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INTRODUCTION 1.0

1.1

1.2

1.3

Purpose of the Specific Plan

The Riverside Marketplace Specific Plan establishes standards and
guidelines for development within the 200 acre Specific Plan area.
Representatives from City Staff, the development industry, and a
Citizen's Advisory Committee appointed by the City Council consulted
over a several year period to create the development concept for the Plan
area. The following five statements express the purpose for the creation
of the Riverside Marketplace Specific Plan document. The standards and
guidelines provided within the plan are intended to:

i. Create incentive to redevelop the Riverside Marketplace area.

ii. Preserve and enhance historic buildings and elements, especially
along Seventh Street.

iii. Beautify the entrances to the Downtown and University Avenue.

iv. Provide additional commerce and employment opportunities for the
Eastside community.

v. Complement the redevelopment efforts occuri'ing within the
Downtown area.

Authority

The Riverside Marketplace Specific Plan has been prepared in accordance
with the California Government Code Section 65450 et.al., City of
Riverside Municipal Code Section 19.55 et.al, and all other applicable
ordinances of the City of Riverside. The Riverside Marketplace Specific
Plan will constitute the zoning for the project site, and land use standards
and regulations contained within this document shall govern all areas
within the project area.

Validity

If any section, subsection, sentence, clause, phrase or portion of the
Riverside Marketplace Specific Plan is for 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 this Plan.
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PROJECT SUMMARY 2.0

2.1

2.2

2.2.1

Project Location

The project is located within the City of Riverside, California, which is
situated approximately 60 miles east of Los Angeles and 70 miles north of
San Diego. The site is situated within the north-central portion of
Riverside and is bisected from the Riverside Downtown by State Route 91

(Figure 1).
Boundaries for the project area are as follows:

North: Third Street

West: State Route 91

South: Fourteenth Street

East: Boundary runs approximately 100 feet east of Park
Avenue

The interchange of SR 91 and the SR 60/1-215 junction freeway is located
approximately one-half mile north of the site.

Site Description

This subsection discusses the land uses currently found on-site, as well
as the site's relationship with surrounding land uses.

Site Situation

The project area is situated on approximately 200 acres in north-central
Riverside, southeast of the Riverside Downtown and northwest of the
University of California at Riverside (University of California at
Riverside). The site has a roughly rectangular shape of approximately
4,400' X 1,400'. The Riverside Freeway (SR 91) separates the site from
the Downtown, except for overpass bridges at Fourteenth and Third
Streets, and underpass connections at Seventh Street and University
Avenue. University Avenue is the primary connection between the
Riverside Downtown, the project site, and the University of Riverside
because of its central alignment through these three areas (Figure 2).

The site is surrounded by the following land uses:
North: The site is bordered to the north by Third Street, which is

followed by manufacturing/warehousing and rail uses. Some residential is
also located within this area.
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East: To the east of the site is a traditional single family residential
community. The majority of this community is comprised of homes which
appear to have been built in the early to mid 1900's. Associated mature
landscaping is heavily planted throughout this neighborhood.
Approximately one mile east of the project area, on the other side of the
neighborhood, is the University of California at Riverside campus.

South: Bordering the project area to the south is Fourteenth Street.
This street is followed by a mix of land uses which reflect the character
found within the project area. Residential uses near to the south give way
to non-residential uses nearer to the railroad tracks and freeway.

West: State Route 91, the Riverside Freeway contains the site to the
west. As mentioned, four vehicular/pedestrian streets cross the freeway
which are located within the project area. The Riverside Downtown is
located adjacent to the freeway on the opposite side.

2.2.2 Land Uses

The overall Specific Plan area currently contains a mix of uses, including
restaurants, fruit packing houses, parks, manufacturing/warehousing
and residential uses. These land uses transition from primarily
non-residential uses nearest the 91 Freeway, to a single-family residential
community towards Park Avenue. A significant element of the Specific
Plan area is vacant and underutilized land, which intersperses the entire
area.

Uses which are present within the area between the Riverside Freeway
(91) and the Santa Fe railroad tracks are the restaurant, park, fruit
packing houses, and manufacturing/warehousing. Also included within
this area is the city's electrical substation, the city storage yard and the
rail uses associated with the packing houses and the manufacturing and
warehouse uses. A water channel's location is relatively near to the
railroad tracks, and traverses the project site from north to south.

The area from the Santa Fe railroad tracks to the easterly project
boundary, just east of Park Avenue, is an area where a transition of uses
occur. Evidence of this transition is the presence of mostly
non-residential uses such as citrus packing houses and
manufacturing/warehouse uses nearest the railroad tracks, which
transition into residential uses along Park Avenue.

Along Park Avenue is Lincoln Park, and the northerly component of the
traditional grid residential community which extends to the south. The
character of this residential community is of homes typically constructed
in the early to mid 1900's, mature street trees and period architecture
acorn style street lamps (Figure 3).
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2.3

2.4

Historical Background

Within the Specific Plan area is a number of buildings, parks and other
elements which once formed the urban pattern of Riverside. A component
of this urban pattern is a traditional grid of streets based upon 400 foot
intervals. These streets run northwest to southeast, and northeast to
southwest, crossing at formal 90 degree angles. This pattern begins
approximately one block south of Park Avenue, along Victoria Avenue,
and proceeds northwesterly to Redwood Drive.

The Riverside Marketplace Specific Plan area encompasses the entire
southeastern portion of the grid. It was within this area that people would
arrive to Riverside by train from all points. During the citrus heyday,
Riverside was larger than the cities of Los Angeles and San Diego.
Riverside's historical importance is translated architecturally in that the
City is home to two ornate train stations, that of the Union Pacific and the
Santa Fe. Positioned between the two stations, North Park anchors the
neighborhood physically, aesthetically, and at one time, socially.

Also within 400' of North Park are the Blue Banner, American Fruit
Growers, and Latimer citrus packing houses, as well as the Riverside
Soda Works building, the Iron Works building, and the house which is one
of Riverside's oldest, the John Brodhurst home. Much early development
in Riverside occurred around the water channel which was developed by
Frank Miller near the turn of the century. The water channel still
traverses the project area, and is planted on each side with mature
California Fan palms. Generally, the channel is also accompanied by a
decomposed granite service drive adjacent to the feature.

Another park, Lincoln Park, is located within the south-eastern portion of
the Specific Plan area along Park Avenue. This park services the Eastside
residential community which is bisected by the boundary line of the
Specific Plan project area. Early California bungalow and craftsman style
homes comprise a large component of the residential neighborhood. Mature
trees line the narrow streets, and architectural period acorn style
lighting elements combine to further the pedestrian tone.

The town grid progresses northwesterly through the Riverside
Downtown, and then further on to Riverside's northerly residential area.
This traditional grid town design was bisected by the introduction of the
91 Freeway over what was Mulberry Street.

Goals and Objectives
Development within the Riverside Marketplace will revitalize, complement
and enhance the project area, incorporating key elements of its historic

context and its present development potential.

This Specific Plan Area represents a period of California history in which
Riverside was a centerpiece. Many of the structures and elements which

7



physically represent this period are present and in good repair. These
historical components shall be the underlying foundation of the economic
and aesthetic revitalization within the area.

2.4.1 Land Use Goals

To permit a mixture of land uses which will economically and
functionally revitalize the Plan area.

To provide land uses which will benefit the surrounding
neighborhoods economically, aesthetically and socially.

To ensure the range of land uses will respect and complement the
historic components within the plan area.

2.4.2 Land Use Objectives

Create sub-areas within the overall Specific Plan Area. Each
sub-area will provide custom development standards and criteria to
encourage the preservation and enhancement of the sub-areas.

Encourage the creation of shopping opportunities to service the
surrounding neighborhoods. _

Stabilize and enhance the residential areas by permitting compatible
adjacent land uses as well as guiding improvements throughout the
Specific Plan area.

Create a sub-area to preserve and enhance the area's historic
components.

2.4.3 Circulation Goal
To create and enhance pedestrian, auto and other alternative
connections to the surrounding neighborhoods, including the
Riverside Downtown and the Eastside community.

2.4.4 Circulation Objectives
Develop pedestrian connections between the Downtown, the
Marketplace and adjacent neighborhoods with pedestrian oriented

features and landscape.

Encourage a public transportation system between the Specific Plan
Area, the University, and the Downtown.

Reduce truck traffic within the residential neighborhoods.

Plan for the eventual widening of the Riverside Freeway.



Determine the desirability of grade separating the Third Street rail
crossing.

2.4.5 Urban Design Goal
To utilize the underlying historic urban character of the
community, while allowing for the addition of complementary new
structures and urban design elements.

2.4.6 Urban Design Objectives

Preserve and highlight the existing historic elements within the
Specific Plan area.

Establish North Park as the central element of the Central
Marketplace.

Incorporate the existing fruit packing and railroad operations into
the overall character for the area.

Buffer the residential areas from adjacent non-residential land
uses.

Develop new structures with urban design features which will
reinforce the area's historic character.

2.4.7 Infrastructure Goals

To provide adequate water, power, electrical and other services
within the project area.

To minimize the negative visual impact of infrastructure components
2.4.8 Infrastructure Objectives

Provide new infrastructure in a system which is logical, incremental
and coordinated with new land use developments.

Underground new electrical cables and utilities, and where feasible,
underground existing electrical cables and utilities.

Locate electrical boxes, signal boxes, gas and water regulators and
the like in low visibility areas.
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COMPONENT PLANS 3.0

3.1

3.1.1

Land Use Plan

The concept behind the land use selection within the Riverside Market
Plan is to promote mixed, rather than individual, land uses. Mixed land
uses are a blend of land uses brought together in a single area for
convenience to the pedestrian. Individual land use patterns promote
dependence upon the automobile, as they are usually separated by greater
distances.

The overall Specific Plan area has eight sub-areas to ensure that the
unique characteristics of each area may be preserved or complemented
with new development. To accomplish this objective, the sub-areas each
contain development standards and guidelines which reflect the desired
character of area. A range of permitted and conditional land uses is within
each sub-area text (Section 4.0). Figure 4 depicts the location of the
eight land uses.

Relationship to the General Plan Land Use Element

Specific Plan land use designations shown on Figure 4 essentially function
as references to the specific sets of standards for each planning area set
forth in the Specific Plan. The City's General Plan Land Use Element;
however, contains more general land use designations that are applied to
all properties Citywide. In order for the Specific Plan to be consistant
with the General Plan, Land Use Element designations must be assigned to
the Planning Areas of the Specific Plan. Figure 4A. translates the Specific
Plan land use designations into General Plan Land Use Element
designations. Adoption of the Marketplace Specific Plan will amend the
General Plan Land Use Element accordingly.

The specific designations translate as follows:

Specific Plan General Plan

Business Park Industrial Park

Public Utilities Public and Institutional
Industrial High Density Industry
Mixed Use Retail Business and Offices

Neighborhood\Retail Retail Business and Offices

Residential Medium Low Density Residential (Average 4
dwelling units per acre)

Retail Retail Business and Offices

Park Neighborhood or Local Park

10



3.2

3.3

Land Use Phasing

Phasing of the land use areas within the Specific Plan Area will be based
upon market conditions. However, the plan has been broken into two
areas of emphasis. Phase I is the area adjacent to the 91 Freeway,
extending back to the Santa Fe railroad tracks. Due to the marketability
of and access to this area, it will become the first area to be developed. In
addition, this area includes the high concentration of older structures
which, with revitalization, will create the impetus for future
redevelopment efforts within the remainder of the Specific Plan area.
Coordination of the land use phasing will be in a logical, incremental and
coherent manner. Development will not be permitted in areas which are
lacking sufficient infrastructure available to support the proposed use
(Figure 5).

Transportation/Circulation

The circulation component of the Specific Plan is divided into four
sections; regional, local, internal and alternative. These sections are
described in the following paragraphs. A detailed analysis of traffic
impacts and their recommended mitigation is included within Appendix A
of this report.

11
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3.3.1

3.3.2

Regional

State Route 91, Riverside Freeway - This freeway forms the western
boundary of the site. It is the primary connection between Orange County
to the south, and the Inland Empire of which Riverside is a part.

Interstate 215/State Route 60 Junction, San Diego/Riverside Freeways -
North of the site approximately one/half mile is the junction of the I-215
and the SR-60 Freeways. The I-215 connects San Diego to the south with
Barstow, Las Vegas and beyond to the north. The SR~60 connects the Los
Angeles basin with the Inland Empire. ‘

Local

Existing

East/west aligned connector streets within the project area are Third,
Seventh, University, and Fourteenth Streets. Of these, Third, Seventh
and University have underpasses crossing the 91 Freeway, while

Fourteenth passes over the Freeway. The following streets have
connection with the 91 Freeway:

Fourteenth Street: On and off ramps for north & south bound
traffic.
Seventh Street: Off ramp for southerly traffic, on ramp for

northerly traffic.

University Street: Off-ramp for north bound traffic, on ramp for
south bound traffic.

The grid street layout is a traditional Spanish urban design based upon
one mile squares. These streets with east to west and north to south
alignments are spaced every 400 feet on center, with Commerce Street

~ being the edge of the mile square.

Major streets aligned north/south are Vine and Park. The streets are
based upon a 400 foot grid, however Howard Street centered between Vine
and Park does not extend through the project area, and therefore several
blocks at the central and northern end of the site are 400' X 800, instead
of square. Howard and Vine Streets are project area connector streets
because their purpose is mainly internal within the project area. Park
Avenue is a neighborhood connector because it runs through the project
area, connecting neighborhoods beyond the project boundaries (Figure
6).

Proposed

Howard Street: This street will progress northerly from Fourteenth
Street to Tenth Street.

15



Commerce Street: Commerce Street will be located one-block north of
Howard Street, and will progress from Tenth Street to
Third Street. Commerce, together with Howard Street,
will traverse the project area in a north/south
alignment.

Vine Street: Vine Street currently traverses the project area in a
north/south alignment. Vine Street is proposed to be
terminated in a cul-de-sac approximately 400' north of
Seventh Street. This Street will be predominantly two
lane, however will increase to three and four lanes in
areas where traffic volumes and turn patterns dictate.
The width of the Vine Street right-of-way has been
reduced from the City standard of 66' to right-of-way
ranging from 38 to 66 feet, however, the infrastructure
objectives of the City standards have been met through
the creation of utility and landscape easements. The
reasons for reduction of right-of-way are as follows:

1. To complement the established historic scale and design of the area.

2. To allow a context of pedestrian scale to be created along Vine
Street. This character will be established by allowing buildings to
front the street and sidewalks directly, instead of from a setback
distance.

3. To allow the street to be rebuilt to a functional curb-to-curb width,
yet not detract from the unique pedestrian character that the
project is attempting to establish.

4. To enable public and private revenue from the excess land, which
has been reinvested back into the project.

9th Street: Ninth Street's is aligned from Vine Street to the west, and
proceeds easterly through the project area. As proposed, a cul-de-sac
will be created west of Park Street, and the westerly remainder will be
vacated. The remainder of Ninth Street will be aligned further north and
will be improved from Mulberry Street to Vine Street to create an
important entry to the Marketplace project area.

4th, 5th, 6th, 11th, 12th Streets: These streets connect the Marketplace
and the residential neighborhoods. These streets are planned for
cul-de-sacs east of Park Avenue, with the non-utilized portions of the
streets to be vacated.

Marketplace Way (Slip Ramp): This ramp will allow easterly University Avenue
traffic to connect to Vine Street.

Salt Lake Avenue: This Avenue is currently located between Mulberry and Vine
Streets. Salt Lake Avenue will be vacated (Figure 7).

16



Phase II: Streets within the Phase II portion of this Specific Plan may be
modified pursuant to City administrative review to accomplish future
development objectives.

17
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3.3.3 Alternative

The project area is currently accessible by pedestrians from the Riverside
Downtown, the Eastside Community and University of California,
Riverside. University and Seventh Streets are the primary pedestrian
routes to access these areas. These connections should be strengthened
to encourage additional pedestrian traffic to utilize the new uses.
North-south walkways will traverse the Phase I area along Vine and
Commerce Streets to connect the Marketplaces North and South with the
Central Marketplace. Park Street is within the easterly project area, and
is in use as a pedestrian corridor.

A Riverside Transit shuttle connection between the Downtown,
Marketplace and University is encouraged.

National and regional rail access is also a potential method of alternative
transportation if the Santa Fe railroad line is utilized for such a purpose.
This method of transportation is an encouraged land use for the project
area.

3.4 Parking District
3.4.1 Goal of Parking District

Parking districts may be utilized throughout the Marketplace to facilitate
the adaptive re-use of historic buildings, address shared parking
between contemporary uses, enhance pedestrian linkages, and reduce trip
generations.

3.4.2 Parking Considerations within the Project Area

There are several issues present within the project area which require
creative consideration for providing adequate, useful parking. They are:

1. Many of the historic structures have building configurations which
nearly cover their parcels. This high percentage of coverage leaves
little, if any, room for parking on-site.

2. Many of the existing and contemplated cultural, civic and park land
uses have minimal, if any, area for on-site parking.

3. Irregular lot configurations and underground utility locations
constrain the widespread use of parking structures.

4. Emplacement of multiple parking areas over a project area tends to
lessen the success of the pedestrian attraction elements.

3.4.3 Phase I Parking District
A parking district which encompasses the entirety of Phase I may be

utilized to accommodate the parking needs of existing and planned uses,
utilizing a shared parking methodology for determining the number of
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required spaces. The following criteria shall be used to implement the
Phase I Parking District:

Reduced parking ratios shall be determined by the City on a
case-by-case basis, utilizing empirical data provided by the
applicant's consultants and/or users as required by the Planning
Department.

The location and distance of parking stalls relative to the proposed
use shall be determined by the City on a case-by-case basis .

A sensitive use of parking structures is encouraged only where
they would mitigate specific infrastructure constraints and provide
convenient parking to surrounding uses.

Phase II Parking District

Parking district plans within Phase II which are to be submitted to the
Planning Department shall contain the following information on a scale map
of the area:

1. Boundaries of proposed parking district.

2. Location of proposed parking areas.

3 Designation of buildings to be serviced by individual parking
areas.

4. Summary of shared parking methodology justifying parking
allocation. .

The format and contents of the Parking district plan may be modified as
necessary by the City Planning Department if additional information is
necessary to ascertain the adequacy of parking within the district.

Infrastructure
Infrastructure cdnsists of:

Upgrading of peripheral access by improvements to Third Street,
Fourteenth Street and Park Avenue. These improvements may
include resurfacing, addition of landscaping and lighting and
creation of Entry Points by means of special paving patterns which
will define key intersections;

New interior project area access by realigning or reconstructing
Vine Street and Howard Avenue as depicted within Figure 7,
Proposed Circulation;

The provision of a slip-ramp, a short ramp providing easy access
from University Avenue and Mulberry Street, which are at a lower
elevation, up to Vine Street, which is at a higher elevation;

Revitalization of North Park and Lincoln Park;
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Elimination of through traffic in the residential areas by adding
cul-de-sacs (with the exception of 10th Street which is to remain
open between Howard and Park);

Upgrading the railroad crossing at Seventh Street, Third Street
and Tenth Street to create smooth crossings;

Consideration of a future Grade Separation of Third Street from
railroad tracks;

Enhancements to the railroad corridor which consist of replacing
missing palm trees and addition of landscape feature lighting;

Landscaped screen wall of the electrical substation;

Voluntary reconstruction of segments of the pedestrian pergolas
near North Park;

Maintaining or replacing existing wells and pumping stations
through further cost and design evaluation to be done in
conjunction with land acquisition or preparation of construction
documents;

Modification of Mulberry booster Pumping Station if necessary to
provide adequate fire flows;

Maintenance of access to the Riverside Canal for City construction
and maintenance vehicles;

Upgrading of water system to provide adequate fire flow the of
projected uses;

Infrastructure Phasing

Infrastructure phasing relates to the land use phasing section of this
plan, in that first priority emphasis is to be placed upon the Phase I area
between the Freeway and the railroad tracks. Infrastructure phasing
throughout the project area shall be done in a logical and incremental
pattern. All planned infrastructure improvements shall be reviewed for
approval by the City of Riverside prior to installation.

Flood Plain Planning

Portions of the second phase of the Riverside Marketplace area are located
in a potential hundred year flood plain. The Flood Plain (FP) overlay zone
has been assigned to this area. The FP zone does not alter the uses
permitted by the base zones. the FP zone does require that structures be
elevated 18 inches above the level of the potential hundred year flood.

Precise maps illustrating the location of the potential hundred year flood
plain are available from the Riverside Public Works Department. All plans
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3.8

must be reviewed with Public Works prior to issuance of a grading or
building permit.

Site Reclamation Plan

Due to the previous uses of major portions of the Marketplace area for
industrial purposes, these may be areas with toxic hazards such as
underground tanks and surface soil pollution.

To mitigate potential problems, the Riverside Marketplace Specific Plan
requires the following process to be undertaken. This process will take
place prior to the issuance of either a grading permit or a building permit,
whichever is required first.

Anyone within the Flood Plain overlay zone requiring a grading permit
shall meet with a staff member of the Riverside Public Works Department.
If a Building Permit is required, the applicant shall meet with a staff
member of the Building Division of the Planning Department. Based on the
location of the proposed project, the Public Works Department or the
Building Division will determine whether or not a Phase I environmental
audit is required. This recommendation will be based upon existing data
available to the city and/or a field survey.

If a Phase I Study is required, such study shall be performed at the
applicant's expense by an environmental firm with toxic analysis
experience and which is approved by Public Works Department or by the
Building Division of the Planning Department. The Phase I Study will be
based on field inspection and survey of existing records dealing with
history of the use of the subject site. The Phase I Study will be reviewed
by the Hazardous Materials Management Division whether or not toxic
problem may exist and whether or not a Phase II Study should be
undertaken.

If a Phase II Study is required, such study shall be performed at the
applicant's expense by an environment firm with toxic experience and
which is approved by the Public Works Department or the Building
Division of the Planning Department and the Riverside County Health
Department. The Phase II Study will involve soil borings and surface soils
evaluation for toxic substances. The Phase II Study will also contain
recommendations for correcting any identified toxic problems.

If Phase II Study identifies any hazardous materials, the report and
recommended mitigation measures will be reviewed by the Hazardous
Materials Management Division of Riverside County Health Department
which will consult with the State Water Quality Control Board. The
Hazardous Materials Department or the Building Division will then decide
whether or not to issue the requisite grading or building permits and what
conditions if any are to be imposed.
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