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CHAPTER 1 INTRODUCTION

SECTION 1.1 INTRODUCTION

The Redlands Commerce Center Concept Plan is a planning and regulatory
document that addresses the future use and development of approximately 261 acres of
property in the northwest sector of the City of Redlands. As an outgrowth of more than a
decade of planning, engineering and environmental studies associated with the 4,000-
acre East Valley Corridor Specific Plan (EVCSP), the plan for Redlands Commerce
Center is founded upon the primary goal of creating a high quality business environment
through the application of comprehensive master-planning principles.

A ORGANIZATION

The Redlands Commerce Center Concept Plan is organized into four chapters:
Chapter 1 -Introduction, Chapter 2 - Master Plans, Chapter 3 - Development Standards,
and Chapter 4 - Implementation Program. The first chapter discusses the plan's
purpose, background, setting, goals and objectives, and provides a summary overview
of the proposed project. The second chapter consists of detailed descriptions of the
various master plan components, including: Land Use Plan, Circulation Plan,
Infrastructure Plans, and Landscape Concept Plan. The third chapter establishes
definitive land use districts, and sets forth the regulations and standards that will govern
the actual use and site development of the property. The final chapter addresses the
review and approval procedures and non-discretionary actions which are subsequent to
and which will implement this Concept Plan, and discusses the infrastructure phasing

program, :
B. PURPOSE AND INTENT

The Redlands Commerce Center Concept Plan is consistent with the goals and
policies of the City of Redlands General Plan, and complies with all applicable
provisions of the EVCSP. This document is intended to fulfill the Planned Development
provisions of that Specific Plan which provide for the staged or combined application
and processing of a Concept Plan and/or Development Plan. The master-planned
approach embodied in the EVCSP and implemented by the Redlands Commerce
Center Concept Plan guarantees the logical and orderly development of the property
into an aesthetic and pleasant environment for business, industry and commerce. The
following paragraphs, quoted from the EVCSP, define the Concept Plan and its
requirements.

Concept Plan Defined - “The Concept Plan functions as a development
suitability analysis and land use plan which identifies development opportunities
and constraints within the Development Envelope, including physical
characteristics, public services and facilities, capacity of the circulation system,
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and existing or planned uses of adjacent properties. The intent of the Concept
Plan is to establish limits, parameters, and planning objectives to guide
development based on the identified development constraints and opportunities.”

Concept Plan Requirements - “The Concept Plan shall provide information on the
following issues:

(A)  The location, boundaries and acreages of the general land use types
proposed within the Development Envelope, including open space.

(B) Existing and proposed land uses and streets within 500 feet of the project
area houndaries, and anticipated impacts on adjacent land uses.

(C) The proposed circulation system, including both vehicular and pedestrian
systems and general locations of access points to major and secondary
roadways.

(0)  Anticipated impacts on the existing circulation network and infrastructure
systems.

(E} Where applicable, a development program establishing the phasing
andfor sequence in which the various development areas are to be
developed. Each phase shall include sufficient development to enable that
phase to exist as an independent entity integrated with previous phases,
but not dependent upon later stages of construction.

The creation of this master-planned community, focused on employment-based land
uses, will produce several positive results. The stringent design standards and land use
regulations, which equal and often exceed existing city zoning ordinance and code
requirements, have been specifically tailored in consideration of the unique aspects of
the site, and to ensure the development of a business park of the highest quality. The
increased quantity and diversity of employment opportunities will make a significant
contribution to the region’s balance of jobs versus housing. Increased property values
will generate additional property tax revenues which, along with sales and business tax
revenue, will produce a significant fiscal benefit to the City of Redlands. The
comprehensive and coordinated planning approach for Redlands Commerce Center
provides the city with a lasting regulatory framework for the long-term management of
the growth and development of this vital component of the community.

Redlands Commerce Center Concept Plan No. 2



C. BACKGROUND AND PROJECT SETTING

The land which comprises the 261-acre Redlands Commerce Center is a portion of
the “Marigold Farms” properties which were in the Chapman family ownership for more
than sixty years. Originally used for cattle ranching and dairy farming, the Chapman
family purchased the property in 1930. Portions of the property remain in agricultural
production to this day, primarily row crops.

In 1963, as a result of an attempt by the City of San Bernardino to annex the Marigold
Farms property, the Chapman family and the City of Redlands entered into discussions
regarding the future of this property. Recognizing that Marigold Farms had long been
identified with Rediands, both the family and the city agreed that the property could play
a critically important role as the future base for industrial development in the city.
Accordingly, in 1963 the Chapman family agreed to the annexation of Marigold Farms
by the City of Redlands. The action of the city in annexing and zoning the property for
industrial use demonstrates the city's vision and underscores the highest and best use
for the property. In the late 1970’'s, the Chapman family began working with other
property owners to create a regional plan for the West Redlands area. This led to the
decade-long planning effort which culminated in the 1989 adoption of the East Valley
Corridor Specific Plan. This plan is further evidence of the tremendous potential of
Marigold Farms and more than three thousand acres of surrounding land as a vital and
dynamic business hub. This study was accomplished with pains-taking care to protect
the public interest through the establishment of comprehensive and rigorous
development regulations. The participation by three governmental entities, the cities of
Redlands and Loma Linda and the County of San Bernardino, and numerous property
owners is testimony to the regional significance of this area and the cooperative spirit of
the East Valley Corridor joint public-private planning effort.

The property consists of approximately 261 acres of land in the northwest sector of
the city. The site is bounded on the north by the Santa Ana River Wash, by California
Street on the east, and San Bernardino Avenue on the south. The Mountain View
Power electrical generation plant lies immediately adjacent to the west.

Regional access to the site and surrounding property is afforded by the San
Bernardino Freeway (Interstate 10), and the Crosstown Freeway (State Route 30).
Access to these regional systems is presently provided by three arterial highways,
Mountain View Avenue, California Street and San Bernardino Avenue. Mountain View
Avenue, which lies just to the west of the site, and California Street, which forms the
eastern border of the property, have existing interchanges with the 1-10 freeway,
approximately seven-tenths of a mile to the south. San Bernardino Avenue, which
borders the property on the south, has an interchange with SR-30, approximately one
and one-half miles to the east.

Exhibit 1, Location Map, identifies the subject property and the surrounding area.
Exhibit 2, East Valley Corridor Specific Plan — Land Use Districts, depicts the existing
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land use designations for the area.

The only improved streets on the property are the perimeter streets of California
Street and San Bernardino Avenue. Three additional reserved or “paper” streets are
located throughout the subject property, Bryn Mawr Avenue, Guido Avenue and Victor
Avenue. These streets will be vacated through City Council action as they do not -
provide logical street access to the interior of the property. The single recorded on-site
easement is a 92-foot wide easement, parallel to and north of San Bernardino Avenue,
granted to the Southern California Edison Company for overhead electric transmission
lines and appurtenances. Existing 115KV and 66KV overhead transmission lines are
located within this easement.

Existing land uses surrounding the Redlands Commerce Center consist of citrus
groves and the City of Redlands landfill to the east, row crop farming to the south, the
power station to the west, and the Santa Ana River channel to the north. Exhibit 3, Site
Features, shows the property boundaries, topography and other existing conditions.
The legal description for the Redlands Commerce Center is contained in Appendix “A”.

The Marigold Business Park Concept Plan No. 2 was approved by the Redlands City
Council in the early 1990's. Since the adoption of the Concept Pian, the property has
remained in the undeveloped, and has continued in agricultural production. The
property was acquired for development by Spring Pacific Properties in the Fall, 2000,
with the intention of implementing the Concept Plan and fulfilling the City’s vision for the
property as a master planned industrial park.

Amendment No. 1 to Concept Plan No. 2 proposes to refine the land use, circulation
and other master plans to reflect the specific development plans which have been
developed for the property by Spring Pacific Properties. These development plans have
evolved as the maturation of the subject property has occurred in response to regional
demands and market trends for quality industrial land use.

Redlands Commerce Center Concept Plan No. 2
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SECTION 1.2 ENVIRONMENTAL CONSIDERATIONS

A.  EXISITNG ENVIRONMENTAL SETTING

Topography, Soils and Geology - The topography of the site is essentially flat, having
a very gentle and fairly constant slope of approximately one and one-half percent falling
from east to west. The elevation of the site ranges from approximately 1155 feet above
Mean Sea Level (MSL) along the eastern boundary, falling some thirty-five feet to an
approximate elevation of 1120 feet above MSL along the west property line. The site
has deep, well-drained sails, underlain by alluvial sediments of sand and gravel shed
from the San Bernardino Mountains and deposited by the Santa Ana River. The site is
near two major and active earthquake faults: the San Andreas and the San Jacinto.
Geologic hazards from these two faults that could potentially effect the site include
seismic shaking and liquefaction. Standard structural design and construction

techniques should mitigate these potential hazards.

Climate - The area’s climate is characterized by cool winters and dry, hot summers.
Average temperatures range from 53 degrees in the winter to 80 degrees in the
summer, with extremes in occasional years reaching the low twenties in winter and in
excess of 110 degrees in the summer. The dry, hot Santa Ana winds, with velocities
occasionally approaching 80 to 100 miles per hour, is a fairly common occurrence,
predominantly in the late summer and fall months. Average yearly rainfall accumulation
is approximately thirteen inches, normally. concentrated during the December-March

rainy season.

Hydrology - The project site and the surrounding properties which lie north of the I-10
Freeway are not part of any major flood hazard area. The existing local drainage
system in the area was based upon low density and agricultural land uses. Storm water
flows are expected to increase significantly with the development of higher density uses
proposed by the EVCSP, and the plan has identified the necessary backbone storm
water facilities to accommodate the anticipated increased flows.

Air Quality - The site is located in the eastern portion of the San Bernardino Valley.
This area is part of the South Coast Air Basin and air quality is managed by the South
Coast Air Quality Management District (SCAQMD). The valley is surrounded by low
hills to the south and the towering San Bernardino Mountains to the north and east.
The Los Angeles Basin, a major air pollutant source area, is located about fifty miles to
the west. Air pollutants from the Los Angeles basin are transported inland into the San
Bernardino Valley by the prevailing on-shore or westerly winds. The westerly air flow,
the prevalence of a marine inversion layer and strong solar radiation combine to
produce high ozone levels and lowered visibility on many days between May and
September. Presently, the South Coast Air Basin does not meet Federal EPA ambient
air quality standards for ozone (03). carbon monoxide (CO), nitrogen dioxide (NO3), and
total suspended particulate (TSP). Additionally, the California Air Resources Board
(CARB) has adopted state ambient air quality standards that are slightly more stringent
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than the federal standards. The project site generally experiences unhealthful air with
respect to ozone levels on up to forty percent of the days during the year, almost
exclusively from May to September. Although the basin has experienced an eighteen
percent decrease in air pollution for the period 1981 to 1985, the basin failed to meet
federal standards by the end of 1987 as mandated by the Clean Air Act. Air quality in
the area generally can be considered good to moderate from October to April when
meteorological conditions are not conducive to high ozone production.

Noise - Existing major sources of noise in the East Valley area are primarily vehicular
noise generated by the 1-10 freeway and Highway 30. Vehicular noise levels are
expected to increase in the area due to increased traffic on 1-10, Highway 30, and the
expanded arterial street system as the region and area develop and grow. The Defense
Department's decision to close the Norton AFB as a military air base has significantly
reduced the existing noise levels and patterns produced by over-flying aircraft. In all
probability, the facility will be converted to some form of civilian airport operation, and
aircraft noise generation likely will continue to be an environmental consideration. The
non-residential nature of the land uses proposed for Redlands Commerce Center are
normally acceptable within the anticipated noise level environment for the area.

Cultural Resources - Although no known cultural resources have been identified on-
site, and the property does not lie within the Preservation-Historical/Archaeological
Overlay District of the EVCSP, there may exist some limited potential for the discovery
of cultural resources. The project site is a portion of the “Marigold Farm”, which has
been in existence since the 1890’s, originally as a dairy and feedlot, and more recently
for farming. While these activities represent a period of ranching and agricultural use in
the Redlands area, the property is not considered a unique nor historically significant
site. Cultural resources in the form of surface and subsurface prehistoric and
ethnohistoric archaeological sites may possibly be present along the Santa Ana River.

Transportation - The existing traffic circulation system in the area consists of two
regional highways, Interstate 10 and State Route 30, and an incomplete and only
partially-improved network of surface streets. San Bernardino Avenue and California
Street are presently improved as two-lane streets immediately adjacent to the site.
Curbs, gutters and sidewalks are absent, and pavement widths are less than standard
for the major arterial classification of these two roadways. Bryn Mawr Avenue, Victor
Avenue and Guido Avenue are “paper” streets, currently lacking in any improvements.
Arterial access to the south and east is considered good, while access to the north and
west is limited. Present traffic volumes in the immediate vicinity is very light, aithough
some congestion does occur at intersections in the commercial corridor southerly of the
project site near the freeway. Significant increased traffic is anticipated with the
development of the East Valley Corridor, and the specific plan adopted for the area
contains provisions for expanding and upgrading the arterial Street system. The
EVCSP Program EIR states that the projected “...increases on regional traffic are
considered significant cumulative impacts that are not fully mitigated. Cumulative
impacts are effects that are not significant (or have been mitigated to a level of non-

6
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significance) on the local or project level, but when added to other regional projects’
impacts, may be considered cumulatively significant.” In light of this determination, and
as a precedent to the certification of the Program EIR and adoption of the EVCSP, a
statement of over-riding considerations was adopted by all three local responsible
agencies involved as required by the California Environmental Quality Act (CEQA).

B. PREVIOUS ENVIRONMENTAL DOCUMENTATION

EVCSP Program EIR - The adoption of the East Valley Corridor Specific Plan was
proceeded by the certification of a Final Environmental impact Report (EIR) for the
project. The County of San Bernardino, through County Service Area 110 (CSA-110),
was the lead agency in the preparation and certification process of the EIR. The cities
of Redlands and Loma Linda acted as responsible agencies and also conducted public
hearings on the EIR. The EIR for the EVCSP is defined as a Program EIR, in that it
addressed the impacts and mitigation of a series of actions that are characterized as
one large project. The EVCSP is a single project which is an issuance of plans to
govern the conduct of a continuing program and is the regulatory authority for individual
activities (i.e., subsequent development project applications) having generally similar
environmental effects and mitigation measures. This approach afforded the lead and
responsible agencies the opportunity to conduct more complete analyses of individual
and cumulative impacts and alternatives, and consideration of broad policy alternatives
and mitigation measures prior to development.

The EVCSP Program EIR functions as the base environmental document for
subsequent development projects. Determination of whether additional environmental
documentation is required for a subsequent development project is based upon an
examination of the project proposal and the EVGSP Program EIR. Upon completion of
this examination the City of Redlands will find that one of the four following actions is

required by CEQA:

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

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

3. The City of Redlands shall incorporate feasible mitigation measures and
alternatives developed in the EVCSP Program EIR into subsequent
actions in the program.

Redlands Commerce Center Concept Plan No. 2




—

4, Where the subsequent activities involve site-specific operations, the City
of Redlands should use a written checklist or similar device to document
the evaluation of the site and the activity to determine whether the
environmental effects of the operation were covered in the EVCSP

Program EIR.

Generally speaking, the EVCSP Program EIR was prepared to analyze and mitigate
all potential adverse environmental impacts resulting from proposed development. The
Redlands Commerce Center Concept Plan is wholly consistent with the land use
regulations and development standards established by the EVCSP. Upon examination
of the development proposal, the EVCSP Program EIR and appropriate site-specific
information, the City of Redlands will find that the proposed project is consistent with the
Specific Plan and within the scope of the project covered by the EVCSP Program EIR,
and no new environmental documentation is required. By virtue of this finding, the City
of Redlands granted the Concept Pian a Mitigated Negative Declaration. It is expected
that the City of Redlands will once again reaffirm the previous adequacy of the
environmental documentation for Concept Plan No. 2, Amendment No. 1, and prepare
an updated Mitigated Negative Declaration.

Mitigation Monitoring Program - A Mitigation Monitoring Program, developed to ensure
that all applicable mitigation measures identified in the EVCSP Program EIR are
properly implemented, is an integral element of this development plan. The Mitigation
Monitoring Program, located in Appendix ‘B", is a comprehensive inventory of
applicable mitigation measures. These measures are categorized according to the
timing of their implementation (i.e., at tentative tract map approval, prior to permit
issuance, etc.), and the entity responsible for implementation (i.e., developer, public
agency, etc.).

Redlands Commerce Center Concept Plan No. 2



SECTION 1.3 GOALS AND OBJECTIVES

Redlands Commerce Center has as its primary goal the creation of a high quality
business environment. This fundamental goal will be achieved through the application
of accepted master-planning principles targeted toward the accomplishment of the
following specific goals and objectives:

1.

To implement the policies and principles of the existing City of Redlands
General Plan.

To impiement the policies and principles of the East Valley Corridor
Specific Plan.

To promote and facilitate high quality business and industrial development
which maximize employment opportunities and provide a balance of jobs
and housing in the region.

To accommodate the continued agricultural activities during the transition
of the property to other uses.

To simplify and streamline the development review process without
compromising the integrity of the General Plan.

To provide for the extension of public services and utilities in a logical and
orderly manner.

To provide an efficient and functional vehicular circulation system with
sufficient capacity to accommodate projected traffic volumes.

To enhance the character and image of the area by establishing
development standards, regulations and design guidelines which foster an
aesthetically pleasing built-environment.

To promote the implementation of the City of Redlands Open Space Plan
by providing trail and linear park opportunities.

Redlands Commerce Center Concept Plan No. 2



SECTION 1.4 PROJECT DESCRIPTION

Redlands Commerce Center is envisioned as a coordinated, master-planned
community of business, commerce and industry. It is intended to encourage a diversity
of employment-based industrial development (warehouse/distribution, manufacturing,
and assembly uses) within a well designed and carefully controlled environment. The
project site was zoned for industrial use in the mid-1960’s by the City of Redlands.
More recently the property was designated as a “Special Development’ land use district,
and is wholly contained within a single “Development Envelope” as defined by the
EVCSP. (See Exhibit 4, East Valley Corridor Specific Plan - Planned Development
Envelopes.) The Special Development designation is intended to encourage greater
flexibility and creativity in land use design and regulation. The Development Envelope
identifies areas of common constraints and opportunities, and represents the smallest
geographic area that must be master-planned as a single entity. The EVCSP's “Planned
Development’ provisions establish a two-tiered development review process, the
“Concept Plan" and the “Development Plan” for Special Development areas. The
Redlands Commerce Center Concept Plan represents the first and most critical stage of
this process. The second or Development Plan stage will consist of the city's existing
Commission Review and Approval (CRA) process. This approach and the types and
intensity of uses proposed by this Concept Plan are consistent with both the procedures
and the regulations set forth in the EVCSP.

Much of the land area is designed to accommodate large industrial users.
Approximately 242 acres, or 93% of the project's total land area, in the northern and
western sectors of the project is designated “Regional Industrial”. A wide variety of
product-types (i.e., building types and end-users) can be accommodated within these
industrial parcels or planning areas, ranging from large distribution centers of several
hundred thousand square feet to multi-tenant facilities with suites as small as a few
hundred square feet.

The major open space elements constitute approximately 8.9 acres (3.4%) of land.
This area includes the pedestrian/equestrian/bicycle trail, the linear park along the
Santa Ana River bluff, and the SCE easement along San Bernardino Avenue. Not
included in this open space are several acres of landscaped setback areas adjacent to
California Street, Marigold Avenue.

The arterial and collector street system has been designed to provide safe and
convenient access to the regional circulation network from all areas of the project.
Marigold Avenue functions as the backbone artery, connecting the Palmetto/California
intersection on the north with San Bernardino Avenue on the south. The existing
perimeter streets, California Street and San Bernardino Avenue, will be widened and

improved.

Several design elements, including signage, lighting, paving and landscaping, will be
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incorporated in the ftreatment of key intersections to delineate the project's
monumentation and entries. These elements, along with the theme landscaping of the
streets’ parkways will establish the visual quality, character and identity of Redlands
Commerce Center. The landscape materials and other design elements will reflect the
concepts of the EVCSP.

Project development and implementation is expected to occur over a period of several
years. This process, which includes the extension of utilities and infrastructure, street
improvements, site grading, on-site improvements, building construction, landscaping
and amenity installation, etc., will be accomplished incrementally as market and
economic forces dictate.
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SECTION 1.5 GENERAL NOTES

The following General Notes shall apply to all development and use of property
contained within the boundaries of the Redlands Commerce Center Concept Plan:
1. Any details not specifically addressed herein shall be subject to the
provisions of the City of Redlands Zoning Ordinance No. 1000, as
amended, and the East Valley Corridor Specific Plan No. 42.

2. Water service shall be provided by the City of Redlands, in accordance
with existing policies.

3. Sewer service shall be provided by the City of Redlands, in accordance
with existing policies.

4. Solid waste disposal service shall be provided by the City of Redlands, in
accordance with existing policies.

5. Fire and police protection service shall be provided by the City of
Redlands, in accordance with existing policies.

6. Electrical service will be provided by the Southern California Edison
company.

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

8. Telephone service will be provided by the General Telephone Company.
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CHAPTER 2 MASTER PLANS

This chapter discusses the overall objectives and pertinent details associated with the
primary physical design components of the Redlands Commerce Center Concept Plan.
These components are described as master plans for the following systems:

Land Use

Circulation

Infrastructure (water, wastewater and storm drainage)
Landscape Concept

These master plans represent the basic foundation for subsequent, site or parcel
specific development. The descriptions of the land use designations, coupled with the
provisions contained in Chapter 3, Development Standards, establish the zoning and
land use regulations for each individual parcel. The master plans for circulation and
infrastructure describe the major backbone facilities that ensure that the incremental
development of individual parcels will be adequately serviced from a traffic and utilities
standpoint. The landscape concept plan establishes the overall project theme and
visual identity, ensuring a cohesive and unified appearance that reflects the landscaping
and aesthetic goals of the EVCSP.

SECTION 2.1 LAND USE

The Land Use Plan for Redlands Commerce Center provides for a variety of
warehouse, distribution, manufacturing and industrial uses configured in a logical and
orderly pattern. Although the Redlands Commerce Center has been envisioned for a
variety of industrial uses, the primary focus of the Land Use Plan has been designed for
larger warehouse and distribution uses. This warehouse and distribution trend has
been developing over the past decade in the general area, and the Redlands
Commerce Center is particularly situated to accommodate the development of these
larger buildings. The Land Use Plan is depicted in Exhibit 5.

A. REGIONAL INDUSTRIAL

The Land Use Plan has designated all the developable land as Regional Industrial.
Large parcels have been created in order to accommodate the warehouse and
distribution centers that are proposed for most of the project site. The Regional
Industrial district is comprised of a total of 242 acres of land area, approximately 93% of
the total project site. It is intended primarily for development of manufacturing,
assembly and warehouse/distribution operations in large facilities having tens and even
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hundreds of thousands of square feet under roof. This district will also accommodate
research and development and corporate operations that encompass light industrial
facilities and direct-support office and administrative activities. Typical building
construction is expected to be high-bay, single-story, with some mezzanine or second-
story office space as an integral part of the facility.

The overall average FAR for the district is expected to fall within the 0.50 - 0.55 range,
with an FAR of 0.80 as the maximum permitted FAR for any one planning area parcel.
Significant truck loading and maneuvering space will likely be a requirement of most
users locating in this district. Adequate parking, most probably in surface parking lots,
will be provided for all proposed uses as specified by the “Parking Requirements”

contained in Chapter 3.

Vehicular access to any parcel from California Street or San Bernardino Avenue
(major arterials) is permitted, subject to the restrictions and controls described in the
following Section 2.2, Circulation System. Controlled vehicular access to any parcel

from Marigold Avenue (a secondary arterial) is permitted.

B. OPEN SPACE

The major open space elements of Redlands Commerce Center consist of an
extensive trail system and landscaping of the Edison easement. The multi-purpose trail
system and linear Santa Ana River bluff-top park, both accessible and useable by the
public, are proposed to be developed consistent with the EVCSP. The wide Edison
easement area adjacent to San Bernardino Avenue will be landscaped, affording the
community with a public visual amenity. The open space areas occupy 8.9 acres of
land area, which is 3.4% of the total project site.

The multi-purpose trail, which will consist of a hard-surfaced pedestrian and bicycle
path and a separate granular surfaced equestrian trail, will implement an important
segment of the planned regional trail system. It will connect to the trail that is proposed
as part of the development to the south (Concept Plan No. 1), extending north along the
westerly property line and then east along the bluff overlooking the Santa Ana River.
Ultimately, the regional trail is planned to link the river and the San Timoteo Canyon
area. The design parameters of the trail system are discussed in more detail in Section
2.2, Circulation System. Trail system improvements will be initiated concurrent with any
site development adjacent to the trail.
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