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1.0Introduction

The purpose of this report is to provide an objective analysis of potential visual quality impacts that may result
from implementation of the proposed Green River Ranch project (“Project”). The Project site comprises 160.00
acres and is located south of State Route 91, southwest of Dominguez Ranch Road, and southeast of Fresno Road
within the City of Corona, California. The Project consists of applications for General Plan Amendment No. 2020-
0002 (GPA2020-0002), Amendment No. 1 to the Green River Ranch Specific Plan (SPA2020-0006), Precise Plan No.
2020-0004 (PP2020-004), and Tentative Tract Map No. 39763 (TTM37963). Approval of these applications would
allow for future development of the property with 5.5 acres of “General Commercial” uses, 49.31 acres of
“Business Park Industrial” uses, up to 32 “Estate Residential” dwelling units on 20.39 acres, the remaining acreage
will encompass 83.34 acres of “Open Space General” land uses.

2.0Existing Conditions

2.1 Project Location

As shown on Figure 2-1, Regional Location Map, the Project site is located within the western portion of the City
of Corona within the County of Riverside. The City of Corona is situated approximately 45 miles southeast of Los
Angeles, and is located immediately south of the 91 freeway (SR-91) and west of the 71 freeway (SR-71)
interchange. Regional access to the Project site is available from SR-91 and Green River Road. More specifically,
and as depicted on Figure 2-2, Vicinity Map, the 160.00 -acre Project site is located south of State Route 91,
southwest of Dominguez Ranch Road, and southeast of Fresno Road. Green River Road traverses the northern
portions of the Project site in an east-west alignment.

2.2 Site Topography

The 160.00-acre Project site is located at the base of several prominent landforms. The Project site exhibits
relatively steep topography within the southern portions of the property, with the northern portions of the site
comprising gently sloping lands. On-site elevations range from approximately 500 feet above mean sea level
(amsl) in the northern portions of the site to approximately 1,108 feet amsl near the southwest corner of the
property. Overall topographic relief is approximately 608 feet.

2.3 Existing Land Use and Development

Under existing conditions, the Project site is largely undeveloped, with exception of two existing single-family
residential structures in the eastern portions of the site, while the central and northern portions of the property
are currently being used as equestrian stables. The southern portions of the Project site are mostly covered with
native vegetation, much of which consists of low-lying scrub.

24 Photographic Inventory

A photographic inventory was prepared for the Project site in order to depict the existing visual characteristics of
the Project site and surrounding areas. The existing conditions site photos are shown on Figure 2-3, Site Photos,
and are described below.
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e Site Photo 1. Site Photo 1 was taken near the northwestern property line, facing southeast. As shown,
the northern portions of the Project site currently consist of equestrian uses, with several horses visible
in this photo. Tires and troughs can be seen throughout this portion of the site. The northern portions of
the site consist of gently sloping terrain with sparse vegetation. The southern portions of the Project site
also are visible in the distance, and appear from this location as steeply sloping terrain that contains a
mixture of disturbed and natural vegetation.

e Site Photo 2. Site Photo 2 was taken along the Project site’s frontage with Green River Road, looking
south. As shown in this photo, Green River Road appears in the foreground as an improved roadway with
ornamental landscaping in the median, and natural vegetation along the Project frontage. A concrete pad
associated with a former commercial building is visible on the Project site in the near ground, along with
several ornamental trees. In the right-hand portion of the photo in the near ground are relatively flat
lands with disturbed natural low-lying vegetation. In the middle ground in the central portion of the
photo, the two existing single-family residential structures are visible. In the distance, the steeply sloping
terrain that characterizes the southern portions of the Project site is visible.

e Site Photo 3. Site Photo 3 was taken along the site’s frontage with Green River Road, just west of
Dominguez Ranch Road, facing southeast. In the foreground are several large trees and disturbed lands,
portions of which consist of unvegetated dirt. The gently-sloping topography that characterizes the
northern portions of the Project site are visible in the middle ground, along with an existing telephone
pole that occurs near the site’s eastern boundary. In the distance is steeply sloping terrain. Several
existing single-family homes located off-site to the east of the Project stie are visible atop a hill.

e Site Photo 4: Site Photo 4 was collected along the Project site’s frontage with Dominguez Ranch Road,
facing southwest. Ornamental landscaping is visible in the near ground, beyond which is disturbed
grassland that is used for horse grazing. Several trees are visible in the distance in the middle portion of
the photo. An existing single-family residential structure is visible in the distance in the right portion of
the photo. In the left portion of the photo is natural vegetation (grassland) located off site. In the
distance, the steeply sloping terrain the characterizes the southern portions of the Project site is visible.

e Site Photo 5: Site Photo 5 was taken from an existing single-family neighborhood located east of the
Project site, and shows views to the west from this neighborhood. In the left portion of the photo, the
steeply sloping hills in the south-central portions of the Project site are visible, and contain natural low-
lying vegetation. The northern portions of the Project site are visible in the distance in the right portion
of the photo, and appear from this location to consist of gently sloping topography that is largely disturbed
and contains little vegetation. Several telephone poles are visible, along with several pads that appear to
have been graded. In the distance is the SR 91 freeway, beyond which an existing commercial retail center
is visible. Several large cell phone towers are visible in the distance from this location. In the far distance
are several large prominent natural hillforms associated with the Chino Hills State Park.
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25 Scenic Highways

As shown on Figure 2-4, Scenic Corridors, the City of Corona General Plan identifies roadways within the City that
are designated or eligible for designation as scenic corridors. Within the Project area, Palisades Drive and the
segment of Green River Road between Palisades Drive and SR 91 are classified as “City Designated” scenic
corridors. SR 91 and State Route 71 (SR 71) are identified as “State Eligible” scenic highways.

2.6 Applicable Land Use Policies
2.6.1 City of Corona General Plan

The City of Corona General Plan contains a number of goals and policies related to visual quality within the
Community Design Element. Specifically, the Community Design Element contains goals and policies related to
design context; street landscaping; City entries and monumentation; community signage and wayfinding; trails
and greenways; district, nodes, and corridors; and visual resources. A listing of goals and policies related to the
Community Design Element and that are applicable to the proposed Project is provided below. Consistency is
addressed later in this document and in Appendix A of the proposed Specific Plan Amendment document.

Goal CD-1: Public street landscapes that unify the City of Corona and contribute to the unique identity of its
neighborhoods, districts, and public places.

Policy CD-1.1 Require the planting and maintenance of street trees as part of development

applications with consideration for the following principles:

e Physical constraints of the public street right-of-way, maintenance needs, and
safety.

e Importance of shade, beauty, and variety of species that encourage pedestrian
activity.

o Reflects the context of the surrounding residential, commercial, office, or
industrial land uses.

Policy CD-1.3 Maintain a street landscape master plan that identifies species to be used along public
streets throughout the City. A palette of trees and landscaping should be designed to
allow for:

o Differentiation within key districts in the City, including Downtown, Sixth Street,
North Main, and other locations.

o Differentiation at the street’s key nodal intersections, entryways, and public
places.

e Sustainable landscaping practices including but not limited to drought-resistant
species.

Policy CD-1.5 Require developers of residential subdivisions to submit a landscape plan that defines
a program of trees and plantings that uniquely identify streets, principal entries and
intersections, and activity centers such as parks and community facilities.
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Goal CD-2: Entries that are well defined by signage, landscaping, lighting, and other visual landmarks that
provide a clear sense of arrival into and identity for the City of Corona.

Policy CD-2.1

Policy CD-2.2

Policy CD-2.3

Implement improvements at key entries into Corona from the SR-91 and [-15
corridors that provide a distinct sense of arrival and identity. These may include well-
designed signage, landscape, lighting, public art, monuments, fountains, structures,
and other elements that serve as visual landmarks. Common elements (graphics,
signage, etc.) should be used to visually distinguish the location as a primary City
entry.

Potential locations include the SR-91 interchanges at McKinley Street, Main Street,
Grand Boulevard, Lincoln Avenue, Sixth Street, Serfas Club Drive-Auto Center Drive,
and Green River Road, and the I-15 interchanges at Magnolia Avenue, Ontario
Avenue, and Cajalco Road.

Coordinate the design of entry improvements with adjoining commercial and
industrial property owners, where appropriate. Encourage the owners to incorporate
landscape, signage, and architectural design elements in their projects that
contribute to and complement the sense of entry from the freeways.

Continue to promote the establishment of entry monumentation to identify and
convey a distinct sense of arrival to designated communities, districts, and
neighborhoods in Corona.

Goal CD-3: Well designed, high quality, and distinctive public and private signage that identifies key City
districts, public facilities, buildings, and facilitates wayfinding.

Policy CD-3.3

Policy CD-3.4

Work with private developers and property owners to develop on-site project signage
for identification, traffic direction and wayfinding, and parking that complements the
City’s design program, where appropriate.

Require that signage on private buildings be designed to exhibit a high quality of
interest and visual appeal; be integrated into and reflect the building’s architectural
design character; and be sized to not overwhelm its scale and mass.

Goal CD-4: A network of trails and greenways that interconnect Corona’s parklands, open spaces, and
drainages that provide hiking and bicycle opportunities and access into surrounding open spaces and natural

areas.

Policy CD-4.2

New development adjoining open spaces, washes or have the ability to provide
pedestrian connections to off-site trails or pathways should be designed to ensure
landscape transitions and compatibility with these resources. Such improvements
should be designed to provide adequate flood protection for adjoining properties.
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Goal CD-5: A city of well-designed residential neighborhoods, commercial districts and corridors, industrial
districts, and civic places that are uniquely identifiable in their building form, public places, and landscapes,
contributing to a high quality of life for residents and positive image for visitors to the City.

Policy CD-5.8

Policy CD-5.9

Policy CD-5.10

Policy CD-5.11

Require commercial and office centers to enhance their aesthetic quality, image, and
“fit” with adjoining land uses. Elements may encompass site and entry identification
by signage, landscape, or lighting; extensive on-site landscape; public art;
improvements of abutting public streetscapes; and other amenities.

Require that the renovation of existing buildings and new construction within
freeway-oriented and community-oriented commercial centers exhibit a high and
distinctive level of architectural character and site design character by adherence to
policies in the land use and community design elements and established design
guidelines.

Require industrial projects to enhance their aesthetic quality, image, and “fit” with
adjoining land uses. Elements may encompass site and entry identification by signage,
landscape, or lighting; extensive on-site landscape; public art; improvements of
abutting public streetscapes; and other amenities.

Require that the renovation of existing buildings and new construction within
industrial and business parks exhibit a high level of architectural and site design
character by adherence to policies in the land use and community design elements,
and established design guidelines.

Goal CD-6: Develop and implement land use controls that preserve significant visual resources from potential

loss or disruption.

Policy CD-6.1

Policy CD-6.2

Policy CD-6.3

Ensure unobstructed view corridors or viewsheds of the San Bernardino, Santa Ana,
and San Gabriel Mountains, the Chino and La Sierra Hills, and other significant natural
features from public spaces such as parks, termination of streets and community
trails, community centers, and school properties, where feasible, as part of the design
of development projects.

Require that project applicants identify and map all slopes greater than 15 percent on
parcels within the City’s hillside areas, referred to as the “Hillside Management
District,” in increments of 5 percent. Lands within this District shall be subject to
administrative review to ensure that development is located and designed to reflect
its distinct environmental and topographic characteristics consistent with the policies
of this plan, under the provisions of a Hillside Development Ordinance.

Require that development in hillside areas with greater than 25 percent slope be
clustered on the most gently sloping portions of the site, to the extent feasible,
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Policy CD-6.4

according to the following density limitations of the underlying land use plan
designations.

Require that projects be designed and sited to maintain the natural topographic,
physiographic, and aesthetic viewshed characteristics of those features, utilizing the
following conditions:

Minimize the area and height of cuts and fills to the extent technically achievable,
ensuring that slope tops and bottoms are rounded and facilitate a smooth and
seamless transition where natural and built slopes intersect.

Configure development sites to mimic predevelopment natural topography by
clustering sites and individual units and avoiding extensive fragmentation of
steep slopes, “stair stepping” and varying terraces of structures, and/or other
design practices.

Minimize the size of flat development pads in site grading to that necessary to
accommodate the building footprint, a reasonable amount of useable outdoor
space, and structural and site stability.

Encourage building architectural design styles, forms and shapes, materials, and
building siting to complement rather than visually dominate their landscape
setting.

Minimize the height of retaining walls, and design with smooth flowing forms that
follow topography and with material colors and textures that blend in with the
surrounding landscape.

Plant hillside and canyon slopes with natural species of drought-tolerant plants
to soften the visual impact of land grading, retaining walls, structures, and roads
and maintain (to the extent feasible) natural vegetation.

Restore disrupted vegetation, wildlife habitat, natural water courses, drainage
swales, and other important viewshed features. Vegetation should be arranged
in informal masses to create a textured slope characteristic of natural chaparral
mountain slope terrain. (Imp 2)
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Goal CD-7: Maintain, establish, develop, and protect the City’s highways and corridors for scenic purposes.

Policy CD-7.2 Regulate new development, substantial rehabilitation, or renovation projects
through provisions that require an analysis of impacts of development on the quality
of the City’s designated highways and corridors.

Policy CD-7.3 Prohibit installation or expansion of poles, billboards, and other above-ground
appurtenances from detracting from the views along the City’s scenic highways and
corridors; phase out uses that impair scenic views.

2.6.2 City of Corona Landscape Design Guidelines

The City of Corona has adopted Landscape Design Guidelines for residential, commercial, and industrial
developments. The purpose of these guidelines is to “create pleasant and attractive properties throughout the
City” through “proper landscaping” in a manner that “promotes a sense of community, creates a more pleasant
living and working environment, and promotes water and resource conservation.” The goals of the Landscape
Design Guidelines include the following:

e Ensuring the highest level of resource conservation including water conservation, ground water recharge,
and green waste reduction;

e Promoting the design, installation, and maintenance of water-efficient landscaping, water use
management and water conservation through the use of water-efficient landscaping, functional and
limited use of turf grass, and aggressive use of water conserving irrigation technology and management.

e Reducing the water demands from landscapes without a decline in the landscape quality or quantity in a
manner that conserves regional water resources, by ensuring that landscape projects are not unduly
water-needy and that irrigation systems are appropriately implemented to minimize water waste;

e Retaining flexibility and encouraging creativity through appropriate design;

e Complying with state guidelines by requiring that landscapes not exceed a maximum water demand of
seventy percent (70%) of its reference evapotranspiration (ETo) or any lower percentage as may be
required by state legislation;

e Eliminating water waste from overspray and/or runoff; and

e Establishing procedural and design requirements for water efficient landscaping that are at least as
effective in conserving water as the Department of Water Resources Model Water Efficient Landscape
Ordinance in compliance with California Government Code section 65591 et seq.

2.6.3 Green River Ranch Specific Plan

Proposed Amendment No. 1 to the Green River Ranch Specific Plan contains a number of development standards
and design guidelines related to visual quality. Subsection 2.2 of the Specific Plan indicates that grading activities
associated with future development would be required to conducted in a manner that closely resembles the
natural terrain, and requires slopes to be landscaped in “natural-looking” arrangement in conformance with the
City of Corona Landscape Design Guidelines. Subsection 3.3 establishes the development standards within the
Specific Plan area, and identifies requirements for building setbacks, heights, lot coverage, and other
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requirements. Subsection 3.3 also includes supplemental standards intended to reduce adverse visual effects
associated with future development of the Specific Plan area, and includes standards related to walls and fencing;
signage; entry monumentation; parking; and off-street loading. Section 4.0 of the Specific Plan includes design
guidelines related to site planning; landscape architecture; entry treatments; parking areas; wildland/urban
interface treatments; walls and fences; lighting; and architectural character. Future development on site would
be required to comply with all applicable development standards and design guidelines as established by proposed
Amendment No. 1 to the Green River Ranch Specific Plan.

3.0Project Description

The Project as evaluated herein consists of applications for a General Plan Amendment (GPA2020-0002),
Amendment No. 1 to the Green River Ranch Specific Plan (SPA2020-0006), Tentative Tract Map (TTM37963), and
a Precise Plan (PP2020-0004). Each is discussed below.

3.1 General Plan Amendment No. 2020-0002 (GPA2020-0002)

Under existing conditions, the City of Corona General Plan designates the 160.00-acre Project site for “Mixed Use:
Industrial/Commercial (MU2),” “General Commercial (GC),” “Estate Residential (ER),” and “Open Space — General
(OS-G)” land uses. As part of GPA2020-0002, the portion of the Project site located north of Green River Road
would be redesignated from MU2 to GC on approximately 5.5 acres. To the south of Green River Road, areas
currently designated for MU2, ER, and OS-G land uses would be reconfigured to instead provide for 49.31 acres
of Business Park Industrial (BPI) land uses in the northern portions of the site, 20.39 acres of ER land uses south
of the BPI land use designation, and 83.34 acres of Open Space would be dedicated in the southern portions of
the site. Areas designated for OS-G would be redesignated for BPI land uses.

3.2 Amendment No. 1 to the Green River Ranch Specific Plan (SPA2020-0006)

Under existing conditions, the Green River Ranch Specific Plan (GRRSP) designates 31.5 acres of the site for “Mixed
Use,” 5.8 acres for “Hotel/Mixed Use Office,” 5.0 acres for “General Commercial” uses, and 98.2 acres for “Estate
Residential” uses, with the remaining portions of the site designated for manufactured slopes and public streets.
As shown on Figure 3-1, SPA2020-0006 Proposed Land Use Plan, the 5.5 acres of the Project site located north of
Green River Road would be redesignated from “Mixed Use” to “General Commercial” as part of proposed Planning
Area 4. Areas to the south of Green River Road would be redesignated from “Mixed Use,” “Hotel/Mixed Use
Office,” and “General Commercial” to instead provide for “Business Park Industrial” land uses on 49.31 acres
within proposed Planning Areas 1, 2, and 3 in the northern portions of the site, “Estate Residential” uses on 20.39
acres within proposed Planning Area 5, and 83.34 acres of “Open Space — General” in the southern portion of the
site. Major roadways on site would be reconfigured to provide a single north-south oriented access road (Street
A), which would connect to Green River Road in the north and would provide primary vehicular access to Planning
Areas 1, 2, 3, and 5.

The “Business Park Industrial” land use designation is intended to accommodate single-tenant light industrial,
warehouse, and incubator uses with supporting offices. Limited sales and services for industrial construction, and
agricultural or similar type of uses also would be allowed. The “General Commercial” land use designation is
intended to provide services for travelers and local residents, and would allow for service stations, restaurants
(fast food, turnover, and high quality), and neighborhood retail. The “Estate Residential” land use designation is
intended to provide for single-family detached residences on estate properties, and would allow for up to 32
dwelling units with a minimum lot size of 25,000 square feet. The “Open Space General” land use designation is
intended for land conservation and preservation of the sites natural state.
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In addition to identifying allowed land uses, SPA2020-0006 also identifies a conceptual grading plan and a
conceptual infrastructure plan; provides development standards to govern future development on site; and
includes Design Guidelines for site planning, architectural character, and landscape architecture to articulate the
intended character of future development on site. SPA2020-006 also includes an implementation chapter that
would govern development phasing, financing, maintenance responsibilities, and administration of the Specific
Plan.

3.3  Tentative Tract Map No. 37963 (TTM37963)

As depicted on Figure 3-2, Tentative Tract Map No. 37963, Tentative Tract Map No. 37963 (TTM 37963) is
proposed to subdivide the 154.50 acres of the Project stie located south of Green River Road into nine (9) lots.
Lot 1 would measure approximately 17.16 acres, and would encompass proposed Planning Area 1 of the Green
River Ranch Specific Plan. Lots 2 and 3, measuring 8.69 acres and 9.04 acres, respectively, would establish lots for
Buildings 2 and 3 within proposed Planning Area 2 of the Green River Ranch Specific Plan. Lots 4 and 5, measuring
6.13 acres and 8.29 acres, respectively, would establish lots for Buildings 4 and 5 within proposed Planning Area
3 of the Green River Ranch Specific Plan Lot 6 would encompass approximately 83.34 acres, and would be provided
for “Open Space — General” land uses within proposed Planning Area 6 of the Green River Ranch Specific Plan. Lot
7 would encompass approximately 20.39 acres, and would be provided for future development of “Estate
Residential” land uses within proposed Planning Area 5 of the Green River Ranch Specific Plan. Proposed Lot “A”
would encompass 1.23 acres and would consist of a private street providing access between Green River Road
and the proposed “Estate Residential” uses in the south. Proposed Lot “B” would consist of 0.23 acres and would
consist of proposed right-of-way for Green River Road.

34 Precise Plan No. 2020-0004 (PP2020-0004)

Precise Plan No. 2020-0004 (PP2020-004) is required to allow for the future construction of five (5) light industrial
buildings within proposed Planning Areas 1, 2, and 3, consistent with the “Business Park Industrial” land use
designation that would be applied to these portions of the Project site as part of SPA2020-0006. A description of
the key elements of PP2020-004 is provided below.

3.4.1 PP2020-0004 Site Plan

Figure 3-3, PP2020-004 Conceptual Site Plan, depicts the location and orientation of the proposed buildings, which
are described below.

e Building 1 is proposed within proposed Planning Area 1, and would contain a total of 296,737 s.f. of
building area (285,535 s.f. building footprint and 11,202 s.f. of mezzanine space). Truck trailer loading
docks are proposed along the southern side of the building, with passenger vehicle parking areas occurring
to the west, north, and east of the building, as well as to the south side of the truck trailer docking area.
Access to Building 1 would be provided from a driveway along Street A.

e Buildings 2 and 3 are proposed within proposed Planning Area 2. Building 2 would contain a total of
131,695 s.f. of building area (125,588 s.f. building footprint and 6,107 s.f. of mezzanine space). Building 3
would contain a total of 130,980 s.f. of building area (124,693 s.f. building footprint and 6,287 s.f. of
mezzanine space). As shown on Figure 3-2, truck trailer loading docks are proposed along the east side of
Building 2 and along the west side of Building 3. Passenger vehicle parking areas are proposed to the
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west, north, and east of the proposed buildings, with additional passenger vehicle parking proposed along
the south side of Building 3. Access to Buildings 2 and 3 would be accommodated by driveways extending
from Street A.

e Buildings 4 and 5 are proposed within proposed Planning Area 3. Building 4 would contain a total of
100,155 s.f. of building area (93,868 s.f. building footprint and 6,287 s.f. of mezzanine space). Building 5
would contain a total of 86,600 s.f. of building area (80,320 s.f. building footprint and 6,280 s.f. of
mezzanine space). As shown on Figure 3-2, truck trailer loading docks are proposed along the east side of
Building 4 and along the west side of Building 5. Passenger vehicle parking areas are proposed to the
west, south, and east of the proposed buildings, with additional passenger vehicle parking proposed along
the north side of Building 5. Access to Buildings 4 and 5 would be accommodated by two driveways
extending from Street A, and a single driveway extending from Dominguez Ranch Road.

3.4.2 PP2020-0004 Proposed Architecture

PP2020-004 also includes plans for proposed architectural treatment of the five proposed buildings. Proposed
architectural characteristics are described below for each building.

As shown on Figure 3-4 and Figure 3-5, Building 1 Conceptual Elevations, Building 1 is proposed with concrete tilt-
up panels. Building 1 would have a variable roofline with screening elements extending to a height of 46’ 6”,
parapets extending to a height of 44’ 3”, and remaining portions of the building facade extending to a height of
40’ 3”. Areas proposed for ancillary office uses along the northern side of the building would include glazing (glass)
elements, and would be articulated with stone veneer. Building 1 is proposed to include a mix of colors, generally
including brown and light brown colors near the proposed ancillary office uses along the north side of the building,
and light brown and off-white colors along the remaining portions of the building. Metal mechanical screens are
proposed above the proposed ancillary office spaces to shield roof-top mechanical equipment from public view.
Decorative metal fencing also is proposed to screen the proposed truck docking area from public view.

As shown on Figure 3-6, Building 2 Conceptual Elevations, and Figure 3-7, Building 3 Conceptual Elevations, the
architectural treatments proposed for Buildings 2 and 3 are similar to those described above for Building 1. Both
buildings are proposed with concrete tilt-up panels. Building 2 would have a variable roofline, with screening
elements extending to a height of 43’ 0”, parapets extending to a height of 40’ 9” and remaining portions of the
building facade extending to a height of 36’ 9”. Building 3 would have a variable roofline, with screening elements
extending to a height of 43’ 0”, parapets extending to a height of 38’ 9” and remaining portions of the building
facade extending to a height of 37° 9”.
southeast corners of Building 3 are proposed to include ancillary office space, and would be treated with stone
veneer and glazing (glass) elements. Both buildings are proposed to include a mix of colors, generally including
brown and light brown colors near the proposed ancillary office uses along the western side of Building 2 and the
eastern side of Building 3, and light brown and off-white colors along the remaining portions of the buildings.
Metal mechanical screens are proposed above the proposed ancillary office spaces to shield roof-top mechanical
equipment from public view. Decorative metal fencing also is proposed to screen the proposed truck docking
area located between the two buildings from public view.

The northwest and southwest corners of Building 2 and the northeast and
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As shown on 0, Building 4 Conceptual Elevations, and Figure 3-8, Building 5 Conceptual Elevations, the architectural
treatments proposed for Buildings 4 and 5 are similar to those described above for Buildings 1, 2, and 3. Both
buildings are proposed with concrete tilt-up panels. Building 4 would have a variable roofline, with screening
elements extending to a height of 43’ 0”, parapets extending to a height of 39’ 9” and remaining portions of the
building facade extending to a height of 35" 9”. Building 5 also would have a variable roofline, with screening
elements extending to a height of 43’ 0”, parapets extending to a height of 40’ 9” and remaining portions of the
building facade extending to a height of 38’ 9”. The northwest and southwest corners of Building 4 and the
northeast and southeast corners of Building 5 are proposed to include ancillary office space, and would be treated
with stone veneer and glazing (glass) elements. Both buildings are proposed to include a mix of colors, generally
including brown and light brown colors near the proposed ancillary office uses along the western side of Building
4 and the eastern side of Building 5, and light brown and off-white colors along the remaining portions of the
buildings. Metal mechanical screens are proposed above the proposed ancillary office spaces to shield roof-top
mechanical equipment from public view. Decorative metal fencing also is proposed to screen the proposed truck
docking area located between the two buildings from public view.

3.4.3 PP2020-0004 Landscaping Plan

A conceptual landscape plan also is included as part of PP2020-0004, and is depicted on Figure 3-9, Conceptual
Landscape Plan. As shown, the areas proposed for “Business Park Industrial” land uses would be landscaped with
a combination of trees, shrubs, and groundcover. As shown, the frontages along Green River Road, Fresno Road,
and Dominguez Ranch Road would accommodate a landscaping buffer along proposed manufactured slopes
measuring up to 170 feet in width. The parkways of these roads along the site’s frontage would include 24-inch
box coast live oak trees (Quercus agrifolia), while trees within the landscape buffer would include 24-inch box
California sycamore (Platanus racemosa), 24-inch box California laurel (Umbellularia californica), and 24-inch box
crape myrtle (Lagerstroemia indica).

Enhanced landscaping treatments are proposed at the southern corner of the intersection of Green River Road
and Fresno Road, at the main entrance to the site from Green River Road via proposed Street A, and at the
southwest corner of Green River Road and Dominguez Ranch Road. At the main entrance along Street A, the
street corners would include a major entry sign, 48-inch box coast live oak trees, 24-inch box forest pansy redbud
(Cercis canadensis ‘Forest Pansy’) accent trees, and shrubs including creeping sage (Salvia sonomensis), pink muhly
(Muhlenbergia capillaris), artichoke agave (Agave parryi), and century plant (Agave americana). Enhanced
landscaping elements at the intersections of Fresno Road at Green River Road and Dominguez Ranch Road at
Green River Road would be similar, but would feature a minor (i.e., smaller) entry sign and corner enhancement
landscaping.

Internal to the site, proposed parking areas and areas surrounding the proposed buildings would include a mixture
of trees and groundcover. Trees species would include 24-inch box Chinese pistache (Pistacia chinensis), 24-inch
box desert museum palo verdi (Parkinsonia ‘Desert Museum’), 24-inch box coast live oak, and 24-inch box forest
pansy redbud.

Landscaping also is proposed along the proposed manufactured slopes in the southern portions of the PP2020-
0004 site, both for slope stabilization and aesthetic purposes. The slopes would be hydroseeded, and also would
be landscaped with tree species including 24-inch box California laurel, 24-inch box coast live oak, and 24-inch box
Catalina cherry (Prunus lyonia).
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3.4.4 PP2020-0004 Conceptual Grading Plan

The grading plan for PP2020-0004 calls for grading of development pads to accommodate construction of the five
(5) light industrial buildings in Planning Areas 1, 2, 3. The development pads are designed to be flat to very gently
sloping to accommodate flat building foundations and parking areas for the buildings. The pads will be higher in
elevation compared to Green River Road, and Street A will increase in grade as it extends south from Green River
Road. Manufactured slopes are designed around the development pads, with the manufactured slopes
transitioning into the natural condition on the south side of the Precise Plan’s development envelope. The
disturbed area is estimated at 61.13 acres, with approximately 1,267,300 cubic yards of cut and 1,120,300 cubic
yards of fill. Earthwork volumes are expected to balance after compaction.

4.0Evaluation Criteria

Based on the relevant CEQA Guidelines as implemented by the City of Corona, significant visual quality impacts
would occur if the proposed Project or any Project-related component would:

e Have a substantial adverse effect on a scenic vista;

e Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings, and historic
buildings within a state scenic highway;

e Innon-urbanized areas, substantially degrade the existing visual character or quality of public views of the
site and its surroundings. (Public views are those that are experienced from publicly accessible vantage
point). If the project is in an urbanized area, would the Project conflict with applicable zoning and other
regulations governing scenic quality; or

e Create a new source of substantial light or glare which would adversely affect day or nighttime views in
the area.

5.0Visual Impact Analysis

Threshold a.: Would the Project have an adverse effect on a scenic vista?

Threshold c.:  In non-urbanized areas, would the Project substantially degrade the existing visual character or
quality of public views of the site and its surroundings? (Public views are those that are
experienced from publicly accessible vantage point). If the Project is in an urbanized area, would
the Project conflict with applicable zoning and other regulations governing scenic quality?

A scenic vista is a view that possesses visual and aesthetic qualities of high value to the community. Scenic vistas
can provide views of natural features or significant structures and buildings.

As previously depicted on Figure 2-3, under existing conditions the southern portions of the Project site are
undeveloped and contain large, visually prominent undulating hillsides that are covered with natural vegetation
primarily composed of grasslands and low-lying scrub. The northern portions of the property contain more gently
sloping topography, with large areas used for horse stables and grazing, along with two existing single-family
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residences. Thus, under existing conditions, the northern portions of the property do not comprise a scenic vista
as these areas are not highly visible from off-site locations, although the hillsides in the southern portions of the
property are visually prominent and are a major component of the Project’s viewshed.

With implementation of the Project, the northern portions of the property would be developed with “General
Commercial” and “Business Park Industrial” land uses, while the southern portions of the site would be developed
with up to 32 “Estate Residential” dwelling units. Development throughout the property would be required to
comply with the development standards and design guidelines of the Green River Ranch Specific Plan, while
development within the “Business Park Industrial” portions of the Project also would be required to comply with
the site-specific components included as part of Precise Plan No. 2020-0004. The Green River Ranch Specific Plan
and Precise Plan No. 2020-0004 implement the City of Corona General Plan policies related to aesthetics and
comply with the City’s Landscape Design Guidelines. Development in conformance with the Green River Ranch
Specific Plan and Precise Plan No. 2020-0004 would ensure that the property is developed in a manner that is not
aesthetically offensive.

|II

The northern portions of the Project site that are proposed for “General Commercial” land uses occur at the
property’s lowest elevations and are not highly visible from off-site locations. This portion of the property is
currently surrounded by the SR 91 freeway and exiting railroad tracks to the north and Green River Road to the
south. Under existing conditions, there are two prominent billboards within this portion of the site. Additionally,
lands to the east of this portion of the Project site are developed with business park and commercial retail uses,
with residential and commercial uses occurring along the north side of SR 91. Development of the northern 5.5
acres of the Project site with “General Commercial” land uses would appear as a continuation of existing
development patterns in the local area, and the proposed development would be visually compatible with the
existing surrounding land uses. Additionally, due to the relatively low topography of this portion of the Project site
as compared to surrounding areas, development of commercial retail uses as proposed would not obstruct any
views of scenic resources, such as the existing hillforms in the southern portions of the site. Development of the
proposed “General Commercial” land uses would not result in an adverse effect on any existing scenic vistas, and
would not substantially degrade the existing visual character or quality of public views of the site and its
surroundings; therefore, impacts would therefore be less than significant.

The Project’s proposed “Business Park Industrial” land uses would occur in the northern portions of the Project
site, within areas that largely contain gently sloping terrain. This portion of the Project site would be visible from
areas to the north as well as from the existing residential homes to the east of the site. In order to evaluate the
visual effects of the proposed Project, a series of renderings were prepared, which are depicted on Figure 5-2 and
Figure 5-3 and are discussed below. It should be noted that the conceptual renderings were prepared only for the
“Business Park Industrial” uses proposed as part of Precise Plan No. 2020-0004, and these renderings do not depict
views of the proposed “General Commercial” uses in the northern portions of the site or the 32 “Estate
Residential” uses proposed in the southern portions of the site.

Figure 5-2, Conceptual Rendering — Aerial Perspective, provides a conceptual depiction of the proposed “Business
Park Industrial” buildings proposed as part of Precise Plan No. 2020-0004. This conceptual rendering depicts views
from an aerial perspective, looking south. As shown, the northern portions of the Project site would be graded to
provide level pads for development. Landscape buffers are proposed along manufactured slopes to the north of
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the proposed buildings. While some grading would occur at the base of the prominent hillforms on site, the
proposed slopes would be contour graded to match to the extent possible the existing topography of these
hillforms, and the manufactured slopes would be landscaped with hydroseed and trees. The large hillforms in the
southern portions of the property would continue to be visible from off-site locations.

Figure 5-3, Conceptual Rendering — Westerly Perspective, depicts views from the existing single-family residential
neighborhood to the east of the Project site, looking west. As shown from this perspective, the proposed
“Business Park Industrial” buildings would be visible from this location. However, and as shown, development on
site would not obstruct scenic vistas available from this location. The hillsides in the southern portion of the
Project site would continue to be prominently visible from this location, and the proposed buildings would not
obstruct distant views of the Chino Hills hillsides, which also are visible in the distance.

The conceptual renderings depicted on Figure 5-2 and Figure 5-3 demonstrate that the future development of the
proposed “Business Park Industrial” buildings would not obstruct scenic vistas of the hillforms in the southern
portions of the property, or distant views of the Chino Hills that are available from the existing single-family
neighborhood to the east of the Project site, and would not substantially degrade the existing visual character or
quality of public views of the site and its surroundings. Furthermore, and as previously noted, areas to the east
and north of the Project site are developed with a mixture of commercial retail, business park, and residential
land uses, and the proposed “Business Park Industrial” buildings would appear as a continuation of existing
development patterns in the local area. As such, development of the proposed “Business Park Industrial” uses
would not have an adverse effect on any existing scenic vistas in the area, and impacts would be less than
significant.

The southern portion of the Project site is proposed for development with up to 32 “Estate Residential” single-
family dwelling units with a minimum lot size of 25,000 square feet, located in Planning Area 5 of the Green River
Specific Plan. No specific development plans are proposed for this portion of the Project site at this time. Grading
within this portion of the Project site would include the establishment of circulation access driveways and
homesite pads for the proposed 32 dwelling units. Future grading and development would be required to comply
with the Green River Ranch Specific Plan, which includes requirements to ensure that grading resembles the
natural terrain as closely as possible. Additionally, landscaping along manufactured slopes would be required to
be planted in an informal, more natural-looking arrangement consistent with the City’s Parks and Recreation
Community Facilities District landscape design standards, to ensure sufficient plant coverage on the slopes, and
to provide a transition between manufactured pads and natural hillsides. The proposed “Estate Residential”
dwelling units and associated improvements would be visible from off-site locations; however, due to the low
intensity of the proposed development and the design requirements of the Green River Ranch Specific Plan, the
proposed homes would not substantially impact views of the existing on-site hillsides from off-site locations.
Additionally, the proposed single-family homes would not obstruct or detract from views of other off-site scenic
resources within the existing viewshed. Moreover, the proposed single-family homes would be visually
compatible with and less intense than the existing residential development to the east of the Project site.
Therefore, development of the proposed 32 single-family homes would not result in a significant, adverse effect
on a scenic vista, and would not substantially degrade the existing visual character or quality of public views of
the site and its surroundings; therefore, impacts would be less than significant.
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Threshold b.: Would the Project substantially damage scenic resources, including, but not limited to, trees,
rock outcroppings, and historic buildings within a state scenic highway?

As previously depicted on Figure 2-4, the City of Corona General Plan indicates that Palisades Drive and the
segment of Green River Road between Palisades Drive and SR 91 are classified as “City Designated” scenic
corridors, while SR 91 and SR 71 are identified as “State Eligible” scenic highways. Development proposed as part
of the Project would be visible from these facilities. It should be noted that SR 91 and SR 71 are not officially
designated as scenic highways. Notwithstanding, the analysis provided below includes an evaluation of potential
visual effects to these highways.

As previously depicted on Figure 2-3, under existing conditions the Project site does contain not any visually
prominent rock outcroppings, and there are no historic buildings on site. The property contains numerous trees
scattered throughout the property, primarily in association with the existing single-family homes in the
northeastern portions of the site, along the site’s frontage with Dominguez Ranch Road, and within the portion of
the site located north of Green River Road.

With implementation of the proposed Project, the northern portions of the Project site would be developed with
“General Commercial” and “Business Park Industrial” land uses, while the southern portions of the site would be
developed with up to 32 “Estate Residential” dwelling units, and including 83.34 acres dedicated for “Open Space-
General” land uses. Development on site would be required to comply with the development standards and
design guidelines included in the Green River Ranch Specific Plan, while development within the proposed
“Business Park Industrial” portions of the Project would be required to comply with the conceptual design plans
included as part of Precise Plan No. 2020-0004. Development in accordance with the Green River Ranch Specific
Plan and Precise Plan No. 2020-0004 would ensure that the Project site is developed in a manner that is visually
compatible with existing surrounding developments to the east and north of the Project site.

As previously discussed, the development of “General Commercial” uses in the northern 5.5 acres of the Project
site would not be prominently visible from off-site locations. This portion of the Project site contains relatively
low elevations as compared to the surrounding area, and this portion of the site is completely surrounded by the
SR 91 freeway and railroad tracks to the north, and Green River Road to the south. Additionally, development of
commercial retail uses on this portion of the property would be visually compatible with existing business park
and commercial retail developments located to the east of the site, and with existing commercial retail uses
located north of the SR 91. Moreover, there are no scenic resources on this portion of the Project site, such as
prominently visible trees, rock outcroppings, or historic buildings, and future commercial retail uses would be
required to include extensive landscaping in conformance with the Green River Ranch Specific Plan requirements.
As such, impacts to scenic highways with development of the “General Commercial” uses would be less than
significant.

In order to evaluate the visual effects of the proposed “Business Park Industrial” buildings on nearby scenic
highways, a series of conceptual renderings were prepared and are depicted on Figure 5-4 through Figure 5-7.
The renderings depict views of the Project site along nearby segments of Green River Road, which is identified as
a “City Designated” scenic corridor, and are representative of street-level views of the Project. As shown on these
renderings, the proposed “Business Park Industrial” buildings would be developed on level development pads,
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with manufactured slopes occurring along a majority of the Project site’s frontage with Green River Road. The
manufactured slopes would serve as a landscaped buffer between Green River Road and the proposed buildings,
and would be heavily landscaped with trees, shrubs, and groundcover. Although development of the areas
planned for “Business Park Industrial” land uses would result in a substantial change in the visual character of the
northern portions of the property, areas to the north and east of the Project site already are developed with a
mixture of commercial, business park, and residential uses, as well as major roadway facilities (i.e., SR 91) and
railroad tracks. Development of the site as proposed would appear as a continuation of existing development
patterns in the local area. Furthermore, under existing conditions the only potential scenic resources on this
portion of the Project site are the scattered trees that are not visually prominent from off-site locations, and these
trees would be replaced with ornamental tree species included as part of the Project’s conceptual landscape plan.
Therefore, development of the proposed “Business Park Industrial” buildings would not substantially affect scenic
resources visible from nearby scenic highways, and impacts would therefore be less than significant.

Development of the 32 “Estate Residential” dwelling units would occur in the southern portions of the property,
where there are no visually prominent trees. Additionally, the proposed 32 dwelling units would have a minimum
lot size of 25,000 square feet, and would occur over approximately 20.39 acres of the property. Thus, while the
proposed “Estate Residential” dwelling units would be visible from off-site locations, the general appearance of
the southern portions of the Project site when viewed from off-site locations would continue to be dominated by
the existing hillsides and natural vegetation. Thus, development of the 32 “Estate Residential” dwelling units
would not substantially damage scenic resources visible from nearby “City Designated” scenic corridors or “State
Eligible” scenic highways, and impacts would be less than significant.

Although the Project would result in a substantial change in the visual character of the property, mandatory
compliance with the Green River Ranch Specific Plan development standards and design guidelines, as well as the
site-specific development plans included as part of Precise Plan No. 2020-0004, would ensure that the Project
does not substantially damage scenic resources visible from nearby scenic highways. Accordingly, impacts would
be less than significant, and no mitigation measures would be required.

Threshold d.: Would the Project create a new source of substantial light or glare which would adversely affect
day or nighttime views in the area?

Under existing conditions, the Project site is largely vacant and undeveloped, with the exception of two existing
single-family homes. Thus, the Project site under existing conditions contains few sources of artificial lighting.

Implementation of the proposed Project would result in the introduction of new lighting elements on site to
illuminate parking areas, truck docking areas, commercial signage, and building entrances. Lighting elements
primarily would be associated with the “General Commercial” and “Business Park Industrial” land uses proposed
in the northern portions of the Project site within proposed Planning Areas 1 through 4. Lighting within the
proposed “Estate Residential” uses in the southern portions of the site would be minimal and would be limited to
landscape illumination and illumination on the proposed residential homes.

Lighting elements on site would be governed by applicable provisions of the City of Corona’s Municipal Code.
Specifically, Chapter 17.84 of the City’s Municipal Code requires that “[a]ll areas of exterior lighting shall be
designed to direct light downward with minimal spillover onto adjacent residences, sensitive land uses and open

Page 37



Green River Ranch Visual Impact Analysis

space.” In addition, Chapter 17.76 of the City’s Municipal Code requires that “[a]ll outdoor lighting within parking
areas shall be designed and arranged with the approval of the City Engineer to restrict to a minimum the effects
of stray light on adjacent property and city streets.”

In order to demonstrate compliance with the City’s Municipal Code requirements, the Project’s Precise Plan
application materials include photometric plans showing anticipated lighting levels within the “Business Park
Industrial” portions of the Project, and are depicted on Figure 7-1, Site Photometrics — Building 1, and Figure 7-2,
Site Photometrics — Buildings 2, 3, 4 and 5. The photometric plans demonstrate that proposed lighting associated
with the “Business Park Industrial” buildings would not expose neighboring properties to excessive lighting levels
and would not generate lighting levels that could adversely affect daytime or nighttime views in the local area.
Photometric plans also would be required in the future prior to development within the “General Commercial”
portions of the Project, which would be required to demonstrate that lighting levels would not adversely affect
daytime or nighttime views in the local area. Accordingly, Project impacts due to the creation of new sources of
substantial light that could adversely affect day or nighttime views in the area would be less than significant.

With respect to glare, a majority of the building elements proposed for the “Business Park Industrial” uses would
consist of tilt-up concrete panels, although the portions of the buildings containing ancillary office uses would
include glass elements. Additionally, proposed “General Commercial” buildings in the northern portion of the site
also would include glass elements, as would the proposed “Estate Residential” uses. While window glazing has a
potential to result in minor glare effects, such effects would not adversely affect daytime views of surrounding
properties, including motorists along adjacent roadways, because the glass elements would be low-reflective.
Areas proposed for window glazing also would be limited, as shown on the Project’s application materials.
Furthermore, any potential glare effects would be reduced due to landscaping and perimeter walls and fencing.
Thus, glare impacts from proposed building elements would be less than significant.

6.0Mitigation Measures

As indicated in the preceding analysis, with mandatory compliance with the development standards and design
guidelines included as part of the Green River Ranch Specific Plan, as well as compliance with the site-specific
development plans included as part of proposed Precise Plan No. 2020-0004, the proposed Project would result
in less-than-significant visual quality impacts. As such, mitigation measures are not required.

7.0Conclusion

As indicated in the analysis presented in Section 5.0, with mandatory compliance with the development standards
and design guidelines included as part of the Green River Ranch Specific Plan, as well as compliance with the site-
specific development plans included as part of proposed Precise Plan No. 2020-0004, the proposed Project would
not have a substantial adverse effect on a scenic vista; would not substantially damage scenic resources, including,
but not limited to, trees, rock outcroppings, and historic buildings within a state scenic highway; would not
substantially degrade the existing visual character or quality of public views of the site and its surroundings; and
would not create a new source of substantial light or glare which would adversely affect day or nighttime views
in the area. Impacts would be less than significant, and mitigation measures are not required.
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