not be obnoxious or offensive by
reason of emission of dust, gas, smoke, noise, fumes, odors, vibrations and potential release
of hazardous materials or other similar causes.

L5 Provided that the use is limited to administrative or executive offices only.

L6 Provided that wholesale commercial sales of equipment or supplies shall not be permitted;
but incidental film processing may be included.

L7 Provided that wholesale commercial sales of equipment or supplies shall not be permitted.

L8 Private catering business in conjunction with such uses may be included as an ancillary
function provided that the conditional use permit specifically includes the catering business.

L9 Only within an auditorium as a part of a hotel or educational facility.

L10 Only as an integral part of a mixed-use development containing at least 15-acres in
accordance with the provisions of this Specific Plan.

L11  Refer to Table 19.120.050 (Mixed-Use Zones Development Standards) for development
standards for Planned Residential and Commercial Mixed-Use Developments. See Section
7.2 of the Specific Plan for applicability.

L12  (Reserved)

L13  Inaccordance with the provisions of Chapter 19.40 of the Zoning Code; except that the sale
of beer, wine and other closed container alcoholic beverages shall not be permitted.

L14  (Reserved)

L15  Excluding the sale of any merchandise or product except necessary parts sold in connection
with the repair of watches and clocks.

L16  (Reserved)
L17  (Reserved)

L18  Need not be conducted wholly within a completely enclosed building, provided that plants
shall be the only items stored or displayed outside an enclosed building; and further provided
that storage of fertilizers, plant food, mulches, potting soils, planters, flower pots, garden
tools and similar items shall be screened from views from public rights-of-way and common
private access ways.

L19  Provided that schools involving the use or storage of goods, articles or substances which are
combustibles, inflammable or explosive or likely to create a fire, radiation or explosive
hazards and schools using equipment or processes permitted only in the C-3, M-1, M-2 and
AIR Zones shall be prohibited; and further and provided that such use shall not be obnoxious
or offensive by reason of emission of dust, gas, smoke, noise, fumes, odors, vibrations and
potential release of hazardous materials or other similar causes.
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Table 3
ADDITIONAL USE REGULATIONS

L20  (Reserved)

L21  (Reserved)

L22  Inaccordance with the provisions of Section 19.30.020(63) of the Zoning Code.

L23  Provided that the use is restricted to the medical treatment and incidental care such as bathing,
the trimming of common household pets on an outpatient basis only, except that temporary
boarding in connection with medical treatment shall be permitted and except that short-term
boarding shall be permitted.

L24  (Reserved)

L25  (Reserved)

L26  Provided the use involves retail sales only, and the products are sold only on the premises.

L27  Provided that such use does not include the sale of alcoholic beverages, including beer and
wine.

L28  Provided that such laboratory shall not involve the use or storage of goods, articles or
substances which are combustible, inflammable or explosive or likely to create a fire,
radiation or explosive hazard; and further provided that such laboratory use shall not be
obnoxious or offensive by reason of emission of dust, gas, smoke, noise, fumes, odors,
vibrations, potential releases of hazardous materials or other similar causes.

L29  Closed container sale of alcoholic beverages, including beer and wine, shall be permitted only
as an ancillary use incidental to the sale of consumer soft goods; and further provided that
space allocated to the sale of such alcoholic beverages is limited to no more than 15% of the
total floor area devoted to the sale of such goods within the establishment.

L30  Provided that the facility includes no less than 100 rooms and that on-site amenities include
a full-service coffee shop, a 24-hour staffed front-office and rooms accessible by interior
corridors. Rate sign advertising shall not be permitted. Commercial Hotel shall not mean a
motel or a facility designed for single-room occupancy purposes, care facilities, half-way
houses, or similar special purpose residential lodging facilities.

L31  (Reserved)

L32  (Reserved)

L33  Restaurant Drive-thru lanes, operations and service shall be permitted subject to the approval
of a Conditional Use Permit and the criteria found in Table 4, Development Standards.
Subject to the provisions of the Zoning Code.

L35  For properties zoned as Mixed-Use Village (MU-V) or as Mixed Use-Urban (MU-U) as part

L36  of the 5" Cycle Housing Element Rezone Program to meet the City’s Regional Housing
Needs Allocation (RHNA), mixed use, and multiple-family residential uses shall be subject
to the provisions of the Zoning Code. As provided in the Zoning Code, the mixed-use zoning
for these sites shall allow stand-alone multi-family residential use by right per State Law
(Government Code Section 65583.2).
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7.0 DEVELOPMENT STANDARDS

71 Intent of the Development Standards

As stated in the preceding chapter, the policies, standards and design guidelines in this Specific
Plan are formulated to implement an overall vision and development strategy for University
Avenue as articulated through a number of means, not the least of which are the Strategic
Development Plan for University Avenue and concerns raised through the public review process.
This chapter outlines a further tier of objectives and policies pertaining to the plan's second major
component - development standards.

The development standards contained in this section are regulatory in nature and govern all
development within the Specific Plan Area. The standards should be used in combination with the
Design Standards and Guidelines set forth in Section 8.0.

The densities proposed are consistent with the General Plan and, therefore, the roadway widths
and types provided for in the Circulation Element will accommodate anticipated traffic demands.
Major projects will, of course, be supplemented with specific traffic studies designed to address
traffic impacts on a project specific basis. Where traffic would impact State Route 91 and
Interstate 215, Cal-Trans will be invited to comment on any proposed projects. In addition, the
Planning Department's environmental review function will address traffic impacts through such
"Traffic Management Association™ (TMA), considerations as flex-time work scheduling, on-site
rideshare coordination and the like. In addition, the City's current fee schedule assesses fees for
traffic impacts from project development.

7.2  Organization of the Development Standards

Table 4 lists development standards by Subdistrict. For Mixed-Use Developments as defined in
Section 6.1.1 (Definitions), the standards contained in Table 19.120.050 (Mixed-Use Zones
Development Standards) of the Zoning Code shall apply based upon the mixed-use zone
corresponding to the General Plan Land Use Designation of the subject site.

B UNIVERSITY AVENUE SPECIFIC PLAN Page 7-1 |



Chapter 7 Development Standards
0000000
Table 4
DEVELOPMENT STANDARDS BY SUBDISTRICT
Section | Subdistrict 1 Subdistrict 2 | Subdistrict3 [  Subdistrict 4

7.1 Building

7.1.1 Intensity (Floor Maximum of 0.35 [ Maximum of 0.50 except for | Maximum of 0.35 | Maximum of 0.50
Area Ratio) except for | Planned Mixed Use Commer- | except for Consoli- | except for Planned

Consolidated cial/ Residential | dated Block Devel- | Mixed Use Commer-
Block Development, a maximum of | opment (see 7.2.7 of | cial/ Residential
Development (see | 2.0 (see Table 5). this Table). Development, a maxi-
7.2.7 of this | For drive-thru restaurants in mum of 2.0 (see Table
Table). Subdistrict 2 (see section 7.6). 6).

7.1.2 Height! Maximum of 35 Maximum of 35 ft. within 50 [ Maximum of 75 ft. Maximum of 35 ft

feet. ft. of a residential zone; other- except for  Planned
wise a maximum of 55 ft. Mixed Use Commer-
except for Planned Mixed Use cial/ Residential
Commercial/ Residential Development (see Table
Development (see Table 5). 6).

7.1.3 Blank Walls No building wall facing a public street or adjacent residential uses shall extend more than 25 feet vertically
or horizontally without a visual break created by a minimum 2-ft. recess articulation in the exterior wall or
architectural detailing.

7.1.4 Ground Floor Front At least 75% of the area of the ground floor building wall fronting University Avenue shall be devoted to

Facade Treatment pedestrian entrances, display windows and other techniques in order to provide visual interest and establish
a pedestrian environment along University Avenue.

7.1.5 Compatibility with The rear and side walls of buildings which are visible from adjacent lots or streets shall be treated the same
Surrounding as the front wall. The walls of any parking structure or that portion of any structure used for parking shall
Development be designed to substantially screen vehicles in the structure from a view of a person on a public street. The

walls of the parking structure shall be similar in color, material and architectural detail with the building it
Serves.

7.2 Site Design

7.2.1 Building Location Buildings shall be located as close as possible to the front setback line of University Avenue and parking
shall be located to the rear or side of the parcels. For drive-thru restaurants in Subdistrict 2 see section 7.6.

! Roof structures specified in Section 19.68.030 of the Zoning Code shall be permitted in addition to heights specified for

each Subdistrict.

B UNIVERSITY AVENUE SPECIFIC PLAN

Page 7-2



Chapter 7 Development Standards

0000000
Table 4
DEVELOPMENT STANDARDS BY SUBDISTRICT
Section | Subdistrict 1 Subdistrict 2 | Subdistrict3 |  Subdistrict 4
7.2.2 Required Front For the purposes of these standards, the front yard is the yard adjacent to University Avenue.

Yard Setback
The minimum setback along University Avenue shall be 20 ft. from the property line.

Within this setback area, the following is permitted:

e  Pedestrian access walkways and plazas

e Vehicular access driveways, but not parking

e Lights to illuminate pedestrian access ways and vehicular access driveways and landscaped areas or
buildings

Signs in accordance with the provisions of this Section

Open trellis structures or arcades over sidewalk areas are permitted, subject to Design Review approval
Landscaped areas

Pedestrian amenities such as decorative trash receptacles, benches, water elements, bicycle parking areas,
public art and sculpture, bus/shuttle stops subject to Design Review approval.

e Outdoor dining areas and fences defining these dining areas subject to a Conditional Use Permit and

Design Review approval.

Within this setback area the following landscaping shall be required:

e From Park to lowa Avenue plant a minimum of 24-inch box canopy trees spaced approximately 60 ft. on
center in a 10 to 12-ft. wide planting strip adjacent to the public sidewalk, coordinating with the
Streetscape Concept Plans for University Avenue or subsequently refined plans. (See Figure 29 of the
Design Guidelines.) Concrete paving with a broom finish shall connect University Avenue and buildings
on the property and a minimum of 50% of the area shall be in ground cover.

e From lowa to 1-215, plant a minimum of 24-inch box canopy trees spaced in a staggered pattern with
proposed shade trees planned for the public rights-of-way as a part of the Streetscape Concept Plans for
University Avenue or subsequently refined plans. Decorative brick-like and concrete paving as per
Design Review Guidelines for University Avenue.

Within this setback area, the following appurtenances shall not be permitted:

e News racks.

e Vending machines.

e Public telephones.

7.2.3 Required Street Minimum of 10 ft. Minimum of 10 ft. Minimum of 10 ft. Minimum of 10 ft.
Side Yard
7.2.4 Required Side Minimum 20 feet side and rear yards, of which no more than 15 feet may include parking.
Yard Adjacent to
Residentially
Zoned Property
and All Rear
Yards
7.2.5 Lot Area? Minimum of Minimum of 80,000 s.f. Minimum of 20,000 | Minimum of 80,000 s.f.
20,000 s.f. For drive-thru restaurants | s.f.
in  Subdistrict 2 see
section 7.6.

2 Applicable to all lots created after the date of adoption of this Specific Plan.
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Chapter 7 Development Standards
0000000
Table 4
DEVELOPMENT STANDARDS BY SUBDISTRICT
Section | Subdistrict 1 Subdistrict 2 | Subdistrict3 |  Subdistrict 4
7.26 Lot Width® Minimum 100 ft. Minimum 100 ft. Minimum 100 ft. Minimum 100 ft.
7.2.7 Lot See Footnote Below N/A See Footnote Below N/A
Consolidation®
7.28  Off-Street In accordance with Chapter 19.74 of the Zoning Code, unless otherwise specified for a particular use or mixed
Parking use in a subdistrict.
Required
Spaces
7.29  Curb Cuts The number of curb cuts on property fronting on University Avenue shall not be increased; curb cuts shall be
eliminated where possible. Access to parking and service areas shall be provided from an alley or adjacent
side street where such exists adjacent to the property, if feasible. Initiation and/or continuation of reciprocal
access and parking easements may be required so that existing or future properties or developments may be
interconnected, thereby reducing the need for additional curb cuts. Arrangements for future driveway removal
may also be required.
7.2.10 Walls and Six-ft. high masonry walls shall be erected and maintained along property lines adjoining any lot in any
Fences residential zone.
Adjacentto a
Residential
Zone
7.2.11  Screening
Required Walls | Walls located along a lot which abuts a public street other than University Avenue shall be set back a minimum
for On-Site of 5 ft. from the property line adjacent to that street. The area between the sidewalk and wall shall be
Parking landscaped in accordance with the Design Guidelines. When a greater wall setback is required elsewhere in
the Design Guidelines, the greater setback shall be required.
Trash A trash enclosure, six feet in height, constructed of similar material of the building, shall be provided on site.
The trash enclosure shall be enclosed on all sides, and shall be six feet in height with a solid gate providing
access to the trash area. Trash enclosed within the enclosure shall not exceed the height of the enclosure. No
trash shall be stored in any section of the site except within an enclosed structure.
Roof All heating, ventilation, air conditioning equipment and ducts and other equipment or appurtenances located
Appurtenances on roofs shall be screened from the view of people at ground level or adjacent buildings. Screens must be at
least as high as the equipment.
Loading Areas All loading areas shall be screened from view from adjacent lots and public streets by a solid fence or wall not
less than 6 feet in height.
7.2.12 Pedestrian A clearly defined pedestrian walkway shall be provided to connect building entrances to parking spaces and to
Linkages adjacent sidewalks.
7.2.13 Lightand Glare | All exterior lighting shall be of an indirect nature, shielded to minimize illumination of adjacent properties and
to reduce glare. Freestanding light poles shall not exceed a maximum height of fourteen feet.
7.2.14  Utilities All utility connections from the main line in the public right-of-way to buildings shall be located underground.

To eliminate curb cuts and provide opportunities for image, pedestrian, and vehicular improvements, lot consolidation is encouraged. If the
project is a Consolidated Block Development as defined in Section 6.0 of this Specific Plan, subject to the granting of a Conditional Use

Permit.

®  The total parking requirement for a combination of restaurants, retail and offices on a Consolidated Block Development site may be
reduced up to 25% from the requirements otherwise specified in this Chapter, subject to the findings of a shared use parking analysis
provided by the applicant.

®  The Floor Area Ratio (FAR) may be increased to 1.0, provided other development standards of the Specific Plan are satisfied.
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Chapter 7

Development Standards

Development
Criteria

0000000
Table 4
DEVELOPMENT STANDARDS BY SUBDISTRICT
Section | Subdistrict 1 Subdistrict 2 | Subdistrict3 |  Subdistrict 4
7.3 Landscaping If an assessment district for implementation of the Streetscape Concept Plan has not been approved at the time
of Public of improvement of a property, trees shall be planted in the public right-of-way or a street tree planting easement
Rights-of-Way in accordance with the specifications established by the University Avenue Design Standards and Guidelines.

7.4 Signs Chapter 19.76 of the Zoning Code shall apply. New billboards are prohibited.

7.5 Subdivision No property shall be subdivided into smaller parcels within the University Avenue Specific Plan Area, except
that subdivision may be permitted within an integrated project, such as a shopping center, condominium or
planned mixed use commercial/residential development in accordance with the provisions of this Specific Plan.

7.6 Drive-thru General Standards

Restaurant 1) Drive-thru restaurants are only permitted with the approval of a Conditional Use Permit.
Design & | 2) The proposed site, either currently or proposed, shall be part of a commercial complex of eight acres or

greater in size with shared access via a driveway serving the restaurant as well as the greater commercial
complex. If the proposed site is on a separate parcel, the parcel should be no less than 30,000 square feet.

3
4) Associated indoor or outdoor playgrounds shall be prohibited.

5) Additional driveway openings to a parcel shall be discouraged and existing driveways are to be closed
where feasible.

6) Buildings shall be designed with substantial mass (height and bulk) to create a strong building profile on
the property as seen from the street frontage.

Drive-thru Lane and Window Standards
7) Drive-thru windows are prohibited on the front building elevation directly facing a street frontage.

8) Drive thru lanes shall be designed in such a way as to be screened from view from the street through
elevation differences, landscaping, arbors, trellises, canopies, walls and other architectural features used to
reduce the visual presence of drive-thru operations.

Outdoor Dining Standards

9) Ifan outdoor dining area is proposed, it shall be located fronting on the street frontage to promote pedestrian
traffic.

10) All outdoor dining areas shall be designed in compliance with the City’s “Outdoor Dining and Outdoor
Food Preparation Requirements and Design Guidelines.”

11) Outdoor dining areas may encroach to within five feet of the street frontage property line to encourage
pedestrian usage.

Additional Design Standards for Drive-thrus with frontage on University Avenue

12) The building shall be located in close proximity to the street frontage with parking and drive-thru lanes
located to the rear of the building.

13) The restaurant should incorporate significant outdoor dining facilities, which shall be prominently visible
from and integral to University Avenue.

14) No parking shall be located between University Avenue and the applicable primary building on the parcel.

15) Clear and dominant pedestrian access should be provided from University Avenue to the restaurant use.
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8.0 DESIGN STANDARDSAND GUIDELINES

8.1 Intent of the Design Standards and Guidelines

Thefollowing design standards and guidelines are intended to be used within the University Avenue
Specific Plan Areaby City Staff and the Design Review Board in evaluating devel opment proposals
and by developers and property owners in the preparation of their submittals for approvals by the
Board. These guidelines are in addition to the existing City of Riverside Design Review Guidelines.

The purpose of the Design Standards and Design Guidelines is to encourage development and
redevel opment along University Avenuein amanner which isaesthetically pleasing, harmoniouswith
its neighbors, attentive to detail and related to human scale. These guidelines are meant to encourage
individual expression in the development of land and buildings along the corridor while maintaining
continuity in the design of the urban environment. At the same time, the intent of these guidelinesis
to protect and enhancethose qualitiesand characteristicsof the University Avenuecorridor which seem
mutually advantageous to the City in general and to the property ownersin particular. The guidelines
establish ahigh standard for design quality, but are flexible enough to allow individual expression and
imaginative solutions. The applicant is encouraged to consult other chapters of this document
including Chapter 5.0 Circulation/Streetscape Standards and Guidelines for Public Property; Chapter
6.0, Land Use Regulations; and Chapter 7.0, Specific Plan Development Standards, as well as other
City codes and regulations in addition to these guidelines.

8.2  Organization of the Design Standards and Guidelines

The text that follows starts with design standards and guidelines that are applicable to the entire
Specific Plan Area. These arethe standardsthat areintended to unify the Avenue or which aretypical
responses to common design concerns. The discussion does not stop there, however, because
University Avenue will also be distinguished by distinctive districts. Therefore, following the more
generic standards and guidelines are those that are intended to bring uniqueness to each of the
subdistricts.
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Chapter 8 Design Sandards and Guidelines
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8.3  Design Standardsand Guidelines Applicableto All Subdistricts

8.3.1 Architectural Character/Building Design

Building Architecture

Buildingsaong University Avenueareexpected to adhereto ahigher standard of design than currently
exists. Building facades should have an elegant, timelessand permanent quality relating to the heritage
and climate of Riverside. Buildings should not be copies of historic buildings but should draw from
their positive features (Figure 21). Features of thistype of character include:

1 A consistent material and color palette

1 Articulated building planes and height to create a pleasing variety and pedestrian scale

1 Arcades, awnings, trellises and canopies for shade

Design emphasis on entrances to shops and paseos

Fountains, courtyards and landscaped features and elements of Riverside' s citrus heritage in
high activity areas

A uniform signage program
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Riverside Community Center at Bobby Bonds Park
Located on University Avenue.

Citrus Trees, Other Fruit Trees and Palms in a Development Rows of Palms Along University Avenue Should
Reinforces the History of Riverside.

Be Preserved, Where Possible.

 Figure2l
Buildings and Landscaping Which Relate to

the Positive Features of Historic Riverside

UNIVERSITY AVENUE SPECIFIC PLAN Page8-3 N



Chapter 8 Design Sandards and Guidelines

T

Each new building shall incorporate at least two (2) early Riverside elementsvisible from University

Avenue:
1 Terracottatile roof
1 A courtyard with atile fountain

1 Pergolas or an arcade along the street

1 Roofed balconies

1 Cast terra cotta trim or decorative tiles on more than 50% of the ground floor area
Materialsand Colors

Relationship to Riverside's Heritage. Some materials that relate to Riverside's heritage include thick

stucco walls and bricks, wood and concrete trellises and pergolas, terra cotta tile roofs, decorative
ceramic tiles, and steel filigree.

Quality Materials. Quality materialsare desired such as smooth sand finish stucco rather than swirling
applications, brick and stone paversrather than stamped concrete, wood window framesrather than mill
finish duminum. The following are examples of building materials which are preferred along the
University Avenue Corridor (Figure 22):

1 Smooth finish stucco; for example, exterior stucco of 30-silicasand with Portland cement and
lime, and applied with asmooth trowel finish and painted with elastomeric paint, is preferred.
Screed expansion joints are favored, which are integrated with the design of windows and
doors.

Brick and/or brick veneer with anatural color grout.

Precast concrete panels for structurestaller than two stories.

Cut stone, tile or other smooth, durable material on the ground level (the base) for visual
interest and for ease of graffiti removal.
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Figure 22
Quality Materials
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1 Wood, steel or aluminum and clear glass on storefronts, windows, or doors.
1 Canvas awnings, not vinyl or aluminum.

Examples of Inappropriate Materials. The following materials should not be used because of design
inappropriateness, difficulty in maintenance, and/or undesirable appearance.

1 Imitation special "rock work™" or imitation brick on facades.
1 Imitation wood siding.
1 Stucco treated with an exaggerated texture.

1 Tinted opague glass

1 Concisely finished "rough-sawn" wood siding or rustic materials.
1 Wrought iron "New Orleans style" grill and rail work.
1 Astroturf.

Harmonious Colors. Light or medium neutral colors on buildings are preferred over dark colors that
tend to absorb heat and make an areaappear more bulky. Garish, "day-glow" colorsareto be avoided.
Strong accent colors may be used for accents such as awnings, door trim, window mullions, window
trim, or pedestrian amenities, provided such colors are clearly secondary to amore neutral base color.
Colors such as dark green, blue, or rust are preferred for accent colors.

Massing/Building Bulk

Structures along University Avenue should be designed to create visual interest, a pedestrian scale
street facade, and a harmonious relationship between buildings.

Articulation of the Form of the Building. Structures shall be articulated in form rather than massive
blocks (Figure 23). Building bulk, particularly of buildings over two stories, shall be mitigated by
architectural devices such as stepped terraces, changes in plane, and articulated roof lines.
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The Form Artculated by Devices such as Stepped Terraces, Visual Interest at the Street Level by Awnings, Storefronts
and Extension of Building to Mask Parking.

Building Shaped at Comers to Respond to Pedestrian Crossings
and Spaces.

=
Changes in Planes and Shapes

A Variety of Roof Forms

Figure23
Architectural Building Mass
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Pedestrian Interest. The form of the building and its architectural details shall be designed to create
visual interest at the street level (Figure 23). Techniques may include the following:

1 Staggering the face of the building.

1 Recessing doors and windows.
1 Providing attractive and varied display windows.

Visualy extending interior spaces outside through the use of the same paving material; for
example quarry tile or similar paving material could be used inside as well as on the sidewak
in front of the entrance.

Providing awnings or other devices for weather protection which relate to the overall scale of
architectura details.

Street Corner Articulation and University Avenue Frontage Orientation.

1 Building volumes at corners shall be shaped and articul ated to respond to pedestrian crossings
(Figure 23).

Primary entrances to buildings should be oriented to University Avenue or directly accessible
from University Avenue. The main entrance should be easily identified and should not be
oriented directly toward arear parking lot.

Design Treatment on All Facades. Where the rear and sides of a building are visible from adjacent
streets or an adjoining residential area, they should receive equivalent design treatment as the front
facades (Figure 23).

Roofs
Roof forms shall be compatible with the historic heritage of Riverside. Full shed roofs, gableand hip

roofs are preferred. Flat roofs which are finished with a decorative cornice are aso acceptable.
Mansard roofs are not acceptable, as they are inconsistent with this character (Figure 23).

Variation of these roof forms are encouraged in large structures to create a village-like atmosphere.
Windows and Doors
Special Design Elements. Entry doors and windows fronting upon and/or visible from University

Avenue shall be considered as specia design elements and shall be treated accordingly by such
treatments as recessing or specia trim.

Windows and Doors Recessed. Windows are expected to be recessed to the maximum withina2 x 6
foot stud wall to provide depth and definition. Entrance doors shall berecessed 2 feet or more (Figure
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24).

Consistent Sizes and Shapes. Windows shall be designed with as much consistency as possible. Too
many different sizes and shapes of windows are discouraged.

Square-Cut Profile. Frames, trim, moldings and stops should have a square-cut profile.

Building Security Systems. Useinterior electric security system, vandal-proof glazing, or if metal grills
or shuttersare necessary, thegrillsand shutters should total ly recessinto overhead cylindersor pockets
that completely conceal the grill or shutter in the daytime.

Parking Structures

Screening of Undesirable Elements. Structured parking shall be designed so that sloping floorsare not
visible from adjacent streets and to minimize views of light sources and cars from nearby streets and
sidewalks.

Compatibility with the Principal Structure. Parking structures shall be built using the same materials
astheprincipal structure. Parking structuresshall be designed with small vertically oriented openings
to give the appearance of a building with windows. Ground floor retail or office uses shall be
incorporated into parking structures with frontage on a major arterial.
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for Second Floor.
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Consider Entrances and Doors as Special Design Elements.

Use Arcades, Courtyards, Fountains to Create
Pedestrian Interest.

Design Parking Structures Compatible With Adjacent Residential,

Figure 24
Windows, Doors, Parking Structures
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Compatibility With Adjacent Residential. Parking facing adjacent residential neighborhoods shall be
screened from such neighborhoods as required in the zoning code. Structures and screening devices
shall be designed to be compatible with these neighborhoods by the use of decorative block, specid
color treatment, landscaping and the terracing of parking structure floors to reduce height and mass
(Figure 24).

Rehabilitation

Thereareanumber of older buildingsaong University Avenuewhich arein need of beautification and
refurbishment. The development standards and design standards herein are primarily written to apply
to new construction and major modifications (structural modifications or addition in square footage)
to existing structures. Minor beautification and rehabilitation of existing structuresare permitted at the
discretion of the Design Review Board to improve the overall visual environment, even though all
standards and guidelines may not be able to be met.

Minor facade improvements to existing structures. The appearance of most of the existing structures
may be upgraded with simple improvements such as the removal of nonconforming signage in
windows, creating a "base" on a blank facade with paint or ceramic tile, adding colorful non-
backlighted awnings, window trim, replacing inappropriate building materials, and/or replacing
landscaping and signs to meet current requirements (Figure 25). An architect should be hired to
prepare the design, consistent with the overall intent of these guidelines.

Seismic upgrading a part of the overall design. Any seismic structural strengthening should be
conducted in the interior, if possible, or made a part of the design concept/building facade.

Sandblasting unacceptable. Avoid sandblasting of brick and wood surfaces to remove paint, as this
alters the texture and can compromise the integrity of the material.

8.3.2 Site Design and Planning

Site planning for new and rehabilitated devel opmentsal ong University Avenueand withinthe Specific
Plan areamust carefully integrate the wide range of standards articulated
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TO SCREEN AUTOMOTIVE USES

FAINT BASE DARKER
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WOOD BEEAMS .
AND PLANTERS Figure 25

Rehabilitation Concepts
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through the plan. Moreover, the development standards reflected in Chapter 7.0 of the Specific Plan
necessitate a careful attention to detail in order to bring about a demonstrable change in the character
of the Avenue.

Preservation of Existing Site Features

Existing site conditions, such as mature trees, natural drainage courses and historic structures shall be
incorporated into a project on any site.

Building and Parking Orientation

Buildings shall be placed with a street orientation to emphasize the pedestrian environment, avoid a
"sea of parking" visible to the street and to create a sense of edge along the street. Except for
Subdistrict 2, buildings shall be located closest to University Avenue, with parking in the rear, or if
necessary, ontheside. Dueto theamount of on-street parking required, it may not be possibleto create
a continuous building edge along the entire length of University Avenue but al sites should be
designed to maximize the sense of edge along the street using such design techniques such as:

1 Orienting thelonger dimension of the building along University Avenuerather than the shorter
dimension (Figure 26).

Extending decorative low walls from the building in combination with landscaping to screen
or soften parking areas and create an edge.

1 Placing an arcade or trellis structure over awalkway in the parking lot setback area.
Access and Circulation
Access and circulation should be designed to provide a safe and efficient system, on and off the site,

by reducing curb cuts, providing adequate maneuvering areaand using shared driveways. For safety
and to improve the pedestrian environmental curb cuts along University Avenue shall be reduced.

= UNIVERSITY AVENUE SPECIFIC PLAN Page 8-13 =



o

THIS FOR NEW STRUCTURES

(PLACE LONG DIMENSION ALONG
UNIVERSITY AVENUE)

—
B0\
== NN
> R A

l Q o
i LS ?;
= |

— ———

M~

LOW WALL TO SCREEN
EXISTING PARKING

THIS FOR REHABILITATION

NOT THIS FOR NEW STRUCTURES

(AVOID PLACING SHORT DIMENSION ON
UNIVERSITY AVENUE)

S S
: N Z1
== N
R S 2
|

TRELLIS IN SETEACK AREA __r
TO SOFTEN EXISTING PARKING

THIS FOR REHABILITATION

Figure 26
Building and Parking Orientation and Screening
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The elimination and/or consolidation of existing driveways shall be encouraged in all site planning.

In particular:

1 New development should locate driveways from secondary streets or alleys.

1 Adjacent developments should use shared parking and driveways wherever possible.

1 Acceleration and deceleration lanes shall be limited from University Avenue, asthese disrupt
the streetscape.

New accesspointsfrom University Avenueshould only bepermittedif theselocationsfacilitate
vehicular and pedestrian circulation such asalocation to align with afuture median break and
if other access points from University Avenue are closed.

Parking

The location of on-site parking is critical to implementation of the University Avenue Specific Plan
vision. Parking is to be primarily located in the rear or side of a site or in subterranean parking
structures, in order that buildings may front on University Avenue. As security isaconcern, parking
shall bedesigned and illuminated in such amanner asto allow view corridorsinto the parking lotsfrom
the adjacent public streetsand alleys. Parking structuresshall not front directly on University Avenue,
and parking structuresfacing major streets such aslowaor Chicago Avenues shall provide 50 percent
of the ground floor frontage in pedestrian-serving uses.

Open Space and L andscaped Areas

Landscaping and open spaces should be designed to be an integral part of the site plan and to be
compatiblewiththe University Avenue streetscape concepts. Landscaping should provide buffersand
trangitions, improve the visua environment, provide serenity, shading, and improve the pedestrian
environment. Arbors, trellises, courtyardsand decorative paving of building entrances, drivewaysand
pedestrian waysshall beincorporated into thesitedesign (Figure 27). See Section 8.3.4 for moredetail
regarding on-sitelandscaping and Section 8.3.5for on-sitelandscaping compatiblewith thestreetscape
concept for University Avenue.
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Figure 27
Landscaping and Open Space
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Fences/Walls

Theuse of fencing or walls should be consistent with the architectural character, and not interfere with
pedestrian connections. Walls and fences are discouraged unless needed for screening, to help create
asense of street edge or for safety purposes. If fencesare necessary for security, asimplewrought iron
fenceispreferred. Chain link, or barbed wire, is not permitted except during construction.

The design of walls and fences shall be compatible with that of the principal structure or structures on
the site.

Nowall or fencevisiblefrom astreet shall extend morethan 25 feet horizontally without avisual break
created by an articulation and/or architectural detailing inthewall planefacing the street, for example:

1 A staggering of the wall

1 An indentation in the wall

1 A rhythmic spacing of columns
1 A series of raised planters.
Lighting

Lighting on site should provide for a safe and pleasing environment. Enough lighting should be
provided to light rear parking lots safely, but light should be shielded from adjacent residential uses.

8.3.3 Signs

Signs along University Avenue today are relatively unattractive and cluttered and do not reflect the
City's current sign ordinance. Strengthened and consistent code compliance is essential for
improvement of propertiesalong University Avenue. All propertiesshould comply with Chapter 19.76
of the Municipal Code, the Design Review Guidelines of the City of Riverside and the following
guidelines:
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The Design of Walls Should be Compatible With the Building Wall Signs Should Respect the Rhythm and Modwlation of a
Architecture. If Fences Must be Used Wrought Iron is Preferable.  Building’s Architecture.

Figure 28
Fences / Walls / Signs
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Relationship to Architecture

1 Signs, if well designed, can add interest and visual variety for the pedestrian and contribute to
thepositive character and scaleof thestreet. Signsalong University Avenue, ingeneral, should
be smaller and emphasize the business name over products and services.

Projecting signs, wall signs, and architectural canopy signsare permitted, aslong asthesesigns
respect the rhythm and modul ation of abuilding's architectural elements such asbays, frames,
display windows, and cornices.

Projecting signsshall belimited to frontages on pedestrian courtyards and passageways, inlieu
of the sign code's provisions for an under canopy sign, where no canopy exists from which to
hang an under canopy sign. The maximum size and projection shall be in accordance with
Section 19.76 of the municipal code.

Thelocation and design of all signsshall beintegrated into landscape and building designsfor
the entire site.

8.3.4 On-Site Landscaping
L andscaping in General
Graffiti Deterrent. To minimize places for graffiti, shrubs and vines shall be planted to cover solid

walls (excluding building walls) or fences facing public rights-of-way or other areas accessible to the
public. For example, landscaping may be located:

1 In front of awall in anirrigated planting bed or series of wells.

1 Behind awall, with openings at the base of the wall through which vines can grow to cover the
front of the wall.

Where a planting bed or vine pockets are not possible, walls may be treated an "anti-graffiti" coating.
Alternatively, iron open fencing with planting may be used whereasolid wall isnot required by Code.
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Water Conservation. All landscaped areas shall be in accordance with the City's water conservation
ordinance.

Plant Materials. Drought-tolerant plant materials shall constitute the preponderance of the landscape
materials. Shrubs shall be minimum 5 gallon except that accent shrubs such as Agapanthus or Day
Liliesmay be 1 gallon. Trees shal be minimum 15 gallon size, with box size trees placed in more
visible aress.

Irrigation and Maintenance. An automatic irrigation system shall be installed and operational prior
to issuance of a Certificate of Occupancy for aproject. All landscaped areas shall beirrigated using
an automatic irrigation system which relies on bubblers and drip irrigation to the extent feasible to
minimize water loss and shall be maintained throughout the life the project.

L andscaping of On-Site Parking

Perimeter. Landscaping shall be provided along the perimeter of any surface parking lot which abuts
public rights-of-way except at pedestrian or vehicular entrancesand at aleys. Parking lot landscaped
setbacks shall be in accordance with the provisions of Title 19, except that the Design Review Board
may alow areduction of the required setback to 5 feet for parking lots located at the rear of asite on
a non-arteria frontage when, in the judgement of the Board, a larger setback would unnecessarily
constrain the development of the site.

L andscaping Within a Surface Parking Lot. Shadetreesin 15-gallon cansor greater (minimum 1-inch
caliber) shall be planted in tree wells (typically 6' x 9' in size) situated between opposing parking
spaces. |n addition the end of each parking row shall have aminimum four-foot wide planter with one
tree for each adjacent parking space. Thesetrees shall be distributed throughout the parking lot so as
to shade at least 50% of the parking lot within 10 years of planting. All parking lot planters shall be
protected by minimum 6" concrete curbing as required by Title 19.

In order to visually buffer parking lots from adjacent residential uses, an "aeria hedge", consisting of
minimum 24-inch box trees, 20 feet on center, should be provided where a parking lot is contiguous
with aresidentially zoned lot or separated from aresidentially zoned lot by a public aley.
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Gateways

Enhance Mg or Intersections. Gateway treatments should be encouraged at major street intersections
(lowa, Chicago, Kansas Avenues and Interstate 215). These gateways should consist of

1 Special landscaping at al four corners

1 Massing of adjacent buildings oriented toward the corners
1 Placement of landscaping to provide sufficient sight-lines for traffic safety and pedestrian
convenience

8.3.5 Improvementsto Compliment the Streetscape
Public Rights-of-Way L andscaping

Streetscape concept plan drawings, at a scale of 1 inch = 20 feet were prepared for the public
rights-of-way of University Avenue between Park Avenue and 1-215 based on the policies/standards
outlined in Chapter 5.0, and are on file in the Development Department. These drawings and any
subsequent refinements should be used to determine the location of future curb lines, the location of
trees, the type of trees along University Avenue, median locations, bus bays, street furniture, paving
materials, etc., for each property along University Avenue. See Chapter 5.0 Circulation/Streetscape
Standards and Guidelines for streetscape planned for public rights-of-way.

Private Property L andscaping Adjacent to the Streetscape
Figure 29 illustrates the streetscape concept for private property fronting on University Avenue.

From Park Avenue to lowa Avenue, the streetscape concept for the public right-of-way includes
alternating shade and palm trees with the sidewalk separated from the curb by alandscaped parkway
where possible. As private property develops, an additional row of shade trees shall be planted in
planting strips on private property aligned with the palm trees in the public right-of-way. Thiswill
form a staggered pattern with the shade treesin the public right-of-way.
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Typical Streetscape Concept for Public and
Private Lands from Park Avenue to Interstate-215
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From lowa Avenueto [-215, the streetscape concept includes alternating shade and palm treesin tree
wellsin awide sidewalk with brick accents. As private property develops, trees shall be added to
setbacksto form astaggered pattern coordinated with the treesin the right-of-way. Textured walkson
private property shall be compatible with the sidewalksin the right-of-way. On site plantings should
complement the species in the right-of-way.

84  Special Design Guidelines by Subdistrict
8.4.1 Special Design Guidelines. Subdistrict 1 (Small Business Opportunity Area)
Architectural Character/Building Design

Building Scale. Thisisto beadistrict of small-scale buildingsin clusterswith aresidentia character.
Large-scale buildings typical of "mini-malls" are discouraged (Figure 30). Buildings shall be oneto
stories with varied roof lines.

Preservation/Adaptive Reuse. This areaincludes a number of turn-of-the-century homes that should
be adaptively reused for business purposes. The Cultural Heritage Board staff should do an inventory
and add to preservation lists all structures meriting preservation. Thisareashould also be studied for
historic district status. A unified theme of historically appropriate uses would give this areaaunique
character that would help intensify the pedestrian use of thisarea. Specific design guidelinesfor this
areawill be devel oped when the survey work iscompleted. Inthe mean time, buidlersand staff should
use Restoration Riverside and the White Park Historic District Design Guidelines as references.
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Rear Parking Lots in Another Community

Figure 31
Subdistrict 1 Character
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Materials. Terra cottatile roofs and smooth stucco and tile walls, with vandal-proof glazing facing
University Avenue is most appropriate for this area. In addition, existing older residences should be
refurbished using the guidelinesin Restoration Riverside. Wood sided residential structures shall not
be stuccoed or clad in duminum siding. Original wood framed windows shall not be replaced with
aluminum frame windows and other materials which are inconsistent with the original design.

Site Design and Planning

Lot consolidation is encouraged to minimize curb breaks on University Avenue, to allow for shared
parking areas and to improve the visual image along the street. Figure 32 illustrates this lot
consolidation using the development and design standards outlined for a typical block in this
subdistrict. See Table 4, Section 7.2.7 for incentives for ot consolidation.

8.4.2 Special Design Guidelines: Subdistrict 2 (Community Shopping Center Area)
Figure 33 illustrates sites which are apart of Subdistrict 2 and identifies sitesA, B, and C.
Architectural Character/Building Design

The architecture of Sites A, B and C, if redeveloped as one project, should be of a consistent theme.
Structures on these sites are likely to have a large footprint and vary from one to four stories. The
building mass shall be broken up by such devices as sloped roof entryways, partia arcades, awnings,
tower accents, low wall extensions, punched openingsto create shadow, recessed areasand courtyards.
New architecture shall be of a contemporary design, but reflective of Riverside related period
architecture.
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Development Standards in Subdistrict 1
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Site Design and Planning

Site Design Unity. Sites A and B should be linked with landscaping and aligned with vehicular and
pedestrian access connectionson Chicago Avenue, approximately 600 feet south of University Avenue
to create aunified center.

Coordinated Pedestrian and V ehicular Connections. A pedestrian connection should be provided from
the residential area west of Site A to Site A. All buildings on sites A, B and C should be linked
together with direct pedestrian pathways with minimal interruptions of vehicular traffic.

Parking and Building L ocations. To accommodatetraditional community shopping center devel opment
or "power center" layouts, some parking may be located in this Subdistrict adjacent to University
Avenue as long as parking lots are extensively landscaped and screened by three-foot walls, direct
pedestrian linkages are provided to buildings from University Avenue, buildings are clustered to
maximize pedestrian linkages within the center, and a prominent structure integrated with the entire
complex islocated at the corner of University and Chicago Avenues (Figure 34).

Encouragement of Mixed-Use Development. Consolidation of sites and the development of an
integrated cohesive center with amix of uses, landscaped pedestrian "paseos’ and shared parking is
encouraged. See Chapter 7.0, Table 5.

8.4.3 Special Design Guidelines: Subdistrict 3 (Visitor Commercial Area and University-
Related Use Area)
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Figure 35
Architectural Character of Structures in Other Communities
Which Would Be Appropriate Along University Avenue
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Architectural Character/Building Design

Thearchitecturein Subdistrict 3isenvisioned to betaller thanin Subdistricts 1 and 2, asthissubdistrict
isintended to be a more intense visitor oriented area with hotel, motel, office and retail uses remote
from existing single family development. Flat roofs with decorative cornices or trellises in addition
toslopingterracottatileroofsonthelower structuresareappropriate. Buildingsover three storiesshall
be terraced to reduce the building mass. The treatment of the ground floor frontages along University
Avenue to encourage pedestrian activity is especially important as this is the area closest to UCR
(Figure 35). TheWeber House, aCultural Heritage Landmark at 1510 University Avenue needsto be
protected and respected as avital part of this Subdistrict.

Site Design and Planning
Coordinated Pedestrian and Vehicular Connections. On properties south of University Avenue,

pedestrian links should be provided from University Avenueto the University-owned land south of the
Specific Plan area, consistent with the UCR Long Range Devel opment Plan.

Encouragement of Consolidated Block Development. See Chapter 7.0, Table 4, 7.2.7 for incentives
for lot consolidation.

8.4.4 Special Design Guidelines: Subdistrict 4a and 4b (Mixed-Use Development Area.)

The following design standards and guidelines are primarily intended for large scale mixed use
developments, however, consideration should be given to implementing appropriate items into all
projects:

= UNIVERSITY AVENUE SPECIFIC PLAN Page 8-32 =



o
s

i b
L
B e

Figure 36
Architectural Character of Subdistrict 4

N UNIVERSITY AVENUE SPECIFIC PLAN Page8-33 N



Chapter 8 Design Sandards and Guidelines

T

Architectural Character/Building Design

Village Character. The exterior facades of the buildings facing University Avenue shall have a
consistent color, materials, and sign palette as described in Section 8.3.1. To be a constant attraction
for students and visitors, the facades of shops and outdoor dining activities facing an open air internal
"pase0” may vary from the consistent color, materialsand sign paletteto createamore expressive style
and form (Figure 36).

Pedestrian Amenities. Ample pedestrian amenities shall be provided as part of each new devel opment,
including aminimum of ten of the following items per project:

1 Outdoor dining areas

1 Shaded plazas and pedestrian malls with groups of planters and large scale trees for shade
1 Ample architecturally unified trash receptacles

Pedestrian-scaled, architecturally unified lighting

Patterned and textured paving

Directories and places for community bulletins

Portal entrances
Pedestrian-scaled signs

Kiosks for such pedestrian oriented products as flowers and magazines

Water elements such as fountains, streams and ponds

Active and passive seating areas

Bicycle parking areas

Public art and scul pture

High image landscaping including the same palm trees used along University Avenue
(Washingtoniafiliferaand Washingtoniarobusta) to draw peoplefrom thestreet tothe Village.
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Site Design and Planning

L ot Consolidationand Master Planning. Although not mandatory, |ot consolidation and redevel opment
of the entire subdistrict in a cohesive mixed-use development is strongly encouraged. Consideration
shall be given to how individua projects might integrate with future large scale mixed-use
devel opment.

Location of Land Uses.

1 Residential uses, if located on the site, should be concentrated near the corner of Linden and
lowa Avenues or be located above retail and restaurant uses (Figure 37).

Officeuses should havevisibility from1-215 and/or University Avenue, and be linked to other
on-sitefacilitiesby clearly defined pedestrian pathways. Primary retail/restaurant/service uses
shall be clustered around apaseo in the southern portion of the site nearest University Avenue.

Coordinated Pedestrian and V ehicular Circulation for a Master Plan.

1 Major vehicular accessisto be located on University Avenue approximately 600 feet east of
lowaAvenue, and on lowaAvenue approximately 600 to 700 feet north of University Avenue,
aligned with access points on the south side of University Avenue and with a median break.
Pedestrian crossings of these streets shall be located at these two major access points, as well
as at the intersection of University and lowa Avenues (Figure 38).

In additiontothe major vehicul ar access pointsdiscussed above, up to two additional right-turn
in and right-turn out access points could be appropriate from University Avenue. Inaddition,
two right-turn in and right-turn out access points could be appropriate from lowa Avenue.
Closure of all other access points is intended with a large scale mixed-use project. When
considering non-mixed-use projects, closure of as many access points as possible, while
providing adequate access to the site, should be part of the site plan review process.

Anopenair "paseo” onwhich most retail/entertainment usesfront shall begin at theintersection
of lowa Avenue and University Avenue, or within 200 feet of this intersection, to facilitate
crossing of pedestrians of University Avenue at atraffic signal.
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1 A clearly defined pedestrian path shall connect any residential usewithretail uses, and aclearly
defined path shall be provided from Subdistrict 4b through this subdistrict to the University.

Parking. Surface parking lots shall be broken as much as possible into smaller areas and extensively
landscaped to avoid a "sea of parking" and to reinforce the village concept.

8.4.5 Subdistrict 4b
Architectural/L andscaping Character and Design

Variations in roof planes and building heights are encouraged, as well as variations in setbacks.
Clustering of buildingstoform courtyardsand interesting outdoor spaceswithtrellises, awnings, potted
plants, arches, and arbors (Figure 39).

Balconies are encouraged to visually break up the mass of the building and to provide outdoor spaces
for each unit. Balconiesshall bedesignedto beintegral to the building design and to reducerather than
increase the apparent bulk of the building. The landscaping concept shall relate to the overall vision
for University Avenue such as including a series of groves of trees within or adjacent to the parking
lots.

Site Design and Planning
Land Use Appropriateness. Multi-family residential (rental housing) isrecommended asthe dominant

land use, although ground level retail facing lowa Avenue and primarily serving local student and
community needs, is also appropriate.

Coordination of Pedestrian and Vehicular Circulation. The major vehicular entrance to the site shall
be from lowa Avenue, close to midway between Linden Avenue and University Avenue, and shall be
aligned withamajor entranceto Subdistrict 4a. A signal, if warranted in thislocation, should facilitate
pedestrian crossing to and from the mixed-use center at this vehicular entrance. A clearly defined
pedestrian pathway system shall link all residential buildingswith the parking on the site and with the
above-described vehicular/pedestrian entrance to the site.
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Parking. Parking may be clustered surface parking lots of fifty spacesor lessif designed as a part of
a"grove" concept (Figure 39). Underground or partially underground parking is preferred, however,
an above-ground parking structure is acceptable for student housing if integrated with building
architecture and screened from view of public streets and adjacent residential.

Storm Drain, Water and Sewer Improvements Study. Subdistrict 4biscurrently crossed at itsnortheast
corner by an unimproved drainage channel known asthe University Wash. A 65 foot-wide easement
is designated on the site, which would have to be protected from encroachment from proposed
buildings and other permanent structures other than parking lotsand landscaping. Thiseasement shall
be incorporated in the design of the project as a positive open space feature having a natural
appearance. A study will need to be undertaken by the property owner in cooperation with the City to
determine storm drain, sewer, and water facilities which may be needed.
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90 IMPLEMENTATION

9.1 Toward a Comprehensive | mplementation Strategy

A fundamental underpinning of this Specific Plan isthat the physical and economic revitalization of
University Avenue is dependent upon a comprehensive implementation strategy. To this point of
the plan, several "core" areas of improvement to the Avenue have been detailed, including:

Chapter 4 - The University Avenue Specific Plan Vision

Chapter 5 - Circulation / Streetscape Standards & Guidelines for Public Property
Chapter 6 - Land Use Regulations

Chapter 7 - Development Standards

Chapter 8 - Design Standards and Guidelines

Together, these five preceding chapters of the Specific Plan represent aframework for long-term
physical change on University Avenue.

In addition to this fundamental long-term strategy, many other implementation strategies are
incorporated into the plan to help achieve a comprehensive approach aimed at facilitating a
"demonstrable” change on the Avenue--especialy in the short term. Further, the economic makeup
of University Avenue, particularly the extent to which new investment can be achieved, ultimately
will be at the heart of any successful revitalization effort. Accordingly, this chapter of the Specific
Plan describes implementation strategies that are primarily targeted at the economic base of the
Avenue.

9.1.1 DefiningaTarget Areafor Action

The City's and Redevelopment Agency's earlier work by way of the University Avenue Strategic
Plan was afocused attempt to define priority actions for the Central Industrial Redevel opment
Project area, of which University Avenueisamajor part. The strategic plan served to point out that
the future of University Avenue would be, to asignificant extent, defined by the success of public
policy in rebuilding the economic base. No less valuably, the strategic plan also served as a
springboard to this Specific Plan with its focus on both physical and economic planning and
development issues.
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Y et, from an implementation point of view, attainment of the plan's goals rests on anticipated
success in defining a "target area’ where the collective, and otherwise potentially disparate,
energies and resources of the City can be brought together in aunity of action. The much-stated
role of University Avenue as a corridor connecting UCR and Downtown implies that it is a street of
citywide importance. Furthermore, in light of the City's long-established priority for ensuring the
vitality of its Downtown, means that the freeway-to-freeway crescent--the swath between the 60
Freeway at UCR to the 60 Freeway north of Downtown--with al its cultural, historic and economic
importance, represents an area that should be defined for targeted, concerted, and coordinated
action.

9.2  Physical Upgrading of University Avenue's Image

Much of University Avenue's history isrooted in the automobile. From state highway daysto
raceway days, University Avenue has supported the traveling public. Asitseconomic role has
changed, it has become clear that the urban design strategy being pursued for the Avenue should
change aswell.

This plan has stressed the connective role University Avenue plays linking UCR and Downtown.
Thisisanew challenge for the corridor as it movesinto the 21st century. However, achallenge
also exists to avoid the post-World War |1 planning policies experienced on anational level that
have led to land-expansive urban sprawl.

University Avenue's historic economic role notwithstanding, its ability to help sponsor a sense of
community has been limited. A wide street, poorly landscaped, and dominated by strip commercial
uses--many of which serve a highly limited market--has produced a somewhat barren landscape and
astreet that fails to provide meaningful support to the community and its adjoining neighborhoods.
University Avenue's urban disenfranchisement and undefined streetscape, exacerbated by the
hermeticism of modern day suburban residential and shopping enclaves makes its future doubtful
absent an urban design strategy for the street.

9.2.1 Streetscape

The Streetscape Plan is the major unifying element for University Avenue. The University Avenue
Streetscape Committee of the University/Canyon Crest Division of the Greater Riverside Chambers
of Commerce has been actively working to obtain support of the property owners along University
Avenue for an assessment district to fund the Streetscape Plan.

On July 7, 1992, the City Council and Redevelopment Agency directed that implementation of a
first phase of University Avenue streetscape improvements take place. This action represents a
watershed point in the prospects for dramatically altering the declining physical appearance of the
Avenue so as to present a positive image that will act to attract investment in the corridor.

Although authorized, final decisionswill still be required as to the final mix of funding sources for
the first phase improvements, and funding will need to be identified for second phase improvements
in order to complete the streetscape work from UCR to Park Avenue.
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Additiona steps to implement the Streetscape Plan include:

1 Implementation of the streetscape concept in the context of the General Plan requires that
there be no widening of University Avenue beyond four lanes except as needed for
bikeways, bus bays and at major intersections.

The Public Works Department should coordinate with Caltrans to eliminate the free right-
turn ramp with [-215 to improve pedestrian circulation to UCR.

The Public Works Department should coordinate with Caltrans to permit additional
landscaping of Caltrans rights-of-way to create a gateway at University Avenue and 1-215.

The Streetscape Committee of the Chamber of Commerce and the Development
Department are to work together to inform adjacent property owners of the streetscape
concept for University Avenue, the potential assessments, and to determine the amount of
support.

If the Redevelopment Agency's University Village project at lowa Avenue or another major
project along University Avenue is underway before the assessment process is approved,
those developments have the potential to serve as demonstration projects for streetscape
implementation.

The City should continue to look for other sources of local, state, or federal funds, in
addition to Measure A monies, to fund all or a portion of the streetscape improvements,
thereby minimizing reliance on an assessment district for more than ongoing maintenance.

The City should establish an assessment district for construction and/or maintenancein
order to further augment funding of streetscape improvements.

Detailed work toward implementation of Phase Il streetscape improvements should be
started as early as practical upon initiation of Phase I improvements.

Overall, the contemplated improvements to the University Avenue streetscape are a crucial
component of the Avenue's revitalization.

9.2.2 Property Maintenance

Property maintenance was the single-most discussed topic among members of the Mayor's Task
Force and the University Avenue Citizen Task Force in the meetings associated with the
preparation of this plan. Currently, property maintenance concernsin the City of Riverside are
addressed in a number of ordinances, including, but not limited to, the following chapters, or
portions thereof, of the Riverside Municipal Code: Chapter 6.04, Garbage and Waste Matter;
Chapter 6.12, Dead Animals; Chapter 6.15, Abatement of Public Nuisances; Chapter 6.16, Fly-
Producing Conditions; Chapter 6.20, Mosqguitoes; Chapter 6.22, Rodent Control; Chapter 9.16,
Litter and Littering; Chapter 9.18, Graffiti Abatement; Chapter 9.28, Abandoned, Wrecked or
Inoperative Vehicles; and Chapter 19, Zoning.
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While many aspects of property maintenance are currently addressed through the Municipal Code,
some critical areas, most notably building and landscape maintenance, are largely absent. Further,
itisdifficult for a property owner to understand specific duties with regard to maintenance of
property and it is cumbersome for the City to administer so many varied and digjointed standards
for maintenance of property.

At onetime it was proposed that a unified property maintenance ordinance be written specifically
for University Avenue. In consultations with the City Attorney, however, it was determined that
this ordinance would be more appropriate citywide. It isrecommended that a new citywide
property maintenance chapter of the Riverside Municipal Code be prepared which incorporates all
relevant property maintenance concerns into a cohesive body of property-owner responsibilities,
including procedures for abatement and imposition of city sanctions.

The new chapter should organize property owner maintenance responsibilities and prohibited
activities into broad headings of related topics such as (1) Landscape Maintenance, (2) Maintenance
of Main Buildings and Accessory Structures, (3) Vehicles, and (4) Waste. Additional sections of
the chapter should detail the procedures of the City's notification of a property owner that a
prohibited condition exists, extensions of time to perform the work to abate the condition, and the
owner'srights of appeal. Should the property owner fail to remedy the maintenance problem, the
ordinance should empower the City itself to abate the problem after a suitable period and assess the
costs against the owner and collect the costs with the property taxes.

Asafurther deterrent, it is recommended that the ordinance establish aviolation of the property
maintenance ordinance as a criminal misdemeanor; the point being that successful change in the
physical appearance of University Avenue requires property maintenance standards that can be
successfully applied, communicated, administered and enforced.

9.2.3 Code Compliance

On-going success with the physical and visual transformation of University Avenue will require a
commitment to effective communication of the maintenance standards, as well as awillingness on
the part of the City to help ensure compliance with the full spectrum of applicable codes. Regular
and dedicated code compliance support is crucial toward ensuring that a common expectation is
established for the quality of the Avenue.

Code compliance support is also instrumental in helping to avoid disillusionment among property
owners who may cometo feel that "others" are not carrying their fair share of responsibility in
maintaining a positive image to the street. It is also the primary means by which the City can
ensure ongoing compliance with zoning, specific plan, and related devel opment approvals and
authorizations.

To achieve its code compliance objectives for University Avenue, the City should:

1 Provide targeted and dedicated code enforcement on aregular basisin addition to
complaint-based enforcement.
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Provide the resources necessary to staff the desired level of service.

Ensure that an effective public relations effort takes place in tandem with code compliance
enforcement so that expectations as to the desired level of quality are adequately
communicated.

9.2.4 Historic Resources
Eighth Street Historic Core

Section 8.4.1 identified the potential within Subdistrict 1 to use preservation and adaptive reuse
techniques in order to retain the remaining structures of historical value. Anchored on the east at
Kansas Avenue by University Heights Junior High School (Riverside Community Center), a
Cultural Heritage Landmark, and on the west by severa turn-of-the-century residences situated
between Sedgwick and Victoria Avenues, a sufficient mass of historically significant structures
remain in this area as to warrant critical consideration for preservation. Such an effort, suitably
implemented, could represent a distinct opportunity to blend the historic value of "old Eighth
Street" with the economic revitalization needs of this particular subdistrict.

In addition, vacant lots and potential redevelopment sitesin this area provide opportunities for the
relocation of threatened historic structures from other areas and compatible new infill which reflects
the historic character-defining elements of the existing structures and scale. Moreover, through a
concerted effort of reinvestment and improved reuse, significant opportunities exist to introduce
widely appealing commercia uses while clearly expressing the importance of University Avenue
(Eighth Street) in the evolution of the City's historic Eastside community.

Motor Court Era

Some of the best remaining examples of University Avenue's motor court days can be found in the
area between Cranford and lowa Avenues. Here, two properties, in particular, remain reminiscent
of the tourist-serving erawhen University was the "state highway through town." The Hacienda
and Farm House motels represent a style of commercial architecture that has been successfully
preserved in other communities, such as Phoenix, while being adaptively reused for contemporary
PUrposes.

Together with the historic Weber House, on the south side of University Avenue in this area, these
motor-court-era examples represent significant additional historic preservation opportunities along
University Avenue that can be used to markedly upgrade University Avenue's physical image.

The Cultural Heritage Board has expressed a strong interest in the potential of this area developing
around a historic theme, or perhaps even becoming a historic district. Thefirst step ininitiating this
process would be for the Cultural Heritage Board staff to produce a slide record of all residential
structures along University Avenue, between Park Avenue and I-215, so that the boundaries of a
potential district or historic theme area could be determined and so that all structures meriting
special designations could be documented and so designated.
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9.25 Monitoring

Between the suggested streetscape program, serious property maintenance, dedicated code
enforcement, and the standards for new development provided for in the earlier chapters of this
Specific Plan, amajor change in the physical appearance and image of University Avenue should
be attainable. Nevertheless, implementation of the plan should also provide for monitoring of the
street for signs of distress. Whether it be potentia problemsin graffiti accumulation, delaysin
upkeep or any other symptoms of decline which, if left unattended, could result in entrenchment of
physical blight, regular monitoring of the Avenue's physical health should take place.

In addition, active dissemination of public information should take place to help ensure that key
information is regularly made available to property and business owners as to the City's efforts and
requirementsin its pursuit of University Avenue improvement.

9.3  Stimulating New I nvestment
9.3.1 New Investment in Perspective

The background analysis for University Avenue prepared in connection with this plan and other
studies clearly point to a street whose economic underpinnings have markedly changed over the
years. The Avenue's earlier economic makeup, which spawned a visitor-serving corridor, has been
largely replaced with alocally-based economy serving alimited sphere of influence. The Avenue's
future, however, will largely be afunction of external factors which "induce" economic changes on
the Avenue, aswell as investment decisions--largely public--which work to "create" a new
economic environment.

Riverside is not a stranger to the concept of planning for a sound and stable local economy. For
example, in the mid-seventies, an economic base study was prepared by Devel opment Research
Associates which examined the broader local economy together with specialized assessments of
key sectors. The study provided the City with a means to better anticipate and plan for emerging
economic patterns.

University Avenuetoday isin asimilar position of needing afocused look at its economic future.
Growth at its two ends--UCR and Downtown--is likely to be the "engine" that drives and induces
future changes. That is, while current demand for diversified commercial space on University
Avenueisvery limited, economic expansion at both ends of the corridor should result in increased
activity and demand for goods and services along the entire length of the Avenue. UCR's student
growth tranglates into additional faculty positions, support staff, service needs, and other economic
generators. Downtown growth may mean additional employment, destination shopping and
entertainment, as well as new institutions that may draw people to the area, such as through the
formation of an arts district.

While the preceding economic factors are likely to induce economic changes along University
Avenue, other potential exists for public policy to help create a new economy on the street.
Publicly-driven investment decisions, primarily facilitated by the City's Redevelopment Agency,
have the potential to directly shape the economic future of the Avenue. Major "node" projects, in
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particular, fall into this category. University Avenue's lowa, Chicago, and Park Avenue
intersections, which largely shaped the Specific Plan's subdistricting concept, are the locations at
which public-private "anchor" projects should take place.

At Park Avenue, the emerging Riverside Marketplace development needs to be further
implemented. At Chicago Avenue, it isthe updating of an outmoded shopping complex that needs
rejuvenation into amodern-day mixed-use project. At lowa Avenue, it isthe potential to exploit
university proximity into a"village" project that can be both university-serving and a draw for the
broader community. Without the encouragement of public investment in these catalytic projects,
the pace of economic change on University Avenueislikely to be glacial.

To be sure, while the University Avenue Specific Plan is more easily targeted toward land-use-
related issues--affecting new development, as well as the existing land use makeup of the street--
sustainable economic change on the street must await future growth: expansion of core economic
generators that will induce changes on the Avenues, and investment decisions that will help create
an economic transformation. In either case, the Specific Plan should be seen as a mechanism for
anticipating future economic changes on the Avenue by putting into place alandmark planning
effort today.

9.3.2 Redevelopment Programs

The Specific Plan will be implemented, in large part, by developers and property owners within the
context of Riverside's redevelopment process and programs. The University Avenue Specific Plan
is part of the Central Industrial Redevelopment Project. The use of redevel opment programs and
authority is especially important for Specific Plan implementation. In particular, most potential
redevel opment undertakings can help achieve multiple objectives. For example, efforts that are
targeted to improve physical conditions through the elimination of blight are also likely to improve
business conditions on the Avenue, either directly or indirectly.

Using the project ared's authority, targeted implementation programs can be established for many
specific purposes, including:

1 Facade Improvement. Significant improvement to the appearance of University Avenue
can be achieved by assisting property and business owners with building facade
improvements.

Sign Abatement/Improvement. Conversion of nonconforming signs to new conforming
signs would aid with the visual appearance of the Avenue. The Agency can assist with the
cost of such actions which otherwise are difficult investments for businesses to make.

Tenant Assistance. In connection with commercial revitalization, especialy in existing
centers, tenant assistance to help with either business establishment or retention is available.
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Block Consolidation. Especially in Subdistrict 1, the Agency may be instrumental in
facilitating block consolidation through selective acquisitions, especially in connection with
other efforts, such asland use conversions and abatements, or streetscape improvements.

Nonconfor ming Use Conver sion/Abatement. Through the acquisition efforts of the
Agency, significant gains can be achieved in facilitating the transition of outmoded or
problematic land uses to new economic Uses.

Streetscape. Through its ability to assist with public improvements to the Avenue, the
Agency can be instrumental in facilitating the University Avenue streetscape program.

Code Compliance. Other efforts of the Agency in promoting and financially assisting
code compliance services can be amodel for such an effort on University Avenue.

Targeted Property Assembly. Much of University Avenue is characterized by land use
and subdivision characteristics which make conversion to more productive uses difficult or
nearly impossible. Targeted property assembly can help facilitate conversion, elimination
of blighting influences, and stimulate new economic investment.

Neighborhood Conservation and Housing. The viability of adjoining neighborhoods
will have along-term influence on the economic health of University Avenue. To the
extent that those neighborhoods are targeted for rehabilitation and conservation efforts,
direct benefits to the Avenue can be expected.

Commer cial Revitalization. Thethree principal commercial nodes within the specific
plan area should receive particular attention for commercial revitalization. They are
University/lowa, site of alikely "University Village" project; University/Chicago, where
revitalization of the economically obsolete Town Square Shopping Center is of great
importance; and University/Park, where a planned neighborhood-oriented commercial
center will interface with the Marketpl ace devel opment.

Small Business Development. Significant economic investment along University Avenue
can be expected to be derived from small business development. University Avenue hasthe
potential to be an important "incubator” for small businesses needing a place to get started.
Assistance from the Agency on matters such as parking and off-site improvements can be
helpful in promoting a positive climate for investment to take place. The Agency can also
assist in coordination with Community Reinvestment Act (CRA), Small Business
Administration (SBA), job training and other similar types of programs.

Technical Assistance. Assistance from the Agency in technical matters, such as
architectural, engineering, and design services, can help businesses and property owners
with land use improvement decisions which thereby result in a betterment of the image of
the Avenue.

University-Related Economic Development. Growth of UCR will be amajor "engine"
driving related economic expansion along University Avenue. Significant opportunities
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will exist in areas such as university-related housing, shopping, and off-campus siting of
facilities, so asto capture the investment potential of the campus in stimulating new
economic investment.

Low Interest L oans and Assistance with City Fees. For existing businesses wishing to
upgrade in accordance with the Specific Plan, the Agency could offer low interest loans as
well as assistance in the payment of City fees.

Financial mechanisms which may be utilized by the Redevelopment Agency and/or City of
Riverside to fund catalytic improvements and support the above-noted programs include:

Tax increment financing

Loans and grants

Developer land payments

Other tax revenuesincluding salestax, bed tax, gas tax and others
Bonding for capital improvements through bond acts such as Mello-Roos
Project area management, especially the merger of the Central Industrial and Sycamore
Canyon redevelopment project areas

Development fees

Fines and forfeitures

Transportation fundsincluding LTF, Sections 4 & 8, and Measure A
Assessment districts

9.3.3 Local Enterprise Zone

Currently, a portion of the City's Central Industrial Redevel opment Project areais designated a
"Local Enterprise Zone," within which new and expanding businesses may gain financial
advantages for investing in the area. Thisloca zoneis an extension of the City's collaborative
effort in the state-designated Agua Mansa Enterprise Zone. Through the local enterprise zone
designation, the City extends favorable tax consideration in areas such as business license and
utility user taxes.

To encourage new economic investment in University Avenue, an extension and expansion of the
local enterprise zone concept to University Avenue could help encourage new business investment
and property improvement consistent with the goals and objectives of the Specific Plan. In areas
such aslocal business taxes and development fees and costs, the City has the potential to provide
incentives for an overall upgrading of the business climate on the Avenue.

The City and Redevelopment Agency should also monitor changes taking place at both the state
and federal levelsto exploit opportunities that may present themselves for designations which could
be sought for University Avenue which would further expand the potential for using economic
advantages to encourage urban revitalization.

9.34 Mixed-Use and Consolidated Block I ncentives
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In order to encourage "demonstrable" changes to take place in accordance with the overall vision
for University Avenue, incentives are built into the devel opment standards provided for certain
types of developments that consolidate parcels aong University Avenue. These incentives are
directed at encouraging cohesive, quality developments with amix of permitted usesthat are
linked by pedestrian connections; have extensively landscaped parking areas and pedestrian
amenities; and reduce access points directly from University Avenue. Development intensity
bonuses and shared parking incentives are examples of the direct encouragement provided in this
plan for block consolidations and mixed-use developments. (Tables5 and 6in Section 7.0 list
mixed-use development standards which embody these incentives.)

9.3.5 Incentivesfor the Elimination of Nonconfor ming Uses

Providing assistance through incentives for nonconforming uses to be eliminated or converted to
new conforming uses will be an important ingredient in encouraging new economic investment on
the Avenue. Programs which are readily available for this purpose include the City's existing
redevel opment effort; development cost reduction concepts, which could be an extension of the
local enterprise zone concept noted earlier; and land use intensification incentives, such as those
which could be part of ablock consolidation development proposal.

Although these concepts can form a core set of incentives for the elimination and/or conversion of
nonconforming uses, future periodic evaluations of the Specific Plan that examine implementation
effectiveness should consider the need for amendments, as may be appropriate, to help ensure that a
sufficient range of tools are available to continue encouraging nonconforming use elimination. In
addition, the City should look to opportunities as they may arise with other planning and zoning
actions to further encourage nonconforming use conversion. One such opportunity may ariseasa
result of actions which may be taken by the City in connection with amortization and abatement of
nonconforming uses and structures, as discussed in Section 9.4 of the Specific Plan.

9.3.6 Catalytic Development Projects

The University Avenue corridor will need to be anchored by "catalytic" development projects. The
previously-prepared University Avenue Strategic Plan identified some of these projects, including
the mixed-use development projects at University/lowa and University/Chicago. In additionto
consolidated block developments, these future efforts represent the best hopes for creating a new
investment perception to University Avenue. Without visible change combined with economic
investment of sufficient critical mass, it will be difficult to create a self-sustaining movement
toward economic transformation.

94  Related Land Use Palicies & Procedures

9.4.1 Nonconforming Usesand Structures

This Specific Plan will create several nonconforming uses along the University Avenue corridor in
addition to nonconforming uses which may aready exist. Generally, nonconforming uses are land

uses which were lawfully established at a particular point in time, but which would not be
considered permitted land uses under current zoning regulations. Nonconforming uses must be
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distinguished from nonconforming structures. The latter pertains to the physical development of a
property in contrast to the actual land use or activity that istaking place.

The Specific Plan's discussion of nonconforming uses and structuresis advisory only. The
concepts contained in this section are intended to represent a framework by which future, citywide
changesto the Zoning Code might be structured. In particular, the plan’'s objectiveisto illustrate
how changes to the nonconforming uses portion of the Zoning Code could be handled in order to
help achieve those land use objectives which are especially relevant to the revitalization of
University Avenue.

Asastarting point, the Zoning Code provides the following definitions:

1 " Nonconforming Use" means ause of abuilding or land, which use was lawfully
established, but which does not conform to the regulations of [the Zoning Code].

1 "Nonconforming Structure" means a structure or a portion thereof which was lawfully
established, but which does not conform to the regulations of [the Zoning Code].

Additionally, Chapter 19.66 of the Zoning Code constitutes the "Nonconforming Uses" section of
the Riverside Municipal Code. In genera, the existing chapter provides that any nonconforming
use or structure may be continued indefinitely unless, (1) a nonconforming useis changed to a
different use, or (2) anonconforming useis discontinued for a continuous period of one year, or (3)
anonconforming structure containing a nonconforming use is destroyed by fire, explosion, act of
God or the public enemy, and permits are not obtained and commencement of repairs or
reconstruction is not commenced on a same or smaller size building within ayear after the
destruction.

Although the Zoning Code generally allows nonconforming uses and structures to be continued
indefinitely, amore practical operational issue pertains to aterations to nonconforming uses and
structures. In thisregard, the Zoning Code essentially groups the two nonconformity types--uses
and structures--together. Structura alterations to buildings that contain a nonconforming use
require a conditional use permit regardless of whether the structures are conforming or
nonconforming.

Similarly, except for routine maintenance and repair work, any structural alteration, reconstruction
or enlargement of a nonconforming building or improvement requires the granting of a conditional
use permit. Further, any expansion of either anonconforming use or nonconforming structure also
requires the granting of a conditional use permit. In the latter case, the Planning Commission is
specifically authorized by the Zoning Code to consider operational constraints on the
nonconforming uses as part of the conditional use permit process.

The treatment of nonconforming uses and nonconforming structuresis vitaly important to the long-
term revitalization of University Avenue and to the ultimate success of the Specific Planin being a
vehicle for positive physical, economic, and social improvement along the Avenue. In particular,
the Specific Plan recognizes that:
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Business and property owners along University Avenue need incentives and encouragement
to physically improve their properties. The City's approach to nonconforming uses and
structures can help create an initial set of expectations as to University Avenue's future--that
change will indeed be taking place.

Achieving a self-sustaining process of physical improvement along the Avenue, in part,
depends upon the creation of a genuine perception among business and property owners that
other properties are being changed and upgraded for the better.

The transformation of nonconforming land uses to new economic pursuits can be
encouraged through a clearly articulated statement of expectations. Providing a predictable
and reasonable time frame in which to recover investments in nonconforming uses can
create an atmosphere of expected change along the Avenue and a conducive environment
for new investment.

It is recommended that a new citywide, nonconforming uses section of the Riverside Municipal
Code be prepared by the City that establishes specific criteria and procedures for the continuance
and abatement of nonconforming land uses, buildings, structures and improvements. The new
chapter should make a clear distinction between (1) changes to nonconforming land uses, (2)
changes to nonconforming buildings, structures and improvements, and (3) abatement of
nonconforming land uses. The concepts described in the following sections are advisory comments
only to illustrate changes that could be considered when a citywide code amendment is processed in
the future.

(1) Nonconforming Land Uses.

(& Termination of Nonconforming Land Uses. With regard to nonconforming land uses, it is
recommended that consideration be given to terminating the right to continue a nonconforming use
and requiring the use to fully conform to current regulations when any one or more of the following
events occur:

1 Expiration of the period of time provided for abatement of the nonconformity.
1 Change of a nonconforming use to a different use or addition of a new use which is not
permitted.

Interruption or discontinuance of a nonconforming use for aperiod of ninety (90) days.

Unauthorized expansion, enlargement or change in the nonconforming land use or any
building, structure or improvement containing such use.

A nonconforming land use which is destroyed to the extent of no more than 50 percent of its
replacement value at the time of its destruction by fire, explosion, other casualty, act of God, or the
public enemy, could be permitted to be restored and the nonconforming use be permitted to
continue if permits are obtained and reconstruction commenced within one year of the destruction.
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(b) Expansion of Nonconforming Land Uses. Expansion, intensification, change in the mode or
character of anonconforming use, or any other change to a nonconforming use which resultsin a
greater level of activity to take place should not be permitted.

(c) Improvements to Nonconforming Land Uses. Within the University Avenue corridor,
alterations of nonconforming land uses for purposes of safety or beautification should be
encouraged and permitted provided there is no expansion of any nonconforming use as a result of
the alterations, which might include the following:

1 Nonstructural repairs and alterations limited to minor items not requiring a building permit
such as painting, landscaping, fences, walls, and repairs,

Landscape improvements, including installation of required street trees, sidewalks and
walls, and the screening of parking;

Signs, which replace existing nonconforming signs;

Changes to interior partitions and/or other nonstructural repairs, provided that the cost of
such improvements does not exceed one-half the replacement cost of the total property
improvements over any five-year period, and further provided that the changes do not result
in an expansion, intensification, change in mode or character of a nonconforming use, or
any other change to anonconforming use which resultsin agreater level of activity to take
place; and,

Structural changes which do not result in an expansion of the nonconforming land use,
subject to the granting of a conditional use permit.

Other structural alterations to nonconforming land uses should be permitted only to the extent that
the City determinesthat such alterations are immediately necessary to protect the health and safety
of the public occupants of any structure containing such nonconforming land use or the adjacent

property.

(2) Nonconforming Buildings.

(& Continuation of Nonconforming Buildings. With regard to nonconforming buildings, structures
and improvements, it is recommended that, as a genera rule, the right to continue a nonconformity
should be permitted to continue indefinitely. However, that right should be terminated and the
property be required to fully conform to current regulations when any one or more of the following
events occur:

1 Expiration of the period of time provided for abatement of the nonconformity;

1 Unauthorized expansion, enlargement or change in the nonconforming building, structure or
improvement; or,
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1 When a project review by the City, such as an action by the Design Review Board, provides
an opportunity to eliminate existing nonconformities to the greatest extent possible without
being contrary to the intent and purpose of the Specific Plan.

A nonconforming building or structure or other improvement which is destroyed to the extent of no
more than 50 percent of its replacement value at the time of its destruction by fire, explosion, other
casualty, act of God, or the public enemy, should be permitted to be restored if permits are obtained
and reconstruction commenced within one year of the destruction.

(b) Expansion of Nonconforming Buildings. Expansion of buildings, structures or improvements,
which are nonconforming with respect to height, intensity and/or setback should be permitted along
the University Avenue corridor, provided that construction of new and/or expanded facilitiesis
subject to the granting of a conditional use permit, which is contingent upon findings that all of the
following conditions exist:

1 The expansion will protect valuable property;

1 The expansion will not adversely affect or be materially detrimental to the adjoining
properties,

Thereisaneed for relief of overcrowded conditions or for modernization in order to
properly operate a conforming use and protect valuable property rights; and,

1 The expansion is consistent with the intent and purpose of the Specific Plan.

(c) Improvements to Nonconforming Structures. Within the University Avenue corridor, aterations
of nonconforming buildings, structures and improvements for purposes of safety or beautification
should be encouraged and permitted provided there is no expansion of any nonconforming
structure as aresult of the alterations, which might include the following:

1 Repairs and alterations limited to minor items not requiring a building permit such as
painting, landscaping, fences, walls, and repairs;

Landscape improvements, including installation of required street trees, sidewalks and
walls, and the screening of parking;

Signs, which replace existing nonconforming signs; and,

Changes to interior partitions and/or other nonstructural repairs, provided that the cost of
such improvements does not exceed one-half the replacement cost of the total property
improvements over any five-year period.

Structural alterations to nonconforming buildings or structures without a conditional use permit
should be permitted only to the extent that the City determines that such alterations are immediately
necessary to protect the health and safety of the public occupants of the nonconforming building or
structure or the adjacent property.
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(3) Abatement of Nonconforming Land Uses (Amortization Period). The amortization period for
any nonconforming land use, building, structure or improvement, except nonconformities due to
absence of valid conditional use permits for all uses otherwise requiring such permit, should be
determined on a case-by-case basis which considers a series of factors relevant to aweighing of the
private loss versus the public utility, which factors include, but are not limited to the following:

1 The amount of investment or original cost of the property to become nonconforming;
1 The present, actual or depreciated value of this property;

1 The dates of construction of the property;

The amortization already determined, if any, for taxation purposes,

The salvage value of the property;

The remaining useful life of the property;

The length and remaining term of the lease under which the property is maintained;

The harm to the public if the structure remains standing beyond the prescribed amortization
period;

The nature of the surrounding neighborhood, and the value and condition of the
improvements on neighboring premises,

The nearest area to which the petitioner might relocate as a permitted use;

The cost of such relocation;

Therelative value of the land and of the improvements separately; and,

Any other reasonabl e costs which bear upon the kind and amount of damages which the
petitioner might sustain.

Within the University Avenue corridor, it is recommended that the date of commencement of any
nonconformity for abatement purposes be the date of issue of aformal notice of nonconformity by
the City to the landowner.

In addition to any core program of nonconforming use amortization and abatement, the City
Council should give consideration to a process, such as through conditional use permits, whereby
existing, nonconforming uses along University Avenue may seek modification and/or suspension of
amortization proceedings subject to either specified property improvements being accomplished, or
certain use conversions taking place. The Avenue's extensive base of motels represents one
category of potentia physical upgrading and/or conversion opportunities which, if made available,
could result in significant visual improvement to the corridor.
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Since ademonstrable upgrading of University Avenue is an important short-term objective of this
Plan, such an adjunct to the contemplated amortization provisions could be a meaningful incentive
to induce the upgrading and improvement of nonconforming uses. In particular, consideration
should be given to establishing a framework in any permit process for applying both "operational"
and "physical" improvement requirements which together can heighten the viability of the Avenue
and its prospects for attaining long-term economic transformation consistent with the Specific
Plan's goals and objectives.

(4) Conditional Use Permits Required. For all uses operating without avalid conditional use permit
as of the date of adoption of this Specific Plan, which use requires such a permit subsequent to the
plan, shall file application for a conditional use permit within 90 days of notification of
nonconformity.

(5) Notification of Nonconformity. Successful implementation of this plan is predicated upon the
notification of land use owners and operators, including property owners, of the City's
determination that a nonconformity exists on a particular property.

9.4.2 Project Review Procedures

Successful implementation of the various land use regulations, standards and guidelines contained
in this Specific Plan is predicated upon effective project review procedures in connection with
routine review and approval of development proposals. Specifically, the plan requires:

1 Rigorous review of al projects;

1 Conformance with the Specific Plan for al development and business approvals;

1 Authority to establish appropriate conditions of approval to ensure conformity with the
plan;

Durability of approved projects/conditions of approval;

Responsibility of land owners and project applicants/operators, including:
- Owners and applicants required to acknowledge acceptance of approval/conditions;
- Conditions of approval may not be modified except by subsequent city action; and,

- Land owners and applicants are jointly responsible to ensure adherence to
conditions of approval

Design review and approval is deemed a discretionary action for purposes of project review;

Project approvals are conditional upon fulfillment of stipulated conditions,

City may initiate reexaminations of project approvals;
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Certificates of occupancy required for all new and modified uses; and,

It shall be aviolation of law to fail to comply with a conditional use permit issued in
accordance with this Specific Plan and the Zoning Code.

9.5 Toward aNew Urban Agenda
9.5.1 University Avenuein ItsBroader Context

Although this specific plan has focused on University Avenue, a narrow ribbon stretching between
giant anchors, UCR and Downtown, in reality, the corridor needs to be seen part-and-parcel with the
Eastside Community which flanks the Avenue over most of its course. As goes the Eastside, so too
will go University Avenue.

Perhaps so telling in this regard was a comment made by a University Avenue restaurant owner. She
observed that despite her best efforts to maintain an attractive business establishment, street people--
panhandlers, substance abusers, loiterers, people with time on their hands, and others--were driving
businessaway. Regular and stable customerswere beginningto avoid thefacility in alarming numbers
because they were avoiding the problems of the Avenue.

To the extent that the urban fabric of University Avenue mirrors conditions in its adjoining areas,
successinreversing the economic decline of the Avenuewill be determined by policiesapplied to both
the Avenue and its surrounding community. In this sense, anew urban order for University Avenue
will ultimately bereflected in actionsthat deal with coreurbanissues--jobs, housing, education, family,
child care, self-esteem, empowerment and so forth. Thecancersof urbanlife--unemployment, poverty,
poor education, substance abuse, racial and cultural intolerance, gangs, and other contemporary social
problems--manifest themselvesin our surroundings. Successin dealing with University Avenue and
its urban ills means having an understanding of its root causes.

9.5.2 Promoting Positive Economic Activity
L ocation and Diversity--An Advantage

Riverside is a socio-economically diverse city, one that reflects a broad makeup of groups, incomes,
and backgrounds. Riverside's makeup isreflected not only in its people, but inits businesses aswell.
In other words, businessinvestment in the city--and along University Avenue will reflect the diversity
of thecity. Businessinvestment on the Avenue cannot reflect single-focused purposes; it can no more
be expected to cater exclusively to upper income shoppers any more than it can be sustained largely
by atourist trade as it was in its heyday. Y et, despite this somewhat obvious recognition, business
investment decisionsare being driven, to alarge extent, by how University Avenueisperceived, rather
than by what it can be.

An illustration of how perceptions influence investment decisions can be found with the shopping
center complex located at the University/Chicago intersection. Market studies by potential users all
to frequently conclude that the general arealacksthe retail sales potential or the physical appearance
towarrant amajor investment in new facilities. Even when marketing datareveal sthat theintersection
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is within generally accepted driving distances of established markets and trade areas, University
Avenue cannot compete against other locations--areas such asMagnoliaCenter or Canyon Crest. This
condition appears true even when there is evidence of pent-up capacity for certain types of retail
facilities.

A Supply vs. Demand Enigma

Certainly, one message that comes from thisis that University Avenue must be perceived as a place
worthy of doing business. If nothing else, the first image which is communicated to potential users
when they seethe Avenueiscrucial "firstimpression” on which subsequent investment decisions may
turn. Yet, a seemingly enigmatic dilemma exists in securing stable economic activity. Does the
investment in new business come first and the patrons naturally follow, or does the demand have to
exist first for business investment to follow? In readlity, both will probably occur together once
University Avenue is perceived as changing for the better.
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A New Urban Order

The most fundamental underpinning of the Specific Plan isto bring about achangein direction for the
future of University Avenue. Indeed, this chapter of the plan begins by restating the components of
the plan which make up its " core" areas, followed by a discussion of those additional implementation
strategies which can yield a comprehensive approach to University Avenue's revitalization.

The discussion (and the plan), however, would be incomplete without mentioning the importance of
public safety issues as they relate to the perception of University Avenue. The desirability of
University Avenue as a place to shop, dine, or buy other goods and services, is directly influenced by
patrons beliefs that the Avenue isasafe placeto be. Signsof possible criminal activity, graffiti, run-
down properties can quickly establish an area's reputation as being undesirable, and thereby harm the
business climate of the street. Moreover, UCR's ability to successfully attract and retain both students
and staff is also linked to the fortunes of University Avenue and the perception of safety at the
"doorstep™ to the campus.

Successinimplementing the Specific Plan and fully realizing the revitalization benefits envisioned by
the plan also requires a sustained, if not heightened, commitment to public safety concerns. It is
imperative that University Avenue be perceived as a safe place to be by both patrons and prospective
businesses. Moreover, since business activity generates much of the taxes that support city services,
it isimportant that the business health of the Avenue be regarded as a vital component of the city's
overal fiscal health.

9.5.3 Locally-Based Community Action

TheMayor'sTask Forcefor University Avenue, made up of businesspeopl e, property owners, residents
of the Eastside community, and City Staff has been actively working to improve the social and crime
problems along University Avenue. Through its efforts, police and code enforcement activities have
increased in the area and have had a noticeably positive effect on the Avenue. These activities must
continue, at a minimum, at the current level of effort until a critical mass of key projects are
implemented, and there is an overall change in the visual, economic, and social environment. Other
opportunities exist to build on this effort, such as volunteer police patrols, paintbrush programs, retail
business associations and other programs rooted in community activism.

9.5.4 Eastside Community Planning

Becausethis Specific Planfocuseson University Avenue, thisimplementation section, out of necessity,
focuses on implementation actionsfor the Avenueitself. Nevertheless, acentral thesis of the Specific
Plan isto set the stage for a continuation of actions by articulating the critical need for amajor update
of the Eastside and University Community Plans--components of the Riverside General Plan. The
planning process which would take place with the updates would set the stage for advancing the
somewhat limited scope of the Specific Plan to the next logical level of urban analysis--incorporating
the broad needs of the greater Eastside community into a cohesive and deliberate urban agenda.

955 Custodian of the Vision
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While a conscience attempt has been made through this Specific Plan to make the process which it
embodies as self-executing as possible, the problems associated with University Avenue will require
a"custodian of thevision." To be sure, City action in continuing the planning process through to its
next logical level--an updated community plan--will maintain a sharp focus on the area. Similarly,
Riverside's active redevelopment efforts will help ensure ongoing attention.

Beyondtheselargely "process-oriented” systemsfor hel ping to ensurethat ongoing attentionisdirected
to plan implementation, existing interest groups such as community and busi ness committees havethe
potential to function as key leaders in providing the City with feedback and guidance on plan
implementation and helping to ensure that the plan is kept active and current.

Another opportunity for the City is to schedule predictable reviews of the progress of plan
implementation. For example, annual progress reviews coupled with formal updates at three- to five-
year intervalswould help to ensurethat momentumisnot lost onimplementation and would helpavoid
an unacceptable dating of the plan's relevance to the conditions affecting the Avenue.

9.5.6 A Short List for Immediate | mplementation

Soon after adoption of the Specific Plan, the City should embark on a "short list" of immediate
implementation actions. The selected actions should represent both an immediate and manageable
action agenda. The results of the effort should be a short-term visible change in the character of the
Avenue, and rooting of what will become a sustainable, ongoing revitalization effort. It is
recommended that the City cause such a short list of projects to be prepared in conjunction with its
normal goal setting, project prioritization, and budgeting processes.

9.6  Administration of the Specific Plan

The Specific Plan, primarily in Sections 4.0 and 5.0, establishes development standards for land use,
site planning, landscaping, streetscape, circulation and design. The plan will be implemented by the
Development Department and the Planning Department, through their normal processes.

Thedesign standardsand guidelines, Section 6.0, specifically identifieshow projectsareto bedesigned
to be compatible with, and enhance, University Avenue. The design guidelineswill be implemented
through the City's Design Review process.

This section of the Specific Plan describes the processes which are necessary for administration and
implementation of the plan, its objectives and component parts.

9.6.1 Approval Processfor the Specific Plan

Section 4.0 of the University Avenue Specific Plan indicates draft Land Use designations of the
General Planfor the Specific Planarea. Land Usedesignationsfor the Specific Plan are consistent with
these designations with an exception asto intensities for Consolidated Block Devel opment. Thismay
need to be amended in the General Plan as well as the circulation element in order to reflect the
streetscape concept. The Specific Plan portions of the University Community Plan and the
Downtown/Central Industrial Development Implementation Plan are superseded by this plan for
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Subdistricts 1 through 4. To avoid confusion, a note should be placed in these plans, indicating that
the University Avenue Specific Plan modifies portions of the plans' recommendations.

9.6.2 Specific Plan Amendments

Amendments to the Specific Plan require review and approval by the City of Riverside Planning
Commission, and the City Council. Such amendments are governed by the California Government
Code, 865500, which requires an application and fee submitted to the Riverside Planning Department
stating in detail the reasons for the proposed amendment.

9.6.3 Amendment to the Zoning Code - Relationship to the Specific Plan

Any amendments to the Zoning Code made after the date of adoption of the Specific Plan shall be
presumed to govern the Specific Plan in matters of conflict or silence on the part of the Specific Plan,
unless the Specific Plan is otherwise amended.

9.6.4 Development Site Plans

All development plansshall be subject to review and approval by the City of Riverside Design Review
Board. Applicantsfor devel opment should consult with the City of Riverside Planning Department for
Design Review Board submittal requirements (819.62 of the Zoning Code) and scheduling.

9.6.5 Environmental Evaluation

All proposed development applications must be accompanied by the environmental information as
required within the provisions of Article 5 of the California Environmental Quality Act (CEQA) and
all applicable ordinances and resolutions of the City of Riverside.

9.6.6 Appeals
An appeal from any determination, decision, or requirement of staff, Design Review Board or the

Planning Commission shall be made to the City Council in conformance to the appea procedures
established by Title 19.
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UNIVERSITY AVENUE LAND USE INVENTORY
Key to Inventory Headings

Assessor’s Map - Book, Page, Parcel

Book, Page and Parcel Number information iisted as indicated in page copies of Riverside County Assessor’s
Book and/or as indicated on aerial photography blueprints of University Avenue Streetscape Design &
Implementation Plan, City of Riverside, Department of Public Works.

Property Ownership
Ownership Information listed as indicated in University Avenue Interim Zoning 300-Foot Radius Mailing List,
City of Riverside Report No. PLP038-8. Blank space indicates ownership not determined.

University Avenuve Address
Address information listed as indicated on building facade, if any; and if not, by statement of building occu-
pant during on-site survey.

Occupancy
Occupancy information listed by sign copy on building facade, if any; and, if not, by statement of building
occupant, if any; and if not, by observation.

Land Use

Land use categories listed by general class of land use for grouping purposes, not by specific land uses cate-
gory of the Riverside Zoning Code.

Zoning
Zoning information listed as indicated on Zoning Maps provided by City of Riverside,

University Avenue Frontage .

Frontage along University Avenue measured in lineal feet rounded up to nearest foot, listed as indicated on
Assessor's Maps, if legible; and if not, as indicated on aerial photography blue prints of University Avenue
Streetscape Design & Implementation Plan, City of Riverside, Department of Public Works. Some comner lots
list a frontage measurement pius an undetermined corner radius (+1).

Setback From Curb e

Setbacks from University Avenue curb and adjacent side street curb for comer lots listed as determined by
measurement during on-site survey and/or by measurement of 1"=20" scale maps of aerial photography
blueprints of University Avenue Streetscape Design & Implementation Plan, City of Riverside, Department of
Public Works. Distances are approximate. Substantial approximations so indicated ().

Parking Spaces
Parking spaces for parcels with University Avenue address determined by counts during on-site survey and/or
by counts on aerial photographs. Number of spaces is approximate,

University Avenue Curb Cuts

University Avenue curb cuts listed as determined by measurement during on-site survey and/or by measure-
ment of 17=20" scale maps of aerial photography blueprints of University Avenue Streetscape Design &
Implementation Plan, City of Riverside, Department of Public Works. Fraction, if any, indicates number of
parcels sharing common driveway/curb cut; lineal footage listed indicates curb cut or portion thereof on the
parcel,

Signs
Signs listed by types as determined by on-site survey and/or inspection of photographic survey prints.

University Land Use Inventory prepared using Miscrosoft® Exced, Vertion 3.0 for the Apple® Maciniosh®



UNIVERSITY AVENUE LAND USE INVENTORY

PARK AVENUE TO CHICAGO AVENUE - SOUTH: Page 1 of 6

Rimforest, CA 92378

Victoria Avenue

Assamor’s Propert: v, Av Unle, A Unlv. Ava
M P ";:od On'nlnh{p I!:‘l.'»\-o Occupancy Land Uss Zonlng M:: Curt Culs Signs
Park Avenue
211 13 132-001 |Century Mark Development, Inc. 2870 {S & W Siores Retail Commercial C-2 | 1200 1-17" |2 Adventising Pillboards
2860 University Ave. (Waterbeds, Plastics, Containers) Facade - Plastic
Riverside, CA 92507 Window - Readerboard
211 13 132-024 |Donald M. Wilson - IS & W Siwores (Addition) Retail Commercial C2] 83§ i -27' }Window - Multiple
5996 Victoria Ave. 1.2%
|Riverside, CA 92507
211 13 132-004 |Wally D. Schwariz - Vacant Land Vacant C21 3.5 None |None
4342 Bandini
Riveside, CA 92507
281 13 132-005 |Teresa K, Hobson - {Vacam Land Vacant C-2 60 1-12' |None
10740 Mercer Ave,
Riverside, CA 92505
2i1 13 132-006 |Robert A. Ker] - |Unoccupied Building Vacant C-2 60' 1-12' 3None
918 Crescent Dr, 12-14
Menrovia, CA 91016
211 13 132-007 {Sotiris S. Zafiris 2770 |The Lucky Greek ' Restaurant - Drive Thiu C-2 120' 1/2 - 14'|Monument
P.O. Box 2372 1-26" JRoof - Banner
Riverside, CA 92516 Facade - Mulliple
211 13 132-008 [Edward B. Cooper 2730 [Uncccupicd Building Vacant C-2 60' 1-11' [Nonc
2066 Carlion P1,
Riverside, CA 92507
211 13 132-009 | William C, Safranek 2710 |Hermanos Markel Retail Commercial C-2 60' None |Pole
P.O. Box 94 Facade

Window - Multiple Poster/Neon




UNIVERSITY AVENUE LAND USE INVENTORY

PARK AVENUE TO CHICAGO AVENUE - SOUTH: Page 2 of 6

5703 Anna St.
Riverside, CA 92506

Amemor's Mep Properiy Unlr. Ave Unlv, Ave. | Seibach fm Curb | Fhg | Univ. Ave
n n Parcd Ownenblp Addrem Oocupancy Land Use Zoning | Frontage | U.Ave. SideSt | Spaces| Corb Cuts Signe
Victorla Avenue
[ —_ A R e e e R

211 13 133-019 |Zuma Trading, Inc. 2658 lUIuamarGassminn Auto Service C2 [ 80+r| 48 14 | 4 | 1-23 |Facade

6910 Oslo Circle, Suite 206 1-27

Buena Park, CA 9062}
211 13 133-003 |Pacific Insurance Agency, Inc, 2616 |Unoccupicd Building Vacant C-2 60" 43 3 { 1-14' JAdvertising Billboard

c/o Max Gelwix Freestanding - For Salc

[P.0. Box 20160 X

San Diego, CA 92120
211 13 133-004 |Pricilia Contreras 2586 |Muli-Family Residence (3) Multi-Family Residential C-2 60' 46 - 3 | 1/2- 9 |Freesianding - For Sale

504 N. Orange St. 2584

Riverside, CA 92501 2582
21t 13 133-005 [Johnnie L. Smith 2562 |Single-Family Residence Single-Family Residential | C-2 o0 4} . 5 | 1/2- 18'|Advestising Billboard

cf Barbara Smith

P.0. Box 5434

Riverside, CA 92507
211 13 133-021 [Sandra Edscld 2512 |M & F Mulffler Auto Service C2 | 1+r ) 17 4 8 | 1-29 |Pole

22721 Palm Ave., No.C Facade - Raiscd Letter

Grand Terrace, CA 92506 Facade - Painted

' — e I DT TRCPPRPA PP — ———— - fa e ]
Sedgwick Avenue

{ - i — (- .

221 02 021-02} |Kilbert L. Duncan 2472 |Zacateca's Cafe Restaurant C-2 nur 17 4 23 | None |Facade - Plastic

2391 9th St. 2460 |USI Warehouse Siorage Facade - Plastic

|Riverside, CA. 92507 2424 |Adela’s Beauty Salon Retail Commercial Facade - Plastic
221 02 021-008 |James L. Schieuter - |Vvacami Land Vacant Cc2 59 15 - - | Nonc |Mone




UNIVERSITY AVENUE LAND USE INVENTORY

PARK AVENUE TO CHICAGO AVENUE - SOUTH: Page3of 6

Amesor’s Map Property Univ, Ave Univ. Ave. | Seiback ha Curd | Phg | Univ. Ave.
Bk Py Pl Owneribly Addres Oocspancy Land Ure Zowing | Frontsge | U Ave. Side St | Spaces| Curb Core Signs
221 02 021-007 |Corona General Fund, Inc. 2392 |Single-Family Residence Single-Family Residential | C-2 50 43 32 | 2 | Neone |None
P.O. Box 512
[Corona, CA 94718
22t 02 021-006 | Dalic Ahrens 2378 |Singlc-Family Residence Single-Family Residential | C.-2 50 41 - 3 | None |None
2378 University Ave.
IRivmid:. CA 92507
221 02 023-005 {Frank C. McClanghan 2364 |Mulii-Family Residence (4) hMuIli-Family Residential C-2 50 43 - 5 | None [None
c/o Heyming & Johnson Prop. Mgmt. 23162
7130 Meagnolia Ave., Suite N 2360
Riverside, CA 92504 2358
221 02 021-004 |Frank C. McClanahan 2350 |Karl's An World [Retail Commercial C-2 50" 43 - 3 | None [Painicd Board Leaning on Porch
/o Heyming & Johnson Prop, Mgmt. Single-Family Residence (Above)  JSingle-Family Residential
7130 Magnolia Ave., Suite N
Riverside, CA 92504
221 02 021-003 |Donnie O. Tumer 2336 |Single-Family Residence Single-Family Residentinl | C-2 50 43 - 14 { Nonc |Nonc
P.O. Box 56159
Riverside, CA 92517
221 02 021-002 |Genta Schuliz 2322 |Unoccupicd Building Vacant Cc2 50 15 - 2 | Nonc |None
3845 Eucalyptus Ave,
Riverside, CA 92507
221 02 021-001 |Jose Parga 2308 |Mariscos |Restauram Cc-2 42 15 15 | 2 } None |Pole
2586 N. Main Si. Roof
Riverside, CA 92501 Banmer Flags

Eucalyptus Avenue




UNIVERSITY AVENUE LAND USE INVENTORY

PARK AVENUE TO CHICAGO AVENUE - SOUTH: Paged of 6

Dwight Avenue

Astesior’s Map Froperty Univ. Ave Unlv. Ave | Setback fm Curb | Phg [ dlniv. Ave
bk Py Pared Ovwnblp Addrem Oatupancy Land Lhe Zooing | Vrontage | U.Ave Side St | Spaces| Curk Cuts Signe

Eucalyptus Avenus
221 02 022-032 |McDonalds Corporation 2242 |MacDonalds Restaurant - Fast Food cz2| s 35 173 | 62 | 1-34' [Pale

c/o McDonaldsCorporation 004/0137 1-40' |2 Monuments

P.0. Box 66207 AMF O'Hare Window - Multiple Painted/Poster

Chicago, 1L 60666
221 02 022-026 [Maggard Enierprises 2200 |Long John Silver's Seafood Shoppe  |Restaurant C-2 150 39 - 32| 1-18 |Roof

121 Lafayette Ave. 1-18' |Monument

Lexington, KY 40502 Window - Painted
221 02 022:-002 | Venokumar Nathraj 2140 |Skylark Moiel |Motet C-2 100/ 39 - 19 | 1-20" |Monumem

2140 University Ave. 1-27" |Facade

Riverside, CA 92507 Window - Muliiple Poster
221 02 022-027 |West One Bank 2100 [Riverside Car Wash Auto Service C2|90+r] 40 17 | - | 1-52 JPole

4000 Kruse Way, PL. No. 2-225

ILake Oswego, OR 97035

| - _— e - e —m -
Kansas Avenue

| -t e~ — e e e e L e
221 04 040-025 ‘Cily of Riverside 2060 [Bobby Bonds Park / Sports Complex |Park O I561'+7] 20 15 | 93 | None |2 Monumenis

(Riverside Community Center) 12

Douglass Avenue
221 05 051-046 |Wetzel Coil & Solberg 1970 |Alcohol Program, Riverside County Institutional C2|208+rf 51 57 | 31]1-35 |Door

8190 Auto Dy Dept. of Mental Health 140

IRivuside. CA 92504
i —e] I PPV SR Y it e




UNIVERSITY AVENUE LAND USE INVENTORY

PARK AVENUE TO CHICAGO AVENUE - SOUTII: Page5 of 6

Amessor's Map FProperty Unlv. Ave Unir. Ave | Setback tm Curb | Phg | Viniv, Ave,
3 M Perced Grwmership Addrem Docupancy Land e Zoning | Fronage [ U, Ave. SideSi]Spaces] Curb Cuts Signe
Dwight Avenue
221 05 052-001 |Aileen C, Adams 1940 |Chicf Auto Pans Auto Service c2 25 8% 20 8 | 1-16 JRoof
1545 Wilshire Bivd. Window - Muliple Posier/Painted
Los Angeles, CA 90117
221 05 052-002 {Narayan Amba Patel 2009 |Welcome inn Motel C-2 68 52 15 ] 21| L-19 fPole
1910 University Ave, 1-17
Riverside, CA 92507
RpT— E FEL] e e
Ostawa Avenue
i N - -
221 06 061-005 | Telegraph & Colima Assoc. 1886 IChnlch‘s Fried Chicken Restaurant C2|10r+r]| 52 89 | 14 ] 1-35 |Roofl
P.0. Box 48291 Window - Multiple Poswer/Paintcid
|Los Angeles, CA 90048
221 06 061-003 [Sam Menlo 1860 |University Lodge (Poniion) Motel C2 | uv 53 R RERIE |Po|e - Muhiiple
501 S. Fairfax Ave, Suite 201 Littlc Bit of Saigon Restaurant |Resiaurant 1-31' |Facade
|Los Angeles, CA 90036
221 06 061-004 |Sam Menlo 1860 |University Lodge (Portion) Moicl C2| 268 15 - | 87 1 1-34 |Door - Muliipte
501 S. Fairfax Ave. Suite 201 1810 JUniversity Carwash Auto Service N - = | 1-17 |Pole
[Los Angeles, CA 90036 Facade - Mukiple Paned/Bunner
221 07 070-002 |Mark A. Spiegel - |Vacam Land Vacant C-2-D| 150 - - | 1-36' |None
c/o Albert A. Spiegel
21¢ Spaviding Dr.
Beverly Hills, CA 90212




UNIVERSITY AVENUE LAND USE INVENTORY

PARK AVENUE TO CHICAGO AVENUE - SOUTH: Pagebof 6

Amesar's Msp Properiy Unls. Ave Univ. Ave. | Sethack i Curb | Pig 1 Univ. Ava
M g Paresl Ownership Addren Occupancy Land Use Zoning | Frontage | U.Ave Side 5t | Spaces] Curberis Sigra
RELLL S } — i e i S (e S [ g R L R
221 07 070-001 |Mark A, Spiegel 1756 |Pan's Restaurant Restaurani C-2-D{ 436 {155 160 | 530] 1-139 [Pole
cho Albert A, Spicgel Town Square Shopping Center Retail Commercial/Parking ] P-D 1 -36' |Monrument
211 Spaulding Dr, Theilty (3849 Chdcago) 1 -31' {Facade - Multiple
Beverly Mills, CA 90212 Radio Shack (3907 Chicago) Window - Multipte Painted/Posier

Kennedy's Beauty Shop (3907 Chicago)
UC Discours (391 Chicago)

H&R Block (3935 Chicago)

Chicago (3961 Chicag
Deluze Cleaners (3969 Chicago)

Esquire Burber (3971 Chicago)

Levon Shoe Repeir (3973 Chicago)
Children's Clothing (3975 Chicago)

- SuperSaver Marker (3981 Chicago)

Chicago Avenue




UNIVERSITY AVENUE LAND USE INVENTORY

CHICAGO AVENUE TO 1-215 - NORTH; Page 1 of4

Cronford Avenue

Asssar's Map Properly Unlv. Ave Unlv, Ava. | Seaback #m Curk | Prg | Univ. Ave.
Bk Fg Pwcd Owpership Addrem Octupancy Land U Zoning | Frontage | U.Ave. Side S0 | Spaces] Curt Cuts Signa
Chicago Avenue
1 I .
250 17 170-010 |Bank of America Natl Tr & Svgs Assn | 1691 |Bank of America Office Cc2-D| 178 20 10 | 51 | 1-31' |Facade - Name, Raised Letter
cfo Tax Dept No. 3245 C3-D Window - Muhiple, Hand Painted
P.0. Box 37000 {Pole - Name
San Francisco, CA 94137
250 17 170017 [Redlands Federal Svgs & Loan Assn 1651 |Redlands Federal Bank Olfice c2| 237 50 - | 60 | 1-3V |Facade - Name, Raised Leiter
P.O. Box 3260 1-28' |Pole - Name
Redlands, CA 92373
250 17 170-008 |Margarct H. Weatherly 1635 [Asbys |Restaurant - Fast Food C-2 120 60 - | 42 | 1-24' JAdvenising Biltboard
clo M.H. & J.D. Weatherly 1-22' {Monument - Name/Logo
P.O. Box 10556 Window - Misc., Adventising
Colion, CA 92324 Window - Address, Open
250 17 170-007 IPmlk A. Knittel 1605 |Kawasaki of Riverside |Retait Commercial C-2 80' 17 - 17 | 1-35 {Facade - Name, Raised Leter
5553 Ave Juan Bautista Facade - Product, Plastic
Riverside, CA 92509 Facade - Raised Ltr, Painicd Over
Pole - 2 Name Signs; 1 Stacked
250 17 170-036 |Joan Knight 1575 |Mr. Beasley's Antiques |Retail Commercial c2] 301" | s0 - | 13 ] 1-12 {Facade - Name, Hand Paintcd
317 Nassan Rd. 1- 31" {Window - Address, Painted
Costa Mesa, CA 92626 Window - Open
Facade - Address; Leaning Board
250 17 170-005 {James L. Magnuson 1555 |Les Magnuson Tirc & Wheel Service|Auto Service C2] 15¢' | so - | 19 { 1-31' {Facade - Multiple, Painted
1555 University Ave. 1535 {Joes Starlight Barber Shop Retail Commercial 43 - 4 | 1-24' |Roof - Name, Hand Pained
Riverside, CA. 92507
250 17 170-004 |Joan Knight 1521 |Budget Reni-a-Car Auto Services C-2 149 22 100 | 19 | None |Facadc - Removed Sign Calor Var,
317 Nassau Rd. Pole - Name, Logo
ICoau Mesa, CA 92626
1 Y IS R i e




UNIVERSITY AVENUE LAND USE INVENTORY

CHICAGO AVENUE TO 1-215 - NORTH: Page2of4

Assnssor’s Map Property Unle, Avs Unly. Ave. | Sethack fm Curb | Phg | Univ. Ave
M g Parced Ownershlp Addram Occupsaty Land the Zoning | Froetage | U.Ave. Skie 5t | Sp Curb Cuta Signa
Cranford Avenue
1 | -
250 19 190-035 |Riverside National Bank 1485 |Riverside National Bank Office C2[18Y+r] 55 40 | 36| 1-25 |Pole
c/o Bonnic M. Masicrs 1-1%
P.O. Box 1279
Riverside, CA. 92502
250 19 190-029 |Hamry H. Chan 1445 |Chan's Oriental Cuisine Restaurant C2) 150" | 50 - | 83 ] t-22" IMonument
16173 Saddlecrest PI. 1-24
Riverside, CA 92504
250 19 190-011 |Bhagu Paicl 1443 {Discount Liquor/Grocery Retail Commercial C-2 55 50 - 15| 1-22 |Pole
c/o Sage & Sand Motel |Facade - Plastic
1971 Univesity Ave. Multiple Window Posters
Riverside, CA 92507
250 19 190-010 |Pablo Bucnafe 1435 [Hacienda Moiel Motel C-2-D| 200 50 - ] 48] 1-25 |Pole
cfo Lambesto nfantc 1-35
5829 Lake Lindero Dr.
Agoura, CA 91301
250 19 190-009 |1sidore Camou 1390 |The Farm House Motel Motel c-2-D| 67 50 - | 23] 1-50 |Pole
1393 Univesity Ave. . Logo - Well
Riverside, CA. 92507
250 19 190-008 |Joseph P. Aguilar 1377 |Vacam Office Restaurant C2-D] N4 50 - 4 | 1.35 {Window
746 N. University Dr. 1365 |Templo del Sol (Mexican Food) 50 - | 51 Pole, Facade, Multiple Window
IRivenidc. CA 92507
250 19 190003 [Riverside Parinership 1333 [Cask‘'n Cleaver Restaurant C-2-Dy 44 j£275 - ]| 123] 1-25 |Facade
Atmn: Chuck Keagle 1329 {Lord Charleys Restaurant 15 - Facade
8689 %1h St.
iCucamonga, CA 91730
| N i e e e e o




UNIVERSITY AVENUE LAND USE INVENTORY

CHICAGO AVENUE TO 1-215 - NORTH: Page 3 of 4

Amasar's Map Property Ualr, Ave Univ, Ava. | Setbach fm Curt | Phg | Univ, Ave
M Mg Parcel Ownaeshlp Addrem Oxupanty Land Use Zoning [ Fronisge | U.Ave. SideSL | Spacea| Curb Cols Sigm
| 1 i pr s dipmea] o
250 19 190-007 |Riverside Partnership - lReslauranl Parking IParking c-2 8s' 22 - 30 |1/2- 20'fPole
c/o C & C Services, Inc. {Cask'n Cleaver & Lord Charleys)
8689 9th Su
Cuocamonga, CA 91730
250 19 190-006 [Donald D, Brown 1345 |Office Building Professional Office C-2 58 T2 - 16 | 1/2- 8' |Pole
2475 Sunset Dr. Mt. D Hairstyling Snudio Multiple Facade
Riverside, CA 92506 Dr. B. B. Cooper, Optomneirist Banner
Fanner's Insurance Co. Temp. - For Lease
Vacant Office Multiple Window
250 19 190-037 |San Diego Trust & Svgs Bank 1303 |Bob’s Big Boy Restaurant C2-Dj190'+r] 28 20 | 72| 1-27 |Pole
/o Margiolt Corp Rest 134 1-40' |Facade
10400 Femwoed, Dept. 924.13
Bethesda, MD 20814
fowa Avenue
250 25 250-006 |Exxon Corp 1299 |Unoccupicd Building Vacant C2-D| 1400 +¢] 40 50 | 14 | 1/3- 26/|Freestanding - For Sale
P.0. Box 53 )
Houston, TX 77001
250 25 250-015 |Hy Rosen Prop Inc. (Verify Ownership)] -  |Love's Access & Parking Driveway & Parking c2-D| W0 15 . 4 |1A3- 30Pole
lc/o H. Rosen
1000 Via Pintada, No. 3D
Riverside, CA. 92507
250 25 250-014 |Hy Rosen Prop Inc. 1255 |Del Taco Restanrant C-2-b) 189 44 - 1133) 1/3- 4" |Pole, Facade
Fclo H. Rosen 1245 |Dennys Restaurant - Fast Food 60 - 172 - 28'|Pole, Facade, Window - Painted
1000 Via Pintada, No. 3D
Riverside, CA. 92507
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UNIVERSITY AVENUE LAND USE INVENTORY

Asmemor's Map Property Undv, Ave Usiv, Ave. |Setbesk fm Curb | Phg | Univ. Ave,

& Py Paroet Owaenhlp Addrem Octupanty Land Use Zonlng | Frontsge | U Ave SideSL | Spacus] Corb Cuta Sigew

250 25 250-004 {Texaco Refining & Marketing, Inc. 1221 |Texaco Gas Siation Aulo Service Cc-2-D| 150 43 - - [ 12-7 |Monument
c/o Tax Dept. 172 - 17'|Facade
P.O. Box 7813
Universal City, CA 91608

250 25 250-003 |[Royal Neighbors of America 1201 |Herbie K Diner Restanrant C-2-D] 280 99 - | 200] 172 - 37'|Facade
c/o Howard Johnson Co. 1201 |Bumper's Bar Restaurant 9 - 1 -26' |Facade
P.Q. Box 2746 1199 |Howard Johnson Lodge Motel 2 - Facade, Pole
Fairfield, NJ 07007

250 25 250-002 [Mobil Oil Comp. 1147 |Mobii Gas Siation & Car Wash Aulo Service C-2-D| 200'+r| 43 - 9 | 1-34 JPole
Property Tax Dept. 1 -31' |Facade
P.O. Box 290
Dallas, TX 75221

215

>




UNIVERSITY AVENUE LAND USE INVENTORY

CHICAGO AVENUE TO GAGE CANAL - SOUTH: Page 1 of 5

Asmemscr’s Map Froperty Unly. Avs Ustr. Ava | Setback hm Curb | Phg | Usiv, Ave
M Paresd Ownerhlp Addram Oceupancy Land Use Zoaing [ Frontage | U Ave SideSL Sy Curb Cola Slgre
Chicago Avenue
1 | - e
253 02 020-001 |Citizens Nsional Co, 1680 |Security Pacific Bank Office C-2-D| 166 50 40 [ 68 ) 1-37 |Pole
Pacific SW Realty Co c/o Corp Tx Hq C-3-D Facade
P.O. Box 2097 Term Annex Window
Los Angeles, CA 90051 -
253 02 020-005 [Lerner Devclopments Inc. 1666 |Wendy's Restaurant C-2 124 45 - ] 26 |1 1-15 |Facade
cfo WCW 1-15 |Monument
655 N. Alvemon, Suite 111
Tucson, AZ 85711
253 02 020-003 |Arvind M. Pascl 1616 kHighway Host Motor Inn Restaurant - Fast Food C21 300 10 - | 44| V- 27 |Pole - Muhiple w/Readerboard
1616 Univexsity Ave, 1 - 27 |Facade Banners
Riverside, CA 92507
253 02 020-011 [Riverside New Ceniury, Inc. 1590 |Hampion Inn IMotel C-2 165 50 - | 138] 131" |Facade
/o New Century Enterprises 1-31" |Monumem
330 W. Valley Blvd,
Alhambra, CA 91803
253 02 020-012 |Rancho Commercial Pariners V1 = |Vacam Land Vacant C-2 | 188 10 « | None [None
/o Daniel Leimel
6529 Riverside Ave,, Suite 150
Riverside, CA 92506
253 02 020-013 |Days California Riverside Lid Partness | 1510 |Days Inn Motel C2] 259 50 = | 177] 1-37 |Facade - Raised Latter
c/o Totlman Hundley Hotels
730 5th Ave.
New York, NY 10019
1

Cranford Avenus




UNIVERSITY AVENUE LAND USE INVENTORY

CHICAGO AVENUE TO GAGE CANAL - SOUTH: Page2of 5

Amamor's Map Property Unlv. Ava Usiv. Ave | Sethnch fm Curk | Phg | Usiv. Ave.
B Py Pacd Owaarshly Address Occupascy Laad Ure Zoning | Frontage | U Ave Sidest |Spaces| Curt Cuts Signe
Cranford Avenue
L
253 03 030-017 |Union Oil Co of Calif 1490 |Union Oil Gas Station Office C2Dl150°+tf S0 70 | 14 | 1-40 |Pole
/o Tax Div 1 - 40" [Facade
P.O. Box 7600 Muliiple Window - Hand Painted
Los Angles, CA 90051
253 03 030-002 |Harkey University Cenwr 1450 |Shopping Center C-2-D| 2% 104 | 1-44' |Monomem
c/o Rollnick Dev & Inv Co. Baker's Drive Thiu Restaurant - Fast Food 85 - Facade - Muliiple
3043 10th S1., Suite 700 Take Out Don Dom Restaurant - Fast Food 10 - Window -Muhiple, Hand Painted
Riverside, CA 92501 Baskin-Robbins fee Cream Retail Commescial 120 -
Faisal Market (Arabic Pood) Retail Commercial 7 -
The Hair Salon Retail Commercial #H1S -
3 Greenway Inswrance Office 75 -
Ralph Salisbury, Optometrist Office s -
Riverside Insurance Agency Office 15 -
Chicago Bike Retail Commercial #3715 -
Marcello's Pizza Retail Commercial 75 -
Vacant Office Office s -
Landmark Financiat Office $175 -
Vacant Office Office +175 -
Progress Realty Office s -
Help-U-Sell Really Office E I TR
253 03 030-014 [Grover G. Moss 1420 |Taco Beld Resiaurant - Fast Food Cc-2-D| 128 50 - 311 t-19 |Monument
1428 University Ave, 1-26" |Facade
Riverside, CA 92507
253 03 030-015 |Grover G. Moss Taco Bell Offices Riverside {office C-2.D| None |1250 - 14 | Sharcs |Facade
1428 University Ave. 1430 | Ascher Engincering wiabove|Window
Riverside, CA 92507 1428 Taco Bell Training Center
1426 Taco Bel) Office
1424 Taco Bell Office
1422 ‘Taca Bell Office




UNIVERSITY AVENUE LAND USE INVENTORY

CHICAGO AVENUE TO GAGE CANAL - SOUTH: Page3of5

Ameasor's Msp Property Univ. Ave Univ. Ave. | Sethack fiu Curh | Plig | Univ. Ava
Bk Ny Partel Ovwnarshlp Addras Oorupancy Land Use Zoning | Fromlage | U.Ave. Side St | Sp Curb Cota Sigme
. S - e o |t e e S S
253 03 030-016 {Harry H. Chan 1414 |Harmry C's |Resmnranl c-2-p] 128 50 - 64 { 1-21' |Monument
1414 University Ave, Readerboard Above Entry
Riverside, CA 92507
253 03 030-013 [Maurice M. Weiss 1360 [El Gato Gordo Restaurant C-2-D| r 50 - || 1-27 [Monumem ”
9171 Wilshire Blvd., Suite 627 Mexican Restaurant & Cantina FFucade
Bevesly Hills, CA 90210
253 03 030-007 [Maurice M. Weiss 1350 {American Moiclodge Motel C-2-D| 150 50 - 85 1 1-27 |Pole
9171 Wilshire Blvd., Suite 627 1/2 - 8' |Facade
Beverly Hills, CA 90210
253 03 030-008 |Paul J. Brazeau 1320 |Intemational House of Pancakes Restaurant C-2-D] 147 40 - 41 | 1/2-15 |Awning
c/fo Delta Enterprises 1-21' |Window
27762 Forbes Rd., Suile 11 Monument
Laguna Niguel, CA 92677
253 03 030009 1308 |Shell Gas Station Auto Service C2D| 104 +r} 30 40 | 24 | )-24 |Pole
1-37 |Facade
Multiple Banner
Multiple Window
lowa Avenus
1 e
253 05 050-00) |Thrifiy Oil Co. 1294 |Thrifty Gasoline Aulo Service C-2-D] 125 +r| 50 60 ] 16 ] 1-36 [Pole
10000 Lakewood Blvd. 1-31' |Monument
Downey, CA 90240 Facade
253 05 050-002 | Allstar Inns Opesating LP 1260 |Alistar Inns Motel C-2-D| Neme | %200 130 | 59 | None |Pole - at University Ave. Access
P.O. Box 3070 Facade
Santa Barbara, CA 93130




UNIVERSITY AVENUE LAND USE INVENTORY

CHICAGO AVENUE TO GAGE CANAL - SOUTH: Page4 of 5

9333 N. Meridian, No. 203
Indianapolis, IN 46260

Amessor's Mep Property Unlv. Ave Univ. Ave. [ Setback fm Curk | Pag [ Usiv. Ave,
u Parced Owaershlp Addrus Oeuupancy Laod Use Zoning | Prooiage | U.Ave. 5ideSL | Spaces| Curb Cuts Sigra
253 05 050-012 |Breezy Production, Inc. 1250 |Carl's Jr. Restaurant C-2-D} 189 70 - ] 48| 1-29 |Roof
cfo Carl Karcher Enterpiscs Facade
IP.O. Box 4349 Window - Multiple
Anaheim, CA 92803
253 05 050-018 |RIC 76 Lud 1246 }Der Weinerschnitzel Restaurani - Fast Food C-2.D| 0 72 - 18 | 1-31 [Monument
cfo RIC 76 Lud Awning
220 W. Crest S1. Window
IEscondido. CA 92025
253 05 050-020 |Sizzler Family Steak Houses 1242 |Sizaler {Restaurant c-2-p| v 50 = | 28 | 1-23 |Facade
c/o Property Tax Consultants
3336 B. 32nd St., Suite 217
Tulsa, OK 74135
253 05 050-021 |Sizzler Family Steak Houses = |Sizzler Parking Parking C-2-D] None | 300 - | 34 | Nonc |None
c/o Property Tax Consuhiants
3336 E. 32nd St., Suile 217
Tulsa, OK 74135
253 05 050-005 |BRS Really Co. 1200 |Holiday Inn . Motel C2D{ 250 | 105 - ]205| 1-3% |Pole
c/o 8. Schahet & Co. 172 - 28'|Facade




UNIVERSITY AVENUE LAND USE INVENTORY

CHICAGO AVENUE TO GAGE CANAL - SOUTH: PageSof 5
Amecaar's Msp Propecty Univ. Ave Untv. Ava. [ Sethack tu Cork | Thy | Univ. Ave.
% Parcal Ownership Addras Ocrupancy Land Use Zoning | Pronisge | U.Ave. Side5i | Spaces) Cerb Culs Signa
i .

253 03 030-006 |Regents of the University of Califomia | 1160 |Univesity of California Inslitutional C-2-D 0 85 - 19 | None [Facade
2199 Addison St, Rm 615 Personnel Labor Relations Monument
Berkeley, CA 94720

1160 |Univesity of California Instittional C-2-D| 367 |%127 - | 131} 1/2-60 |Facade

253 05 050-007 |Regems of the University of California
2199 Addison St., Rm 615 Personnel Labor Relations
Berkeley, CA 94720

Gage Canal




UNIVERSITY AVENUE LAND USE INVENTORY

PARK AVENUE TO CHICAGO AVENUE - NORTH: Page 1 of 8

Amcmar's Map Property Univ, Ave Unlv. Ave | Setback fm Curb | Phg | Unlv. Ave
Bk g Parcel Owmership Address Occupuncy Land Use Zoning | Frontsge | U.Ave. SideSU | Spaces| Curb Cute Sigrs
Park Avenue
211 13 131031 [White's Black Gold Oil Co. 2871 |Black Gold Gas Station & Mini Mart fAuto Service C2 | 87+ | 70 42 | 16| 1-35 |Monumem
{P.O. Box 3757 {Roof
Pomona, CA 91761 . Facade - Address
211 13 131026 |DeVonne W. Armstrong 2851 {|Muiti-Family Residence (2) Muli-Family Residential | C-2 &0 46 - - | 1-10' |None
2833 University Ave,
Riverside, CA 92507
211 13 131-032 [DeVonne W, Armstrong 2833 |DeVonne Armsirong Realtor JProfessional Office C.2 60" 46 8 | 1- W |Board Leaning Against Foundation
2833 University Ave,
Immide. CA 92507
211 13 131024 IRay P. Delgadillo 2811 |Basheria {Retail Commercial C2 o0 17 - 8 | 1-15 |Facade, Window - Open/Closed
33235 Zciders Rd. - |Sarah’s Boutique Retail Commercial Roof; Muliple Window - Painted
Sun City, CA 92355 2815 {Residence (Rear of Building) Single-Family Residential None
211 13 131-023 |James H. Ponder 2791 |Unoccupied Building Vacant C-2 60 39 - - | 1-12" |None
4893 Vicioria Ave.
IRivemide. CA 92507
213 13 131022 JRichard Munio 2769 |Single-Family Residence Single-Family Residential | C-2 60 ¥ - 2 | 1-16 |Nonc
5999 Shaker Dr, 2773 |Single- Fam, Res. (Above Garage)  [Single-Family Residential None
Riverside, CA 92506
21t 13 130021 |Keith L. McMillen 2731 {Scotch Mist Car Wash Aulo Service C-2 120' 28 - - | 1-24' |Monument
248 E. Monterey 1- 17" |Facade - Hand Painied
Pomona, CA 91767
211 13 1314020 {Chandravadam Shakia 2711 |Thunderbird Lodge Motel C2 180° 17 - 50 | 1-32' |Facade
c/o Dineshkumar T, Shakea Muhiple Window - Re Price
2711 University

Riverside, CA 91506




UNIVERSITY AVENUE LAND USE INVENTORY

PARK AVENUE TO CHICAGO AVENUE - NORTH: Page2of 8

Amemar's Map Propertly Univ. Ave Unlv. Ave J Setback fm Curb | Phg | Univ. Ave.
By Pg Paced Sremershlp Addres Oauponty Land Use Zoning | Promiage | U. Ave. Side 5L | Speces| Cuch Culs Signa
211 13 131.019 [Hassan Roostai 2651 |AAA Tire Auto Service C2 o0 1-24' {Pole - Empty
9540 Magnolia Ave. Facade - Muhiple Plasiic/Banners
|Riverside, CA 92503 Window
211 13 131-018 |Hassan T. Yousef Abad 2619 |Discount Liquor & Grocery Retail Commercial C-2 60’ 1 - 14’ |Facade - Plastic
11383 Magnolia Ave., No. 45 Facade - Mnlt%ple Posice/Banners
Riverside, CA 92505 Window - Muliiple Poster/Neon
211 13 131017 |Clan M. Shannon 2585 |Auto Uphoisiery Auto Service C-2 &0 1-19" |Facade
6778 El Cajon Dr.
Riverside, CA 92504
211 13 131-016 [Clara M. Shannon - |Wesiem Union Parking Parking C-2 a0 None |None
6778 El Cajon Dr.
Riverside, CA 92504
211 13 131-015 [Clara M. Shannon 2535 |Western Union Retail Commercial C-2 52 None |Roof
6778 Ef Cajon Dr,
Riverside, CA 92504
211 14 141-001 |Roben W. Robertson 2489 |Ace Flooring Retail Commercial C-2 84 | - 14’ JRoof; Multiple Window
4398 Beechwood Pl 2479 [Connic's Toys Retail Commercial Roof; Multiple Window
Riverside, CA 92506
211 14 141-009 |Richard V. Gillespie 2431 rUnited Speedometer & Instrument  JAuto Repair C2 | 64+r None |Facade - Raiscd Lener
2431 University Ave. Monument /Readerboard
Riverside, CA 92507
Comer Avenue
I i . - S inm
211 14 142-004 |LB Pantnership 2371 |Stop & Go Rewil Commercial C2 1127 +rx 1-24' |Pole w/ Readerboard
11440 San Vicente Bivd. Facade - Multiple Posters
Los Angeles, CA 90049 Muhiple Window Posiers
| ¥ - - - 7 :




UNIVERSITY AVENUE LAND USE INVENTORY

PARK AVENUE TO CHICAGO AVENYE - NORTH: Pagelof 8

Riverside, CA 92517

Amessor's Map Property Univ. Avy Unle. Ave. | Setback fm Curb | Phg | Univ. Ave,
Bk Pg Parcel Ovwmeniilp Addram Oocupanty Lang Une Zookvg | Froniesge | B, Ave.  Side St [ Spaces] Curt Cols Signs
—— 1 — — S I : o it
211 14 142006 [Edgar H. Wallace 2351 |Vacam Office Commercial Office C-2 50 102 9 1 1 -21' JFacade - Hand Piamed
2351 University Ave. ScreenMasters Printing Commercial Office Facade - Hand Pianicd
Riverside, CA 92507 ABC Upholstery Auto Service Facade - Hand Pianted
211 14 142.020 [Richasd B. Lybarger 2337 |United Transducers Exchange Auto Pans C2 74 43 - 3 | 1-20° |Facade - Raised Leuer Address
2431 University Ave, (No Name Sign)
Riverside, CA 92507
211 14 142-002 |John R. Bruyneel 2323 |B & ) Garage Auto Service C-2 50 15 - 15 [ 1-29 |Facade - Hand Painted
4681 MacFarland St
|Riverside, CA 92506
211 14 142-001 JJohn R, Bruyncel - |B & ] Gamge Auto Service C-2 sr 15 22 | 14 | None [Facade - Hand Painted
4681 Macfarland St ’
Riverside, CA 92506
. | . B R U SR S -
Eucalyptus Avenue
211 14 143-005 |Jelf Muchamel - |vacam Land (Fenced) Vacant C.2 10§' - - | 1-29 |Freestanding - 3-sided:
c/o Hassan Mechammil Build 10 Sunit-Land Available
4434 Bergama Dr
Encino, CA 91436 -
211 14 143-004 |Creative Investment Diversificd, Inc. 2259 |E. Campbell Insurance Agency Office C-2 55 K] - 5 | 1-14' |Facade - Painted
P.0. Box 5186 Monument
Riverside, CA 92517
211 14 143-003 |Creative Invesiment Diversified, Inc. 2243 |[Suncrest Builders |Office C.2 55 19 - 5 | 172 - 7" |Facade - Painied
P.O. Box 5186 Monument

Window




UNIVERSITY AVENUE LAND USE INVENTORY

PARK AVENUE TO CHICAGO AVENUE - NORTH: Page4 of 8

Riverside, CA 92507

Amemar'y Map Property Usiv. Ave Unis. Ave, | Selbach fm Curd | Py | Univ. Ave
Bk Py Pareal Owmerahlp Addres Occupancy Land Use Toning | Froniage | U, Ave. SideSL | Spaces| Curb Culs Sigra
| 1 e - PR P 26 =
211 14 143-002 |Creative Invesiment Diversified, Inc. 1 ISingIe-Famin Residence Single-Family Residentiat | C-2 b1y B - 5 | 12-7 |None
P.0. Box 5186
Riverside, CA 92517
211 14 143-001 |Beity L. McWhorter 2211 [Lawton’s Bail Bonds Office c2 50 33 24 | 3 | None |Monumem
3558 Redwood Dr. Door Poster
Riverside, CA 92501 i
- e WL ) I B - £ R B
Froanklin Avenue
211 14 144-016 [Herbert S. Weinper 2167 |Unoccupied Building (Popeyes) Vacant C2|l106+r] 42 29 | 22| 1-21' [Roof
P.O. Box 7224 Monument
Rediands, CA 92375
211 13 144.008 |G. A. Everson 2147 |Riverside Tire Service Auto Scrvice C-2 60 37 9 [ 1-39 |Facade
6113 HawardenDr. Monument
Riverside, CA 92506 Muhipte Window - Painted
211 13 144014 |[Wilfred E, Philer 2115 |Pedrio’s Mexican Cafe. Restaurant C2l 9+ | 20 21| 23] 1-25 |Rool
/o BTAC Realty & lav, Inc. Mac's Coin Laundry (3771 Kansas) |Retail Commescial Multiple Window - Painted
2244 Suue College Dr, 4
Fulleston, CA 92631
i L
Kansas Avenue
211 17 174-019 |John E. Pemone 2093 |Delia’s Grinders Restaurant C2I84+r| N 68 1 50 | 1-41' |Facade
2178 Oak Crest Dr.
Riverside, CA 92503
211 17 174-014 litendrakumak Bhakia 2055 |Stardust Motel Moiel C-2 80 3 5 | 1-31 |Pole - Muliiple
2055 University Ave. Facade - Hand Paimed




UNIVERSITY AVENUE LAND USE INVENTORY

PARK AVENUE TO CHICAGO AVENUE - NORTH: Page 5 of 8

Dwight Avenue

Amesor's Map Properiy Unlv. Ave Univ. Ave. | Setback fm Curb | Phg | Usiv. Ave
bk Pg Pored Ownenablp Address Octupancy fand Ure Zoning | Frontege ] U.Ave Side St | Spaces] Curb Culs Skgm
s - - | | fhal T L R S o
211 17 174-013 |Mary L. Baumberger 2039 IMulu-Family Residence Mukti-Family Residential C-2 o0 43 - 7 | 1-11 |None
6024 Vista del Aquila
Riverside, CA 92509
211 17 174012 [Roy G. Kelly 2025 lMidas Auto Service C-2 50 52 - 2 [12-17|Pole
2352 Boulder Bluffs Facade
Riverside, CA 92506
211 17 174-011 |Roy G. Kelly - YParking for Midas Parking C2 25 20 - 14 | 1/2-9 |Nonc
2352 Boulder Bluffs r
Riverside, CA 92506
211 17 174-010 |Roy'G. Kelly 2009 |Hunan Garden Restaurant c2 68 52 14| 9 | 1-20" |Roof
2352 Boulder Blulfs 2005 |94¢ Video Store Retail Commescial Pole - Empty
Riverside, CA 92506 Window - Multiple
Douglass Avenue
211 17 175-004 |Bhagu M, Paie! 1995 |El Paraiso Restaurarn Cc2 100' 44 14| 27| 1-25 |Roof
cfo Sage & Sand Motet Multiple Window Posters
1971 University Ave. ' Banner
Riverside, CA 92507
214 17 175-003 |Bhagu M. Patel 1971 |Sage & Sand Motel Motel C2 150' 5 . | 411 1-27 |Pole - Multipl: wf Readerboard
/o Sage & Sand Motel 1-20' |Facade
1971 University Ave.
Riverside, CA 92507
211 17 175-002 [Margoric Wilson +1951 |Tina's (Mexican Food) Restaurant C2 65' 39 24 [12]1-31 |Pole
6454 San Diego Window - Muliple Neon & Posters
Riverside, CA 92506




UNIVERSITY AVENUE LAND USE INVENTORY

PARK AVENUE TO CHICAGO AVENUE - NORTH: Page6of 8

Ameseor's Map Property Uelv, Ave Unlv, Ave | Setback fm Curb | Py | Univ. Ave
Bk Py Porce Ownerthlp Addrem Ocupancy Land Use Zoning | Fromtage | U.Ave. SideSL | Spaces] Curt:Cels Signa
Dwight Avenue
211 17 176012 [Rocco ). Edivan - |{Vacant Land Vacant Cc2 105 - - - 11-22 |None
cfo Whittier Theift & Loan t-13
14454 Whinier Bivd. t2-13
Whittier, CA 90603
211 17 §76-008 |Phyllis D. Godlin & Marcia Price - |Vacant Land Vacant C-2 50 - - - | 1-19 [None
1029 Franklin St. 12-1
Santa Monica, CA 90403
211 17 176007 |Peter Kuen Guu 1911 |Riverside Motel Motel C2 160 51 20 ] 31 | 1-41" |2 Pole Signs
1911 University Ave. 1 - 20' |Facadc Posters
iRivemide, CA 92507
} Lo I ez
Oitowa Avenuie
I Y (S P N e
211 18 182-024 |Andrew D. Geller 1889 |Kemtucky Fried Chicken lkmmm - Fast Food C2]100+¢] 43 37 | 13 1-36" [Monumet
3297 Woodbine St. Window - Multiple Hand Paimed
Los Angeles, CA 90064
211 18 182-016 |Yong Jo Jung 1875 |Westemn Liquor & Deli Retail Commercial C-2 60 44 . 10 | t-47 |Pole
1875 University Ave. : Window - Neon, Poster, Painted
Riverside, CA 92507
211 18 182-017 [Robert A. Haysom 1865 |Wilson's Marine (Boat Sales) Retail Commescial c2 o 52 - 4 | 1-31" |Roof
11542 Harord Ct Pole - Muliiple
Riverside, CA 92503 Window - Muhipic Posicr
211 18 182-018 [Kamlesh N. Shah 1855 |Medical Office Professional Office C-2 60 52 - 6 | 1-22" JPole
cfo Jeevan Ghamekar 1857 |Family Dentistry Professional Office Facade - Readerboard
1875 University Ave. Facade - Plastic
Riverside, CA 92507
] RCECA i Giadirl tee o cwcuna.




UNIVERSITY AVENUE LAND USE INVENTORY

PARK AVENUE TO CHICAGO AVENUE - NORTH: Page7of 8

Assessor’s Map ) Properiy

Setback tm Curh | Phg Univ. Ave

B g Parcd Ownenablp Oocupancy Land Use U.Ava Slde St | Spaces Curb Culs Signs
211 18 182-019 [Joseph F. Poppler Landes Realty Professional Office - 14 | 1 -24' |Pole - Multiple
1845 University Ave. Town & Country Veterinary Proficssional Office Facade - Multiple
Riverside, CA 92507 Memorable Travels Professional Office
211 18 182-020 [Joseph F. Poppler Sire East Bar & Grilt Restaurant - b as|or-29 jpole
1845 University Ave. Facadc
Riverside, CA 92507
251 18 182-021 [oseph F. Poppler Family Deatistry Professional Office - 19 | 1-25 [Pole
1845 University Ave. Campus Income Tax Service Professional Office Facade - Multiple Posters
Riverside, CA 92507 Window - Multiple Poster/Paintcd
211 18 152-022 [N. 1. Monana Coachman’s Pasking Parking - | 3] 1-26 |None
760 S. Ridgemark Dr.
HoMister, CA 95023
211 18 182-023 |N. H. Monara Coachman's Dinncr House Restaurant 21 | 221 1-24" [Pole
760 $. Ridgemark Dr. Facade
Holliseer, CA 95023
Mesa Street '
i 1 U N [ B
211 18 183-010 |Gilralph, Inc. 1795 |Las Brizas Resiaurant/Dancing 36 | 23] t-25 [Pole
¢/o R. Valenzuela Facade - Muhtiple
11921 Metody Ln.
Moreno Valtey, CA 92387
211 18 183-011 |Gilralph, Inc. Las Brizas Parking Parking - 32 1 1-15 |None
cfo R. Valenzucla
11921 Melody La.
Moreno Valley, CA 92387
i 1 —_—




UNIVERSITY AVENUE LAND USE INVENTORY

PARK AVENUE TO CHICAGO AVENUE - NORTH: Page8of 8

Aseasor's Map Property Univ. Ave Unle. Ave. | Setback tm Curb | Phg | Univ. Ave,
Bk Py Paucd Ownenahlp Addrem Dcrupancy Land Uye Zoning | Frontage | U.Ave SideSt | Spaces| Curb Cous Signa

211 18 183-020 [Lear E, Simpson 1765 |Kragen Aute Pans Auto Service c-2 1200 39 - | 24 | 1-26' |Facade - Raised Lener
¢/o Northem Antomotive Corp. Window - Multiple Postes/Painted
P.0. Box 6030 Window - Neon Open
Phocnix, AZ 85005

211 18 183-017 [Lou Ella Duncan 1725 |Unoccupicd Building (Vince's) Vacant c2 o0 M - 39 | 1-22 {Roof
6833 Shearwaters Dr. I - 13 |Monument
Carlsbad, CA 92009

211 18 183-015 |Joseph Chao 1713 {Unoccupied Building Vacant Cc2 50 15 - {26 [ 1-30' {Facade - Multiple
3011 Qakwood Ln.

Torreace, CA 90505

211 18 183016 {Winchell's Donus Houses Operating Co.| 1705 |Winchell's Donut House Restaurant - Fast Food C2 | 424+¢| 77 13 ] 10| 1-26 |Pole
16424 Valiey View Ave,

La Mirada, CA 90637

Chlcago Avenue
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P04-0072

RESOLUTION NO. 20729
A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF RIVERSIDE,
CALIFORNIA AMENDING THE LAND USE DESIGNATION OF THE
UNIVERSITY AVENUE SPECIFIC PLAN TO CHANGE APPROXIMATELY 5.15
ACRES DEVELOPED WITH COMMERCIAL AND PARKING FACILITIES FROM
SUBDISTRICT 3 TO SUBDISTRICT 4 AT 1300, 1350 AND 1410 UNIVERSITY
AVENUE SITUATED ON THE SOUTH SIDE OF UNIVERSITY AVENUE WEST
OFIOWA AND TO ADD SUBSECTION 4.2.6, MIXED USE STUDENT HOUSING.
WHEREAS, an application was submitted to the City of Riverside, designated as Case P04-
0072 to amend the land use designation of the University Avenue Specific Plan to change
approximately 5.15 acres developed with commercial and parking facilities from Subdistrict 3 to
Subdistrict 4 at 1300, 1360, and 1410 University Avenue, situated on the south side of University
Avenue west of Jowa Avenue and to add a new Section 4.2.6; and
WHEREAS, the Planning Commission of the City of Riverside, advertised for and held a public
hearing on May 6, 2003, to consider the proposed amendment to the University Avenue Specific
Plan and recommended to the City Council that the amendment be approved with modifications and
determined that with the adoption of a mitigated negative declaration, the approval of Case P04-
0072 will not have a significant effect on the environinent; and
WHEREAS, the City Council advertised for and held a public hearing on June 1, 2004, to
consider Case P04-0072; and
WHEREAS, the City Council received and considered the staff report and recommendation of
the Planning Commission and all other testimony, both written and oral, presented at the public
hearing;
NOW, THEREFORE, BE IT RESOLVED, FOUND AND DETERMINED by the City Council
of the City of Riverside as follows:
Section 1: It is in the public interest to amend the land use designation of the University Avenue
Specific Plan by adding a new Section 4.2.6 more particularly described as follows:
4.2.6 Mixed Use Student Housing.

Subdistrict 4¢ is envisioned as a primarily student housing area with ground floor commercial

and retail use opportunities adjacent to the University Avenue corridor. This Subdistrict would

City Attorney’s Office
3900 Main Street
Riverside, CA 92522
(909) 826-5567




—

allow for a higher intensity of student housing development, yet allowing for a limited mixed use
development. The site will consist of 4-story student housing complexes with a 6-story parking
structure set back behind the primary retail/student housing building adjacent to University Avenue.
This area will tie together with Subdistrict 4a and 4b to form a viable mixed use area in the
University and Iowa intersection.

Section 2: It is the independent judgment of the City Council of the City of Riverside that this
amendment will not have a significant effect on the environment and a Mitigated Negative

Declaration be adopted and all identified mitigation measures shall be required for the project.

o 00 N N s W

Section 3: The land use designation of the University Avenue Specific Plan, as adopted and

—
[

referenced in the General Plan, is hereby amended to change approximately 5.15 acres developed

[y
[y

with commercial and parking facilities from Subdistrict 3 to Subdistrict 4c at 1300, 1360, and 1410

—
[ 0]

University Avenue, as shown on the map attached hereto as Exhibit “A” and incorporated herein by

[
W

this reference.

Section 4: The amendment adopted by this resolution shall be integrated into the adopted

—
[V - 9

University Avenue Specific Plan document and shall be noted on the appropriate Specific Plan and

[
=)}

General Plan Circulation diagrams previously approved by the City Council.

[
~

ADOPTED by the City Council and signed by the Mayor and attested by the City Clerk this 13®

day of July, 2004,
el 4/4&1 l%//

 Mayor of the City of Rivesside

—
o oo

[
(=]

(3]
—

Attest:

NN
A W N

[N T\ I
NN

City Attorney’s Office
39(% Malnnsztyreet
Riverside, CA 92522
(909) 826-5567

.
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l I, Colleen J. Nicol, City Clerk of the City of Riverside, California, hereby certify that the
2 foregoing resolution was duly and regularly introduced and adopted at a meeting of the City Council
> of said City at its meeting held on the 13" day of July, 2004, by the following vote, to wit:
* Ayes:  Councilmembers Betro, Moore, Gage, Schiavone, Adkison, Hart, and Adams
> Noes: None
° Absent: None
7
8
IN WITNESS WHEREOF I have hereunto set my hand and affixed the official seal of the City
1(9) of Riverside, California, this 13" day of July, 2004.
! va
12 ity Clerk g the City of Riversidc#‘k
13

—
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G:\CLK\COUNCIL\Resolutions\Jul_13\20729.wpd
CA: 04-1291
06/10/04

N & &R

C%Attomey s Office

Riverside, CA 92522
(909) 826-5567
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University Avenue Subdistricts

3 - Visitor Commercial Area
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4 (a, b & c) - Mixed-use Development
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CITY ATTORNEY’S OFFICE
3900 MAIN STREET
RIVERSIDE, CA 92522
(951) 826-5567

RESOLUTION NO. 23253

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF RIVERSIDE,
CALIFORNIA AMENDING THE UNIVERSITY AVENUE SPECIFIC
PLAN IN CONNECTION WITH THE 2014-2021 HOUSING ELEMENT.

WHEREAS, the City of Riverside adopted the 2014-2021 Housing Element on October 10
2017; and

WHEREAS the implementation of the Housing Element requires amendments to Chapters 6
and 7 of the University Avenue Specific Plan as set forth in Exhibit “A” attached hereto and
incorporated herein by reference; and

WHEREAS, on October 19 and November 2, 2017, the Planning Commission of the City of
Riverside advertised for a held a public hearing to consider the amendments to the University Avenue
Specific Plan and recommended the amendments to the City Council; and

WHEREAS, the City Council advertised for and held a public hearing on December 12, 2017,
to consider the University Avenue Specific Plan amendments; and

WHEREAS, the City Council received and considered the reports and recommendation from
the Planning Commission and all other testimony, whether written or oral, presented at the public
hearing.

NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Riverside,
California, as follows:

Section 1: Incorporating the findings set forth above and in the documents and reports and
in the record, it is in the public interest to adopt the amendments to Chapters 6 and 7 of the University
Avenue Specific Plan as more particularly described below.

Section 2: Chapters 6 and 7 of the University Avenue Specific Plan are hereby amended
as set for in Exhibit “A” attached hereto and incorporated herein by reference.

/11
/11




(951) 826-5567

-~ 1 ADOPTED by the City Council this 12th day of Dece
3
WILLIAMR. ée Lt;h( efl
4 Mayor of the side B
6 || Attest: L w
7
M Nty Wf, Lo
8 |FCOLLEEN J.
City Clerk of Clty of Riverside
9
10 I, Colleen J. Nicol, City Clerk of the City of Riverside, California, hereby certify that the
11 || foregoing resolution was duly and regularly adopted at a meeting of the City Council of said City at
12 || its meeting held on the 12th day of December, 2017, by the following vote, to wit:
13
14 Ayes: Councilmembers Gardner, Melendrez, Soubirous, Conder, Perry, and Adams
15 Noes: None
16 Absent:  None
17 Abstained: Councilmember Mac Arthur
18
19 IN WITNESS WHEREOF, I have hereunto set my hand and affixed the official seal of the
20 || City of Riverside, California, this 15th day of December, 2017.
21
- M, pton
* COLLEEN(J.NICOL
23 City Clerk of'the City of Riverside
24
25
26
! CA: 17-1763
J 27
28
CITY ATTORNEY'S OFFICE
3900 MAIN STREET
RIVERSIDE, CA 92522




EXHIBIT “A”
P17-0521 - Specific Plan Amendment

Chapter 6 University Avenue Specific Plan Land Use Regulations

6.0 LAND USE REGULATIONS

The policies, standards and design guidelines in this Specific Plan are formulated to implement
portions of the overall vision and development strategies presented in the University Avenue
Strategic Development Plan and to address additional concerns of the Citizen Advisory Task
Force. This chapter outlines objectives and policies for the first of the major plan components -
subdistricts and land use.

6.1 Definitions

For the purposes of this Specific Plan, the meanings of words and phrases ascribed to them in
Chapter 19.04 of the Riverside Municipal Code shall apply. Additionally, for the purposes of this
Specific Plan, the following words and phrases, whenever used in this Plan, shall be construed as
defined in this Chapter, unless from the context, a different meaning is specifically defined and
more particularly directed to the use of such words or phrases:

e Check Cashing Facility shall mean a person or business that for compensation engages,
in whole or in part, in the business of cashing checks, payday advances, warrants, drafts,
money orders or other commercial paper serving the same purpose. “Check cashing
facilities” do not include a State or Federally chartered bank, savings associations, credit
union or industrial loan company. ”Check casing facilities” also does not include a retail
seller engaged primarily in the business of selling consumer goods, including consumables,
to retail buyers that cash checks or issue money orders for minimum flat fee as a service
that is incidental to its mail purpose or business.

o Consolidated Block Development shall mean a project submitted for approval under a
single application, 1) containing an entire block of lots fronting on University Avenue
between intersecting streets and which eliminates all curb cuts directly from University
Avenue, or 2) consisting of contiguous lots totaling 2 acres or more, which substantially
reduces curb cuts on University Avenue and improves pedestrian/vehicular circulation and
landscaped image.

o Indoor Swap Meet shall mean any store event where merchandise is offered or displayed
for sale or exchange and in which the sales area has been subdivided to allow for individual
sales booths that are available for lease to individual tenants. For purposes of this
definition, areas bounded by permanent floor-to-ceiling walls or windows, in which all
entryways are capable of being closed and locked, shall be considered separate stores and
not subdivisions of one store. No store in which one vendor occupies at least eighty percent
(80%) of the floor area used for sale of goods shall be considered an indoor swap meet.
For purposes of this section, a vendor is each person offering goods for sale in a store who
is subject to a permit from the State Board of Equalization to engage in or conduct business
as a seller at that store. Each such vendor shall be deemed a tenant in that store. The term
swap meet is interchangeable with and applicable to flea markets, auctions, farmer’s
markets (except certified farmer’s market as defined in Chapter 19.04 of the Riverside
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Municipal Code) or other similarly named or labeled activities; but the term does not
include the usual supermarket or department store retail operations.

e Mini Mall (see zoning code).

e Planned Mixed-Use Commercial/Residential Development (also "Mixed-Use"
Development) shall mean a project submitted for approval under a single application,
which project contains a combination of commercial;-effiee and residential on a lot or a
group of contiguous lots which constitute a single building site, and which is characterized

by an integrated architecture, site design, function and purpose and-eeenpies-a-site-of15

o Shared Parking Analysis shall mean an evaluation of the total parking requirement of all
individual land uses within a "Planned Mixed Use Commercial/Residential Development"
in order to determine the number of such required parking spaces which may be shared by
two or more individual land uses without conflict, thus reducing the total parking
requirement for the development.

o Streetscape is a term for improving the visual and pedestrian environment of a street by
providing landscaping, street trees, pedestrian scale lighting, sidewalks, street furniture and
other pedestrian amenities.

o Tobacco Store/Smoke Shop shall mean a business with the sale of tobacco, either loose
or prepared as cigarettes, and products for the smoking of tobacco constituting more than
thirty percent of gross sales and/or thirty percent of net lease area.

6.2  Intent of the Land Use Regulations

Land uses within the Specific Plan area are discussed below in terms of: 1) overall objectives 2)
the relationship of Specific Plan land uses to those in the Land Use Element of the General Plan
and Specific Plan Land Use Designations 3) land uses permitted within the Specific Plan area.

The Specific Plan incorporates the following in order to achieve the expressed intent of the plan:

» Encourage and appropriate mix of land uses and investment on the Avenue to revitalize
and bring about a demonstrable change in the Avenue's character.

o Limit or prohibit certain objectionable uses or over concentration of uses along certain
segments of University Avenue including gas stations, some auto uses, fast food drive-in
facilities, liquor stores, and motels.

o Provide land use and development standards incentives to encourage mixed-use
developments and the conversion of nonconforming land uses to new uses that reflect the
long-term vision for the corridor.
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o Implement the land use concept of the University Community Plan, which includes
distinctions between land uses east and west of Chicago Avenue.

6.2.1 Relationship to the General Plan Land Use Element

Itis 1mportant that the General Plan and the Spec1ﬁc Plan remam con51stent Awhwﬁtmg—ef-tlm

The Specific Plan interprets and refines the Braft-General Plan designations for this Specific Plan
as follows:

o In general, retail, commercial, and office uses are permitted along the entire corridor.

e In addition, m—&u%&t-mtﬁ——}-—&n&#» Planned Mixed-Use Commercial/Residential
Development-which-requiresd nsotidation; are encouraged with a Cenditional- Use Site
Plan Review Permit.

6.2.2 Land Uses Permitted Within the Specific Plan or by Subdistrict and
Limitations

Table 2 and Table 3 list limitations on these permitted uses.
Key To Land Use Classifications

The symbols in Table 2 designate the following land use classifications within each of the
University Avenue Subdistricts:

o The letter "P" designates use classifications PERMITTED in the University Avenue
Specific Plan Area.

! The Draft City of Riverside General Plan was under preparation at the same time as the University Avenue Strategic
Development Plan and Specific Plan and the above land use designations are under consideration at the time of
preparation of this document.
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o The letter "L" designates use classifications in the University Avenue Specific Plan Area,
which are subject to certain LIMITATIONS prescribed by the number or numbers
following the "L" designator shown in Table 2. Prescribed limitations can be found in
Table 3, "Additional Use Regulations," that follow.

o The letter "C" designates use classifications only permitted in the University Avenue
Specific Plan Area subject to the granting of a CONDITIONAL USE PERMIT. The
granting of such permits may be for a specified, limited period of time as determined
through the approval process.

o The letter “M” designates use classifications only permitted in the University Avenue
Specific Plan Area subject to the granting of a MINOR CONDITIONAL USE PERMIT.
The granting of such permits may be for a specified, limited period of time as determined
through the approval process.

o The letter “SP” designates use classifications permitted in the University Avenue Specific
Plan Area subject to the granting of a Site Plan Review permit.

e The symbol "-" (a dash) designates use classifications NOT PERMITTED in the University
Avenue Specific Plan Area.

Using Tables 2 and 3

Land Uses Permitted In Each Subdistrict. The land uses permitted in each Subdistrict shall be only
those uses expressly permitted in Table 2.

This table of land uses is based upon uses that are listed in the underlymg zones w1th1n the
University Avenue Specific Plan Area. These zones are the Res : :
Commercral Retall ( CR Zone 'Emnem# Commercral General CG 30 Zone '&emmunﬁy

Use Urban (MU U) Zone and Multmle Famllv Remdentlalm‘% ("R 3") Zone In order to 1mplémrnent

the vision for University Avenue, the applicability of these uses has been modified or expanded as
appropriate. Land uses are arranged alphabetically in Table 2.

The criteria established in this Specific Plan shall apply to all land uses permitted in the University
Avenue Specific Plan Area and shall govern where conflicts arise with any regulations of an
underlying zone. Unless specifically otherwise indicated in Table 2, all uses within the University
Avenue Specific Plan Area, shall be conducted wholly within a building, except for off-street
parking. Exceptions to this would be outdoor dining, food carts and kiosks. Outdoor dining is
acceptable in association with any restaurant, subject to the approval of design and location factors
by the Desrgn Revrew Board Food carts and kiosks are anticipated to be part of potential mixed-
use projects b 3 Provisions for these would be made as part of the
conditional use permlt process.

¥
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Limitations On Permitted Land Uses. Land uses permitted in each Subdistrict of the Specific Plan
Area shall be subject to certain limitations indicated in Table 3, Additional Use Regulations, and
prescribed by the number or numbers following the "L" designator in Table 2.

Uses Not Listed in Table 2

Any use not specifically permitted is prohibited, except uses that are determined by the Planning
Director to be similar to the listed uses.
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Table 1
LAND USES PERMITTED IN EACH SUBDISTRICT

Land Use Classification Subdistrict1 Subdistrict2 Subdistrict3 Subdistrict4a  Subdistrict 4b

Addressing service office P P P P -
Advertising agency office P P P P -
Administrative offices P P P P -
Ambulance service - -- -- -- -
Antique shop P P
Appliance store P P
Appraiser office P P
Architect office P P
Art shop or gallery P P
Art supply store P P
Attorney at law office P P

Adult entertainment uses as defined in Chapter -- -- - - -
19.61 of the Zoning Code

Automobile dismantling facility - o - . -
Automobile storage garage, commercial - - - - -
Automobile, van and truck sales — - - - —

Automobile painting facility, including - P - - -
incidental body and fender work

Automobile rental - o - - w—
Automobile service station - o - - -
Automobile service center - — — - _—

Automobile parts and accessories, retail (no C C C - -
service)

Automobile tire recapping -- - - - -

Automobile wash facility (car wash), hand or - - - - -
mechanical, including detailing

Bail bond agency - -- -- -- -
Bakery, retail P,L26 P, 126 P,126 P,L26 -
Bar, cocktail lounge, tavern C C C C -
Barbershop P P P P o
Beauty shop P P P P -
Beverage container recycling facility (except -- -- -- - .
auth., state-mandated collection points)

Billiard or pool hall C,L27 C,L27 C,L27 C,L27 —
Bicycle shop P P P P -
Boat sales or rentals -- -- - -- -
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[ ]
Table 1
LAND USES PERMITTED IN EACH SUBDISTRICT
Land Use Classification Subdistrict1 Subdistrict2 Subdistrict3 Subdistrict4a  Subdistrict 4b
Book store P P P P -
Bowling alleys -- C c C -
Bus terminal - - - - --
Business and management consultant office P P P P -
Camera store P P P P -
Catering establishment P p P -- --

Cemeteries, columbariums, crematories, - - - - --
mausoleums - offices connected with and
incidental to such uses

Check cashing facility (payday advance) M M M M -
Chiropodist office P P P |4 -
Chiropractor office P P P P -
Churches, church schools, parsonages, C C C C -
monasteries, convents and recreational or

entertainment uses incidental to church

purposes

City planner office P P P P -
Cleaning and dyeing establishment (dry P P P P -
cleaners)

Clothing and wearing apparel shop P P P P -
Clubs and lodges (private, nonprofit) C, L8 C,L8 C, L8 C, L8 -
Coffeehouse P P p P --
Collection agency office P P P P -
Commercial coaches p,L1 p,L1 p,L1 P, L1 -
Computer hardware & software store P P P P -
Computer sales & service P P P P -
Confectionery store P P P P -
Consumer electronics store P P P P --
Contractor storage yard - - - -- -
Copy shop P P P P -
Commercial radio and television transmitting - -- -- - -
and receiving station and antennas

Creamery or other dairy processing facility -- -- -- -- --
Credit reporting agency office P P P -- --
Day nursery, nursery school, house for C C C C -
children, and day care facility

Decorating or drapery shop P P P - --

Delicatessen P P P - -
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000000
Table 1
LAND USES PERMITTED IN EACH SUBDISTRICT
Land Use Classification Subdistrict1 Subdistrict2 Subdistrict3 Subdistrict4a  Subdistrict 4b
Department store P P P P --
Dental laboratory P, L2 P,L2 P,L2 P,12 -
Detective agency office P P P P -
Dry goods or notions store P P P P -
Drug store P P P P -
Economist office P P P P -
Educational institutions and private elementary C C C C -
and high schools
Employment agency office P P P P -
Engineer and surveyor office P P P P -
Establishments involving large assemblages of -- C,L9 C, L9 G, L9 -
people or automobiles, such as open-air
theaters, stadiums, auditoriums, exhibition
halls and sports arenas ~
Farm and garden implement sales or rentals -- -- - -- - ( ‘
Film processing - retail P,L7 P,L7 P,L7 P,L7 - L
Financial institutions, including banks, thrifts P P P -
and credit unions
Florist shop P P P P -
Frozen foods locker P - - - -
Furniture store P P P P -
Furniture reupholstery shop P -- - -- -
Grocery, fruit or vegetable store or meat P P P P -
market
Gun shop / gun smithing - -- -- -- --
Hardware store P P P P --
Health studio, reducing salon or gymnasium -- C C C -
Heliport and helistop -- - - - -
Homes for the aged, convalescent homes, rest C C C -- -
homes, nursing homes and homes for mental
patients
Hospital and sanitarium -- -- - -- -
Hotel - commercial -- -- C,L30 -- -
Ice cream store P P P P -
Ice sales facility - -- - -- -
Ice skating rink -- C C C -
Insurance broker office P P P P -

Jewelry store P P P P -
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essees
Table 1
LAND USES PERMITTED IN EACH SUBDISTRICT
Land Use Classification Subdistrict 1  Subdistrict 2 Subdistrict3 Subdistrict4a  Subdistrict 4b

Keeping animals or fowl, including poultry, - - -- -- -
pigeons, rabbits, horses, mules, ponies, goats,
sheep, cows, reptiles, exotic or similar animals

Laboratory P,L28 P,L28 - - -

Land title company office P P P P -

Landscape architect office P P P P -

Laundry agency - - - -- -

Laundry - commercial -- -- -- -- -

Laundry - self-service (laundromat) P P P - -

Leather goods or luggage store P P P P -

Libraries and museums (nonprofit) C C C C -

Liquor store - -- -- -- -

Liquor sales - ancillary use C,L29 ¢, L29 C,L29 C,L29 -

Manufacturer's representative office P P P P -

Mental health counseling - outpatient facility P p P P -

Millinery shop P P P C -

Mini mall C,L35 - C, L35 - -

Mineral extraction / surface mining -- -- - - -

Mixed-use development, planned -$p. LY esp,L1l  —sp, D11 esp, L1l €sp,L11

commercial/residential

Mixed Use (5" Cycle Housing Element sP, L1l sp, L1 sp. L1 sp. L1l sp, L1

Rezone Program Sites with Mixed Use

Zoning)

Mobile home sales - - -- o -

Motel e - C,L30 — -

Mortuary and associated chapel - - - -- -

Movie theater C C C C -

Multiple-family residences - G, L10 - C,L10 P

Multiple-family residences (5" Cycle Housing P, L36 P, 136 P, L36 P, L36 P, L36

Element Rezone Program Sites with Mixed

Use Zoning)

Museum (commercial) C c C - -
) Music store, record store P P P P -
E “ Newspaper publishing or printing P P P -- -
Ko Newsstand P P P P -

Night club - C C C -
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Table 1

LAND USES PERMITTED IN EACH SUBDISTRICT

Land Use Classification Subdistrict 1 Subdistrict2 Subdistrict3 Subdistrict 4a

Subdistrict 4b

Oculist office
Optician office
Optometrist office

~ v w

P
P
P
P

~ v W "

Outdoor dining as defined in Section
19.04.394 of the Zoning Code

Osteopath office
Parking, off-street (independent lot) P P
Patio furniture sales P P P

o=}
-]
la~]

Pawnshop / pawnbroker - - -

la~]

Pet shop
Photocopying and blueprinting

v
vy
[=)
v
.
[=)
o
=
[=)

Photographer studio
Physical therapist
Physician office

| o - B -
—
o
N
S - I -
—
=]
oo
v =
e
o

Plant nursery, retail
Post office
Prescription pharmacy

>~

Psychiatrist office

Psychologist office

Public accountant office

Public notary office

Public relations consultant offices
Public uses

~ O v v w v v v
= 0O 7w W v v v T

W
o
w

w
o
r'U'U'U[—‘O'U"U'v'Q'w'U'U

NN

Publishing company office

)

Public utility service office
Public stenographer office
Real estate broker office
Research offices

o
W = v v
BN
oy
¥ = v v
o
x

o~

Restaurant or cafe - with no on-site liquor
sales

=
0

Restaurant or cafe - with on-site liquor sales MC MC

Restaurant M%MBMH@QM&‘SW C,L33 C,L33 C,L33
; 4 s w1th drlve-thru but

i

= W T

o

(98]

o
-9 v Y -~ 0O % v T v v v

S
B

o]

=
(@]

;

C,L33

i
|
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Table 1
LAND USES PERMITTED IN EACH SUBDISTRICT
Land Use Classification Subdistrict 1  Subdistrict2 Subdistrict3 Subdistrict4a  Subdistrict 4b
permittied-subteet; pursuant to specified

development standards in Table 4

Roller skating rink -- C C C -
Shoe repair shop P P P p -
Shoe store P P P P -
Smoke shop - -- - - -
Soda fountain P P P P -
Sporting goods store P P P P -
Stationery store P P P P s
Stockbroker office P P p P -
Studio or school - art, music, voice, dance or P P P P -
modeling

Substance abuse facility -- -- -- - -
Supermarket P P P - -
Surgeon office P P P P -
Swap meet - indoor C - - - -
Swap meet - outdoor - - - - -
Tabulation and computing service office P P P P -
Tailor shop - custom making P P P p -
Taxidermist - -- -- - -
Telegraph consumer service office P P P P -
Telephone answering service office P P P P -
Theater, excluding outdoor theater C C c C -
Ticket office / ticket agency P P P P e
Tobacco shop - - - -- —
Tobacco sales — Ancillary to a permitted use P P P P -
Toy shop P p P P -
Trade associations, labor organizations, P,L5 P,L5 P,LS P,LS -

fraternal and social organizations
Trailer sales or rentals - - - - -
Transportation ticket agency office P P P P e

Travel bureau or agency P P P P -
Vocational and self improvement school C,L19 C,L19 C,L19 C,L19 -



Chapter 6

Land Use Regulations

LAND USES PERMITTED IN EACH SUBDISTRICT

Subdistrict2 Subdistrict3 Subdistrict4a  Subdistrict 4b

000000
Table 1

Land Use Classification Subdistrict 1
Variety store |4
Veterinary clinic and small animal hospital C,L23
Video / game arcade -
Video / game arcade, ancillary use
Video sales / rental store
Watch and clock repair shop P,L15
Wedding chapel or parlor C
Yogurt shop P

P P P -
C,123 - - -
C -- C -
P P -
P P -
P,L15 - - -
-— C - -—
P P p -
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L1
L2

L3
L4

L5
L6

L7
L8

L9
L10

L11

L12

L13

L14
L15

L16
L17
L18

L19

L20
L21
L22

Table 2
ADDITIONAL USE REGULATIONS

Only as temporary offices during the construction of a permanent building.

Subject to the limitation that manufacture, fabricating or selling of any article or commodity
other than that incidental to dental offices shall not be permitted.

Provided that printing operations are not included.

Provided that such research offices are for the conduct of scientific research, theoretical
studies and investigations by or under the supervision of professional scientists and/or highly
trained specialists in the fields of physical, economic or social research; and provided that
such research shall not involve the manufacture, fabrication, processing or sale of products
on the premises; and provided that such research shall not be obnoxious or offensive by
reason of emission of dust, gas, smoke, noise, fumes, odors, vibrations and potential release
of hazardous materials or other similar causes.

Provided that the use is limited to administrative or executive offices only.

Provided that wholesale commercial sales of equipment or supplies shall not be permitted;
but incidental film processing may be included.

Provided that wholesale commercial sales of equipment or supplies shall not be permitted.

Private catering business in conjunction with such uses may be included as an ancillary
function provided that the conditional use permit specifically includes the catering business.

Only within an auditorium as a part of a hotel or educational facility.

Only as an integral part of a mixed-use development containing at least 15-acres in
accordance with the provisions of this Specific Plan.

Refer to Seetien—7-0—Fable—S—or—6-as—applicable Table 19.120.050 (Mixed-Use Zones
Development Standards) for development standards for Planned Residential and Commercial

Mixed-Use Developments. See Section 7.2 of the Specific Plan for applicability.
(Reserved)

In accordance with the provisions of Chapter 19.40 of the Zoning Code; except that the sale
of beer, wine and other closed container alcoholic beverages shall not be permitted.

(Reserved)

Excluding the sale of any merchandise or product except necessary parts sold in connection
with the repair of watches and clocks.

(Reserved)
(Reserved)

Need not be conducted wholly within a completely enclosed building, provided that plants
shall be the only items stored or displayed outside an enclosed building; and further provided
that storage of fertilizers, plant food, mulches, potting soils, planters, flower pots, garden
tools and similar items shall be screened from views from public rights-of-way and common
private access ways.

Provided that schools involving the use or storage of goods, articles or substances which are
combustibles, inflammable or explosive or likely to create a fire, radiation or explosive
hazards and schools using equipment or processes permitted only in the C-3, M-1, M-2 and
AIR Zones shall be prohibited; and further and provided that such use shall not be obnoxious
or offensive by reason of emission of dust, gas, smoke, noise, fumes, odors, vibrations and
potential release of hazardous materials or other similar causes.

(Reserved)
(Reserved)
In accordance with the provisions of Section 19.30.020(63) of the Zoning Code.



Chapter 6 Land Use Regulations

L23

L24
L25
L26
L27

L28

L29

L30

L31
L32
L33

L35
L36

Table 2
ADDITIONAL USE REGULATIONS
Provided that the use is restricted to the medical treatment and incidental care such as bathing,
the trimming of common household pets on an outpatient basis only, except that temporary
boarding in connection with medical treatment shall be permitted and except that short-term
boarding shall be permitted.

(Reserved)
(Reserved)
Provided the use involves retail sales only, and the products are sold only on the premises.

Provided that such use does not include the sale of alcoholic beverages, including beer and
wine.

Provided that such laboratory shall not involve the use or storage of goods, articles or
substances which are combustible, inflammable or explosive or likely to create a fire,
radiation or explosive hazard; and further provided that such laboratory use shall not be
obnoxious or offensive by reason of emission of dust, gas, smoke, noise, fumes, odors,
vibrations, potential releases of hazardous materials or other similar causes.

Closed container sale of alcoholic beverages, including beer and wine, shall be permitted only
as an ancillary use incidental to the sale of consumer soft goods; and further provided that
space allocated to the sale of such alcoholic beverages is limited to no more than 15% of the
total floor area devoted to the sale of such goods within the establishment.

Provided that the facility includes no less than 100 rooms and that on-site amenities include
a full-service coffee shop, a 24-hour staffed front-office and rooms accessible by interior
corridors. Rate sign advertising shall not be permitted. Commercial Hotel shall not mean a
motel or a facility designed for single-room occupancy purposes, care facilities, half-way
houses, or similar special purpose residential lodging facilities.

(Reserved)
(Reserved)

| : Restaurant Drlve-thru lanes operatlons and service shall ﬁet be
permltted ; bt TR O b

subject to the mpmoval of a Condltlonal Use Permlt and the criteria found in Table 4
Development Standards-by-Subdistriet.

Subject to the provisions of the Zoning Code.
For proverties zoned as Mixed-Use Village (MU-V) or as Mixed Use-Urban (MU-U) as part of

the 5" Cycle Housing Element Rezone Program to meet the Citv’s Regional Housing Needs

Allocation (RHNA), mixed use, and multiple-family residential uses shall be subject to the
provisions of the Zoning Code. As provided in the Zoning Code, the mixed-use zoning for these

sites shall allow stand-alone multi-family residential use by right per State Law (Government
Code Section 65583.2).
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7.0 DEVELOPMENT STANDARDS

7.1  Intent of the Development Standards

As stated in the preceding chapter, the policies, standards and design guidelines in this Specific
Plan are formulated to implement an overall vision and development strategy for University
Avenue as articulated through a number of means, not the least of which are the Strategic
Development Plan for University Avenue and concerns raised through the public review process.
This chapter outlines a further tier of objectives and policies pertaining to the plan's second major
component - development standards.

The development standards contained in this section are regulatory in nature and govern all
development within the Specific Plan Area. The standards should be used in combination with the
Design Standards and Guidelines set forth in Section 8.0.

The densities proposed are consistent with the General Plan and, therefore, the roadway widths
and types provided for in the Circulation Element will accommodate anticipated traffic demands.
Major projects will, of course, be supplemented with specific traffic studies designed to address
traffic impacts on a project specific basis. Where traffic would impact State Route 91 and
Interstate 215, Cal-Trans will be invited to comment on any proposed projects. In addition, the
Planning Department's environmental review function will address traffic impacts through such
"Traffic Management Association" (TMA), considerations as flex-time work scheduling, on-site
rideshare coordination and the like. In addition, the City's current fee schedule assesses fees for
traffic impacts from project development.

7.2 Organization of the Development Standards into Three Tables
Table 43 llsts development standards by Subdlstrlct Feble—5—ists—Plenned—Mixed-Use

tandi listed-in- -the-elee 4 Ret: For Mlxed Use Develonments as def'ned
in Sectlon 6 1.1 Q.“ Deﬁmtlons} the standards contamed in Table 19.120.050 (Mixed-Use Zones
Development Standards) of the Zoning Code shall apply based upon the mixed-use zone
corresponding to the General Plan Land Use Designation of the subject site.




Chapter 7

Table 3
DEVELOPMENT STANDARDS BY SUBDISTRICT

Development Standards {

Section

| Subdistrict1 |

Subdistrict 2

Subdistrict 3

Subdistrict 4

Building

Intensity (Floor
Area Ratio)

Maximum of 0.35
except for
Consoli-dated
Block
velopment
727 of
Table).

De-
(see
this

Maximum of 0.50 except for
Planned Mixed Use Commer-
cial/ Residential
Development, a maximum of
2.0 (see Table 5).

For drive-thru restaurants in
Subdistrict 2 (see section 7.6).

Maximum of 0.35
except for Consoli-
dated Block Devel-
opment (see 7.2.7 of
this Table).

Maximum of 0.50
except for Planned
Mixed Use Commer-
cial/ Residential
Development, a maxi-
mum of 2.0 (see Table
6).

Maximum of 35
feet.

Maximum of 35 ft. within 50
ft. of a residential zone; other-
wise a maximum of 55 f.
except for Planned Mixed Use
Commercial/ Residential
Development (see Table 5).

Maximum of 75 fi.

Maximum of 35 ft.
except for Planned
Mixed Use Commer-
cial/ Residential
Development (see Table

6).

Blank Walls

No building wall facing a public street or adjacent residential uses shall extend more than 25 feet vertically
or horizontally without a visual break created by a minimum 2-ft. recess articulation in the exterior wall or
architectural detailing.

Ground Floor Front
Facade Treatment

At least 75% of the area of the ground floor building wall fronting University Avenue shall be devoted to
pedestrian entrances, display windows and other techniques in order to provide visual interest and establish
a pedestrian environment along University Avenue.

Compatibility with
Surrounding
Development

The rear and side walls of buildings which are visible from adjacent lots or streets shall be treated the same
as the front wall. The walls of any parking structure or that portion of any structure used for parking shall
be designed to substantially screen vehicles in the structure from a view of a person on a public street. The
walls of the parking structure shall be similar in color, material and architectural detail with the building it
serves.

Site Design

Building Location

Buildings shall be located as close as possible to the front setback line of University Avenue and parking
shall be located to the rear or side of the parcels. For drive-thru restaurants in Subdistrict 2 see section 7.6.

2 Roof structures specified in Section 19.68.030 of the Zoning Code shall be permitted in addition to heights specified for

each Subdistrict.

aUNIVERSITY AVENUE SPECIFIC PLAN

Page 2
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% Chapter 7 Development Standards

Table 3
DEVELOPMENT STANDARDS BY SUBDISTRICT
Section | Subdistrict1 | Subdistrict 2 | Subdistrict3 |  Subdistrict 4
7.2.2 Required Front For the purposes of these standards, the front yard is the yard adjacent to University Avenue.
Yard Setback The minimum setback along University Avenue shall be 20 ft. from the property line.
Within this setback area, the following is permitted:
e  Pedestrian access walkways and plazas
e  Vehicular access driveways, but not parking
e Lights to illuminate pedestrian access ways and vehicular access driveways and landscaped areas or
buildings
e  Signs in accordance with the provisions of this Section
®  Open trellis structures or arcades over sidewalk areas are permitted, subject to Design Review approval
®  Landscaped areas
e  Pedestrian amenities such as decorative trash receptacles, benches, water elements, bicycle parking areas,
public art and sculpture, bus/shuttle stops subject to Design Review approval,
e  Outdoor dining areas and fences defining these dining areas subject to a Conditional Use Permit and
Design Review approval.
Within this setback area the following landscaping shall be required:
®  From Park to Iowa Avenue plant a minimum of 24-inch box canopy trees spaced approximately 60 ft. on
center in a 10 to 12-ft. wide planting strip adjacent to the public sidewalk, coordinating with the
Streetscape Concept Plans for University Avenue or subsequently refined plans. (See Figure 29 of the
Design Guidelines.) Concrete paving with a broom finish shall connect University Avenue and buildings
on the property and a minimum of 50% of the area shall be in ground cover.
e From Jowa to I-215, plant a minimum of 24-inch box canopy trees spaced in a staggered pattern with
proposed shade trees planned for the public rights-of-way as a part of the Streetscape Concept Plans for
University Avenue or subsequently refined plans. Decorative brick-like and concrete paving as per
Design Review Guidelines for University Avenue.
Within this setback area, the following appurtenances shall not be permitted:
®  News racks.
®  Vending machines.
e  Public telephones.
7.2.3 Required Street Minimum of 10 ft. Minimum of 10 ft. Minimum of 10 ft. Minimum of 10 ft.
Side Yard
7.2.4 Required Side Minimum 20 feet side and rear yards, of which no more than 15 feet may include parking.
Yard Adjacent to
Residentially
Zoned Property
and All Rear
Yards
7.2.5 Lot Area’ Minimum of Minimum of 80,000 s.f. Minimum of 20,000 | Minimum of 80,000 s.f.
20,000 s.f. For drive-thru restaurants | s.f.
in Subdistrict 2 see
section 7.6.

i 3 Applicable to all lots created after the date of adoption of this Specific Plan.

o« UNIVERSITY AVENUE SPECIFIC PLAN Page 3 -
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Development Standards

Table 3

DEVELOPMENT STANDARDS BY SUBDISTRICT

Section | Subdistrict1 | Subdistrict 2 | Subdistrict3 |  Subdistrict 4
726 Lot Width* Minimum 100 ft. Minimum 100 ft. Minimum 100 ft. Minimum 100 fi.
727 Lot See Footnote Below N/A See Footnote Below N/A
Consolidation®
7.2.8  Off-Street In accordance with Chapter 19.74 of the Zoning Code, unless otherwise specified for a particular use or mixed
Parking use in a subdistrict.
Required
Spaces
729  Curb Cuts The number of curb cuts on property fronting on University Avenue shall not be increased; curb cuts shall be
eliminated where possible. Access to parking and service areas shall be provided from an alley or adjacent
side street where such exists adjacent to the property, if feasible. Initiation and/or continuation of reciprocal
access and parking easements may be required so that existing or future properties or developments may be
interconnected, thereby reducing the need for additional curb cuts. Arrangements for future driveway removal
may also be required.
7.2.10 Wallsand Six-ft. high masonry walls shall be erected and maintained along property lines adjoining any lot in any
Fences residential zone.
Adjacent to a
Residential
Zone
7.2.11 Screening
Required Walls | Walls located along a lot which abuts a public street other than University Avenue shall be set back a minimum
for On-Site of 5 ft. from the property line adjacent to that street. The area between the sidewalk and wall shall be
Parking landscaped in accordance with the Design Guidelines. When a greater wall setback is required elsewhere in
the Design Guidelines, the greater setback shall be required.
Trash A trash enclosure, six feet in height, constructed of similar material of the building, shall be provided on site.
The trash enclosure shall be enclosed on all sides, and shall be six feet in height with a solid gate providing
access to the trash area. Trash enclosed within the enclosure shall not exceed the height of the enclosure. No
trash shall be stored in any section of the site except within an enclosed structure.
Roof All heating, ventilation, air conditioning equipment and ducts and other equipment or appurtenances located
Appurtenances on roofs shall be screened from the view of people at ground level or adjacent buildings. Screens must be at
least as high as the equipment.
Loading Areas All loading areas shall be screened from view from adjacent lots and public streets by a solid fence or wall not
less than 6 feet in height.
7.2.12 Pedestrian A clearly defined pedestrian walkway shall be provided to connect building entrances to parking spaces and to
Linkages adjdcent sidewalks.
7.2.13 Light and Glare | All exterior lighting shall be of an indirect nature, shielded to minimize illumination of adjacent properties and
to reduce glare. Freestanding light poles shall not exceed a maximum height of fourteen feet.
7.2.14 Utilities All utility connections from the main line in the public right-of-way to buildings shall be located underground. |
73 Landscaping If an assessment district for implementation of the Streetscape Concept Plan has not been approved at the time
of Public of improvement of a property, trees shall be planted in the public right-of-way or a street tree planting easement

Rights-of-Way

in accordance with the specifications established by the University Avenue Design Standards and Guidelines.

To eliminate curb cuts and provide opportunities for image, pedestrian, and vehicular improvements, lot consolidation is encouraged. If the
project is a Consolidated Block Development as defined in Section 6.0 of this Specific Plan, subject to the granting of a Conditional Use
Permit.

®  The total parking requirement for a combination of restaurants, retail and offices on a Consolidated Block Development site may be
reduced up to 25% from the requirements otherwise specified in this Chapter, subject to the findings of a shared use parking analysis
provided by the applicant.

®  The Floor Area Ratio (FAR) may be increased to 1.0, provided other development standards of the Specific Plan are satisfied.

= UNIVERSITY AVENUE SPECIFIC PLAN
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Table 3
DEVELOPMENT STANDARDS BY SUBDISTRICT

Section | Subdistrict1 | Subdistrict 2 |  Subdistrict 3 Subdistrict 4
Signs Chapter 19.76 of the Zoning Code shall apply. New billboards are prohibited.

7.5 Subdivision No property shall be subdivided into smaller parcels within the University Avenue Specific Plan Area, except
that subdivision may be permitted within an integrated project, such as a shopping center, condominium or
planned mixed use commercial/residential development in accordance with the provisions of this Specific Plan.

7.6 Drive-thru General Standards
Restaurant 1) Drive-thru restaurants are only permitted #-# .
Design & 2) The proposed site, either currently or proposed shall be part of a commercial complex of eight acres or
Development greater in size with shared access via a driveway serving the restaurant as well as the greater commercial

Criteria complex. If the proposed site is on a separate parcel, the parcel should be no less than 30,000 square feet.

4) Associated indoor or outdoor playgrounds shall be prohibited.

5) Additional driveway openings to a parcel shall be discouraged and existing driveways are to be closed
where feasible.

6) Buildings shall be designed with substantial mass (height and bulk) to create a strong building profile on
the property as seen from the street frontage.

Drive-thru Lane and Window Standards
7) Drive-thru windows are prohibited on the front building elevation directly facing a street frontage.

8) Drive thru lanes shall be designed in such a way as to be screened from view from the street through
/ elevation differences, landscaping, arbors, trellises, canopies, walls and other architectural features used to
kit reduce the visual presence of drive-thru operations.

Outdoor Dining Standards

9) Ifanoutdoor dining area is proposed, it shall be located fronting on the street frontage to promote pedestrian
traffic.

10) All outdoor dining areas shall be designed in compliance with the City’s *“Outdoor Dining and Outdoor
Food Preparation Requirements and Design Guidelines.”

11) Outdoor dining areas may encroach to within five feet of the street frontage property line to encourage
pedestrian usage.

Additional Design Standards for Drive-thrus with frontage on University Avenue

12) The building shall be located in close proxrmlty to the street frontage wrth parking and drive-thru lanes
located to the rear and-sides-of the building-slesstisns-e stept-possible.

13) The restaurant should incorporate significant outdoor dining facilities, which shall be prominently visible
from and integral to University Avenue.

14) No parking shall be located between University Avenue and the applicable primary building on the parcel.

15) Clear and dominant pedestrian access should be provided from University Avenue to the restaurant use.

aUNIVERSITY AVENUE SPECIFIC PLAN Page 5 -
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