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I. INTRODUCTION
A.

BACKGROUND
The Eucalyptus Business Park Specific Plan (EBPSP) encompasses a 430-acre area situated in
the southwestern portion of the City of Chino. The specific plan area is located along the east side
of the Chino Valley Freeway, between Chino Hills Parkway and Eucalyptus Avenue, and west of
Central Avenue. The project site is comprised of numerous land holdings ranging in size from small
lots to well over 100 acres.
The City of Chino initiated the EBPSP in order to formulate a public/private development program
for the specific plan area that will benefit both the City of Chino and area landowners. The City's
purpose for initiating the specific plan program is to:
1.

Strengthen the diversity of Chino's industrial base.

2.

Improve the community's "jobs—housing" balance and provide a broader range of local
employment opportunities for Chino residents.

3.

Provide employee amenities and support services and facilities that would serve to attract
quality businesses and industries who wish to locate within an attractive working
environment.

4.

Obtain more consistency in, and to strive for, high standards of design quality throughout
the specific plan area.

5.

Create an attractive development along Chino Valley Expressway that will contribute to and
enhance the City's image.

6.

Achieve a continuity of design within the specific plan area and a sense of identity within
the specific plan area.

7.

Create strong attractive entries into the specific plan area from Chino Hills Parkway and
Central Avenue.

8.

Create a cohesive and well-planned area which successfully addresses the needs of the
future businesses within it and which successfully addresses the needs of the employees of
these businesses.

The EBPSP was approved by the City of Chino Planning Commission on September 17, 1990, and
subsequently by the City Council on December 18, 1990. Since its adoption, various land holdings
and market conditions have generated the request for the ability to develop a high quality large
industrial, manufacturing and warehouse/distribution business park in the easterly portion of the
specific plan boundaries. In an attempt to accommodate this land usage, an amendment to the
specific plan was adopted that addressed these specific needs.
B.

PURPOSE OF SPECIFIC PLAN
The EBPSP is intended to ensure responsible development through development and design
regulations and guidelines, as well as implementation programs, which are based upon a
comprehensive land use planning approach. The Specific Plan, when adopted by City legislative
action, will serve as a regulatory document through implementation of the development criteria set
forth. Future development plans, tentative parcel maps and/or tract maps submitted within the
specific plan area must be consistent with the EBPSP's Development and Design Regulations and
other provisions in order to obtain approval.
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The EBPSP is intended to implement the provisions of the City of Chino General Plan. In
addition, the specific plan is intended to supplement the provisions of the Chino Zoning
Ordinance. In the event of conflicts between the provisions of this document and other City
development regulations, the provisions of the EBPSP shall apply. As stated previously, since
the original adoption of the specific plan, land ownership has changed and it is the desire of
current landowners to provide for the development of an alternative development pattern within
the easterly portion of the specific plan boundaries. Therefore, in order to accommodate the
precise site planning, circulation patterns and design standards of the proposed development, an
amendment to the specific plan has been prepared.
The amendment to the specific plan is intended to supplement the original EBPSP by providing
detailed development standards and design guidelines for the subject area, while maintaining the
basic intention of the specific plan “to ensure responsible development through regulations and
guidelines, as well as implementation programs, which are based upon a comprehensive land
use planning approach.”
C.

AUTHORITY
The EBPSP was prepared pursuant to the authority granted to the City of Chino through the
California Government Code Section 65450 et. seq., which establishes the authority for a legislative
body to adopt, by ordinance, a specific plan when it is in the public interest to do so. After it is
adopted by the City Council, the specific plan has an effect similar to the local zoning ordinance for
the project site.

D.

CALIFORNIA ENVIRONMENTAL QUALITY ACT COMPLIANCE
In compliance with the provisions of the California Environmental Quality Act (CEQA) and the City
of Chino's rules to implement CEQA, an Environmental Impact Report (EIR) has been prepared in
conjunction with the EBPSP. The EBPSP EIR assesses the environmental impacts of the
proposed development of the specific plan area in conformance with the provisions of the specific
plan. The EIR also proposes specific measures to mitigate the impacts of site development, which
have been incorporated into the EBPSP. The Appendix of this report contains the EIR which
includes: an introduction, description of existing conditions, assessment of environmental impacts,
identification of mitigation measures, and an evaluation of the project.
The EBPSP EIR is to be utilized in the processing of individual projects within the specific plan
area as a "Program EIR" prepared pursuant to Section 15168 of the State CEQA Guidelines.
Individual projects within the specific plan area will be reviewed to determine consistency with this
specific plan, as well as for the extent to which the mitigation measures in the project EIR have
been implemented. Where individual projects are consistent with the provisions of this specific
plan and where they provide appropriate implementation of recommended mitigation measures,
no further environmental documentation will be necessary. However, where individual projects
within the specific plan area may result in impacts beyond those described in the project EIR,
further environmental review may be required, either in the form of an EIR or expanded initial
study, and additional mitigation measures beyond those contained in the EBPSP and EIR may be
imposed.

E.

PUBLIC PARTICIPATION
Preparation of the EBPSP incorporated participation by affected property owners, public agencies,
and the general public. This included workshops before the Planning Commission and City
Council, a property owners' questionnaire, meetings with affected agencies, public review of the
project EIR, and formal public hearings.
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Figure I-1—Specific Plan Process

F.

PLAN ORGANIZATION
The EBPSP serves to provide a framework for the development of the specific plan area, including
an identification of relevant City policies as expressed in the General Plan. The specific plan
provides guidance for the review of development proposals at the subdivision, parcel map and site
approval levels, and is the fundamental reference for determining permitted uses, intensity of use,
and development standards and guidelines. Overall, the specific plan provides the framework
which individual development projects must work if the entire specific plan area is to function in a
sensible and orderly fashion as an integrated entity.
The specific plan consists of four major documents:
1.

Background Report. This document, available under separate cover, describes the major
issues and opportunities facing development of the specific plan area. Information
regarding existing conditions contained in the Background Report is summarized in
Chapter II of the Specific Plan; issues and opportunities discussed in the Background
Report are also summarized in Chapter II.

2.

Alternatives Matrix.
This document, also available under separate cover, organizes
the issues and opportunities facing the specific plan area in such a manner as to set forth
the choices which needed to be made to prepare the specific plan document. The
Alternatives Matrix presents three alternative scenarios for development of the specific plan
area, which were reviewed by the Planning Commission and City Council in selecting a
preferred alternative for the EBPSP area. This preferred alternative evolved into the
EBPSP.
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3.

Specific Plan. The specific plan defines project objectives, as well as regulations,
guidelines, concepts, and requirements for development of the EBPSP area. The Specific
Plan is organized as follows:
a.
Introduction: Chapter I of the Specific Plan provides background regarding the
reasons that the City of Chino initiated the EBPSP, as well as information
regarding the purpose of and legal authority for preparation of the Specific Plan,
the method used for complying with the California Environmental Quality Act, and
the process which was used for public participation.
b.

Existing Conditions: Chapter II of the specific plan provides a summary of
existing conditions affecting the future development of the specific plan area.
Included are physical, environmental, social, and public service and facilities
factors.

c.

Goals and Objectives: Chapter III defines the goals and objectives which the
specific plan is intended to accomplish, describes general concepts, and
establishes a framework for the regulations, requirements, standards, and
guidelines contained in later sections.

d.

Component Plans: Chapter IV describes the several interrelated plans that
describe the manner in which the EBPSP area is to be developed.
(i)

Land Use Plan: Includes the overall structure of the land uses proposed
within the specific plan area.

(ii)

Circulation and Transportation Plan: Describes circulation and
transportation concepts and major components, including vehicular,
pedestrian, and bicycle circulation; public transportation; and rail facilities.

(iii)

Transportation Systems Management: Describes programs and
requirements to reduce the number of vehicle trips that will result from
implementation of the specific plan.

(iv)

Infrastructure: Details plans for the development of water, sewer,
recycled water, and drainage systems to support area development.

(v)

Public Utilities: Describes plans for the provisions of electricity, natural
gas, telephone and solid waste collection services.

(vi)

Community Facilities: Describes plans and concepts for the provision of
fire and police protection and art in public places.

(vii)

Maintenance:
Describes public and private responsibilities for
maintaining facilities constructed as part of specific plan implementation.

e.

Urban Design Plan: Chapter V provides an overall design plan which details
various image enhancement components including signage, project entry,
landscaping, development character, design, and architectural guidelines.

f.

Development Regulations: Chapter VI describes the uses that may be permitted
within the plan's various land use categories and provides the necessary
development standards and regulations to ensure consistency with specific plan
goals and objectives.

g.

Implementation: Chapter VII describes strategies related to implementation of the
specific plan, including phasing, financing, and administration.
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h.

Environmental Impact Report: The Environmental Impact Report, available
under separate cover, identifies the impacts that can be expected to result from
implementation of the specific plan. The EIR also outlines measures to mitigate
these impacts, as well as a monitoring program to ensure that mitigation
measures are implemented. Topics discussed in the EIR include Land Use,
Transportation/Circulation, Earth Resources, Hydrology and Flooding, Air Quality,
Animal Life, Energy, Public Safety, Hazardous Materials, and Public Services and
Facilities.
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II. SPECIFIC PLAN OVERVIEW
A.

INTRODUCTION
Preparation of the Eucalyptus Business Park Specific Plan (EBPSP) was divided into three basic
phases, with each phase building upon the findings of the previous phase. The City staff,
consultant team, and property owners worked together to ensure that tangible decisions would be
reached at the conclusion of each work phase. Workshops were conducted to ensure
involvement of both the Planning Commission and City Council.
The first phase of this project included an analysis of local issues, problems and opportunities;
physical and environmental characteristics of the site; economic development and market potential;
and the availability and limitations of existing infrastructure and facilities. This assessment provided
a firm basis for formulating development concepts for the specific plan area.
The second phase of work involved the development of alternative land uses and development
concepts for the specific plan area. These alternatives explored various ways in which the
objectives of City, landowners and developers could be translated into clear land use standards and
development regulations, design concepts, and development opportunities for the specific plan
area.
The final phase of work involved the refinement of the preferred alternative concept through more
detailed planning and design. This phase resulted in the completion of this specific plan document.
The refined specific plan contains an implementation program to determine how the basic services
necessary to support development can be provided. The purpose of this plan is to ensure that the
EBPSP is realistic, that it can be built and operated within the capabilities of responsible public
agencies to serve it, and that it furthers the goals and policies of the community.
The amendment to the specific plan (approved April 7, 1998, effective May 7, 1998) was based
upon precise site planning and engineering studies for the easterly portion of the specific plan, and
was approved on. The purpose of this amendment was to allow for greater flexibility in the future
development of the eastern portion of the plan area (between Monte Vista and Central Avenues).
In this manner, project landowner’s objectives for the site can be translated directly into clear land
use standards and development regulations that can be implemented through the amendment
process.

B.

PROJECT LOCATION
1.

Regional Setting.
The EBPSP area encompasses approximately 430 acres of
undeveloped, primarily vacant land, located in southwestern San Bernardino County within
the City of Chino—see Figure II-1 (State and Regional Location Maps). This area is part of
the Chino Basin, which is bounded by the San Bernardino Mountains, the Jurupa Hills, and
the Santa Ana Mountains, and is separated on the west from the Los Angeles basin by the
San Jose Hills.
The City of Chino is located approximately 37 miles east of Los Angeles, 115 miles north of
San Diego, and 40 miles northeast of Orange County. Neighboring communities include
the Chino Hills and the cities of Pomona, Montclair, and Ontario—see Figure II-2 (Regional
Context Map). Land uses in the region range from agricultural lands devoted to citrus and
grape production, dairy production and the raising of dairy cattle, to industrial, commercial
and residential land uses.
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Figure II-1—State and Regional Location Maps
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Figure II-2—Regional Context Map

2.

Area Context. The EBPSP area is located in the southwestern corner of the City of Chino.
The site is generally bounded by Eucalyptus Avenue to the north, the Chino Valley
Freeway to the west, Chino Hills Parkway to the south, and Central Avenue to the east—
see Figure II-3 (Area Context Map).
The specific plan area is surrounded by commercial, industrial, residential, vacant areas
and the 2,500-acre California Institution for Men (CIM). To the north of the project site is
the 380-acre Majestic Spectrum Specific Plan area and various industrial developments.
West of the site, along Chino Valley Freeway, is several retail establishments. Further
northwest near Pipeline Avenue, are single family residences. Southeast of the project site,
near Central Avenue, is the Los Serranos Business Park. CIM is located to the east,
directly across Central Avenue. The CIM facility is expected to remain in operation for the
foreseeable future. An industrial park and the Carbon Canyon Water Reclamation Facility
are located south of the specific plan area across Chino Hills Parkway. Farming operations
are located to the northwest and south.
Planned land uses include a mixture of commercial, office, and industrial uses to the north
within the Majestic Spectrum Specific Plan area and various other industrial developments.
To the west, across Chino Valley Freeway, is the Chino Hills Specific Plan area, consisting
of a mix of residential and support commercial uses. The Chino Valley Freeway frontage
immediately opposite the EBPSP area is within the Chino Hills Specific Plan, and is
planned for a mix of commercial and office development. The area to the south of the
specific plan area is also within the Chino Hills Specific Plan, and is planned for commercial
and industrial uses.
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Figure II-3—Area Context Map

C.

LAND OWNERSHIP
The EBPSP area is divided into a combination of rectangular and triangular parcels—see Figure
II-4 (Land Ownership Map). A number of small land holdings are located north of the San
Antonio Flood Control Channel, and west of Ramona Avenue. The sizes of these land holdings
range between 3-acres and 10-acres.
The majority of the specific plan area is divided into larger land holdings under single ownerships,
generally ranging between 4-acres and 85-acres. These larger ownerships are located north of the
flood control channel, and east of Ramona Avenue.
The amendment area is currently divided into larger parcels, allowing for the development of the
subject property with more flexibility by not having the constraints of smaller parcel ownership and
existing land uses. Since the original creation of the specific plan document, land ownership
patterns of the eastern portion of the plan, east of Monte Vista Avenue, has significantly changed.
Figure II-4 (Land Ownership Map) reflects the consolidation of ownership that was existing at the
time of the submittal of the Amendment to the specific plan in 1996.
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Figure II-4—Land Ownership Map

D.

PROJECT DESCRIPTION
The program objective of the EBPSP is to create a multi-owner business park, brought together
under a single design concept for the eventual occupation by manufacturing, industrial,
warehouse/distribution, commercial, commercial/office, auto mall, and business park land uses.
This specific plan document is being prepared to address land use, circulation, infrastructure, urban
design, phasing, and performance criteria for the park.
The EBPSP is envisioned as a mixed-use project consisting of approximately 7.5 million SF of total
building area. The major land use categories are described as follows:
1.

Auto Mall. The Auto Mall designation is intended to be a prestigious center for automobile
sales, services, and related uses. It is not the intent of this designation to create a
shopping strip of auto dealerships, but to provide a center in which buyers can view and
purchase automobiles in a quality setting. In addition to new car sales agencies, the Auto
Mall designation provides for the development of commercial businesses which are
associated with the automobile industry and which will assist in attracting additional
customer traffic to the area.
Twenty-one acres of the total specific plan site is to be developed as an auto mall. The
auto mall will provide approximately 168,000 SF of total building area. The proposed site is
located at the southwest corner of the project site, at the corner of Chino Hills Parkway and
Chino Valley Freeway.

2.

Business Park. This category is primarily intended for light manufacturing, research and
development, sales agencies, and office-based firms seeking an attractive and pleasant
working environment. Limited commercial support services and the retailing of durable
goods may also be permitted. Warehousing and distribution may be permitted only where
incidental to the primary manufacturing, fabrication, or assembly use of the property. It is
anticipated that individual sites within the Business Park category will be developed
primarily as multi-tenant complexes in a park-like setting.
Approximately 22 acres of the specific plan site are planned for business park use.
Approximately 431,244 SF of total building area will be provided. Of this total building
area, 172,498 SF or 40% are anticipated to be office uses; 215,622 SF or 50% are
projected to be manufacturing uses; and 43,124 SF or 10% are expected to be developed
as commercial uses.
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Three business park sites are to be developed as part of the proposed specific plan. A
9-acre business park site is anticipated at the northern boundary of the site, the southeast
corner of Eucalyptus Avenue and Corporate Center Avenue. The second site is about
32 acres located along the entire eastern boundary of the project site, west of Central
Avenue.
3.

4.

Commercial. The commercial category is intended to meet a variety of retail, commercial
service, and commercial recreational needs of area businesses. Restaurants, business
services, and business-oriented retailing will be encouraged. Commercial services and
retail uses are limited to retailing of durable and other goods that are not generally
purchased on a daily basis. Examples may include furniture and major appliances. Limited
commercial recreational uses may also be permitted.
Approximately 57 acres or 13% of the total site are planned for commercial uses;
1,862,190 SF of total building area are anticipated to be provided.
.
Commercial/Office. The primary purpose of areas designated commercial/office is to
provide for the establishment of office-based working environments for corporate, general,
professional, and administrative businesses. Commercial services that are required to
support major business development and retail facilities are also permitted within an overall
urban office setting.
Approximately 41 acres of the specific plan site is to be developed for commercial/office
uses; 1,731,510 SF of total building area is expected to be provided. Of this total building
area, it is estimated that 1,385,208 SF or 80% will be developed for office, while
346,302 SF or 20% will be developed for commercial uses.
Three commercial/office areas will be developed along the western bank of the San
Antonio Channel. An 11-acre site is anticipated south of San Antonio Channel, east of
Chino Valley Freeway, and west of Corporate Center Avenue; another 21-acre site is
proposed for an area bounded easterly by the channel and Ramona Avenue, and westerly
and southerly by Corporate Center Avenue. The third site is a 20-acre triangular parcel
bounded westerly by Ramona Avenue, southerly by Chino Hills Parkway, and easterly by
the channel.

5.

Manufacturing. This category provides for a mix of light and medium manufacturing, and
research and development uses. Administrative and professional offices will be permitted
where they support the primary industrial use of the property. Parcels within this
designation are generally to be designed for single tenant users. Warehousing and
distribution will be permitted only under limited circumstances.
Approximately 45 acres or 11% of the specific plan site are to be developed for
manufacturing uses. A total of 882,090 SF of building area is estimated. Of this total
building area, 705,672 SF or 80% are projected to be manufacturing uses; while
176,418 SF or 20% are projected to be supporting warehouse areas.
Two total sites are planned for manufacturing uses. The sites range in sizes from 10 acres
to 18 acres and are to be sited at the southwest corner of Eucalyptus Avenue and Ramona
Avenue and areas west of Yorba Avenue

6.

General Industrial. The purpose of this designation is to provide for the development of
high quality large industrial, manufacturing, and warehouse/distribution uses within a
master planned business park. The uses permitted in this designation would correspond to
those permitted in the M-2 zone. However, it is recommended that a 2-acre minimum lot
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size be adopted to be able to accommodate larger manufacturing/warehouse tenants and
that only large tenant uses be permitted in this designation.
Approximately 148 acres or 35% of the total site area has been planned for general
industrial land uses. This area has been planned to be located between Eucalyptus
Avenue and Chino Hills Parkway, along the east and west side of Monte Vista Avenue.
Approximately 3,223,440 SF of total building area is anticipated to be provided within this
category.
7.

Other Use Areas. Other features that comprise the specific plan area include the 20-acre
San Antonio Channel, the 35-acre Southern California Edison easement and 27 acres of
streets and roadways.
The proposed land use categories, associated acreages and building areas are presented
Table II-A (Land Use Summary).
Table II-A—Land Use Summary

Manufacturing
Commercial/Office
Business Park
Commercial
Auto Mall
General Industrial
Channel
SCE Easement
Streets
TOTAL

E.

Acreage

Building Square Footage

45
41
22
57
21
148
20
35
27
416

882,090
1,731,510
431,244
1,862,190
168,000
3,223,440
N/A
N/A
N/A
8,298,474

EXISTING CONDITIONS
The 416-acre specific plan site is comprised of agricultural (dairy), light industrial, vacant,
commercial, and residential uses—see Figure II-5 (Existing Land Use Map). Agricultural uses
include dairies and accessory structures and feeding areas for cattle. In the past, corn was also
grown. Agricultural uses are found between Ramona and Central Avenues.
Existing industrial uses include the Twin Oaks Business Park, a partially occupied industrial
complex located at the southwest corner of Ramona and Eucalyptus Avenues. Chino Hills Ford,
located at the northwest corner of Chino Hills Parkway and Ramona Avenue, and one 4-story office
building located on the west side of Ramona Avenue midway between Chino Hills Parkway and
San Antonio Channel are the only commercial use onsite. The San Antonio Channel traverses
through the southwestern portion of the site. The area south of the San Antonio Channel and west
of Ramona Avenue (not including Chino Hills Ford and the office building presently under
construction) consists of vacant land.
Several single-family residences are also located within the specific plan area. The majority of the
residences are located along Eucalyptus Avenue. Onsite utilities include the Southern California
Edison 150-foot right-of-way easements that traverse the site in an east-west direction and another
225-foot easement running in the north-south direction. Transmission electrical towers are located
within these easements and are highly visible. Smaller overhead wires also run along surrounding
roadways. Two City of Chino Hills well sites are located along Eucalyptus Avenue.
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Figure II-5—Existing Land Use Map

F.

G.

EXISTING CIRCULATION
1.

Regional Circulation. The project site has excellent regional accessibility, since it is
located within close proximity to the Chino Valley Freeway, and the Pomona Freeway
(SR 60). The Chino Valley Freeway provides north-south regional circulation between Los
Angeles, San Bernardino and Riverside Counties. The Pomona Freeway also provides a
major route to Los Angeles on the west and Riverside and the desert areas to the east.

2.

Local Circulation. Existing local circulation providing north-south access to the specific
plan area includes Central Avenue and Chino Valley Freeway. In an east-west direction,
Eucalyptus Avenue forms the northern boundary, and Chino Hills Parkway forms the
southern boundary of the specific plan area.

3.

Rail Service. The Chino General Plan Circulation Element recognizes the potential for
extending a north/south rail line south to Eucalyptus Avenue just east of Monte Vista
Avenue. It is the intent of the EBPSP to provide an option for extending this line south to
the SCE easement. Rail service will be provided to the General Industrial area by a direct
southerly extension of the proposed rail line parallel to and east of Monte Vista Avenue.

EXISTING PHYSICAL CONDITIONS
1.

Topography. The site is basically flat, sloping slightly to the south and southeast at an
average grade of one to 2%. Elevations on-site range from 636-feet above mean sea level
at the intersection of Eucalyptus and Ramona Avenues to a low point of 609 feet above
mean sea level at the intersection of Central Avenue and Chino Hills Parkway.

2.

Geology and Soils. Four major soil types within the specific plan area have been
classified as part of the Grangeville-Chino-Hilmar association. These soil types within the
specific plan area are listed as follows:
a.

Chino Soils: This soil type present moderate restrictions on the development of
structures without basements due to a moderate shrink-swell potential. This soil
type is present over 2/3 of the specific plan area.
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b.

Merrill Soils: This soil type presents moderate restrictions on the development of
structures without basements. This soil type is limited to the western portion of the
specific plan area.

c.

Sorrento Soils: This soil type presents the same restriction as the above soil
types. This soil type has a moderate shrink-swell potential. This soil is limited to a
small area on the western edge of the specific plan area, adjacent to Chino Valley
Freeway.

d.

Grangeville Soils: This soil type presents slight restrictions on the development of
structures without basements, and is limited to the area adjacent to the flood
control channel area.

The upper portions of the onsite alluvial materials are typically of low-density and, thus,
compressible. In addition, groundwater conditions are variable, leading to a slight potential
for liquefaction.
3.

Seismicity. The Chino area, as is the case for most Southern California, is subject to
earth shaking as a result of known active faults in the region. The Chino and Whittier
faults are potentially active faults within a 0.5-mile to 10-mile radius of the project site.
The Cucamonga, Newport-Inglewood, San Jacinto and San Andreas faults are potentially
active faults within an 11-mile to 30-mile radius of the specific plan area. California
Division of Mines and Geology Special Report 113 shows that the potentially active
Central Avenue fault passes through the project site. This fault is not included within an
Alquist-Priolo Hazard Zone; therefore, future developments within the specific plan would
not require trenching to determine precise location of the fault. The City will review
seismic hazard of the specific plan area on a project-by-project basis utilizing UBC, Title
21 as a seismic design criterion and will determine proper mitigation at that time.
The possible localized saturation of alluvial materials during heavy rainfall periods
(particularly if less permeable layers in the soil cause water to perch) could result in local,
short-term liquefaction hazards. Soils within the EBPSP area are exceedingly permeable,
which reduces the likelihood of liquefaction hazards. To adequately evaluate liquefaction
hazards, further analyses based on site-specific groundwater depths are to be conducted
by individual project sponsors prior to the issuance of a grading permit.

4.

Vegetation. Vegetation within the specific plan area consists of disturbed pastureland,
riparian woodland, and urban plantings. The extent of disturbance is demonstrated by the
fact that almost ¾ (72%) of the species present onsite are non-native varieties. Almost all
(413 acres or 96%) of the site is occupied by disturbed pasturelands which support a
variety of weedy and non-native plants.
A small (1.8 acre) area of willow riparian wetland vegetation exists along the earthen
Carbon Canyon Channel (Little Chino Creek) that connects into the San Antonio Flood
Control Channel. This woodland is well developed with a variety of mature willow species,
as well as a dense under-story.
The developed areas of the site occupy approximately 10 acres and support various
introduced landscape plants.
The California Natural Diversity Database indicates five individual species or plant
associations of concern to the California Department of Fish and Game occur in the area of
the project site. The only sensitive species that was actually found onsite is the Burrowing
Owl (Athene cunicularia). Ten individuals of this species, all in mated pairs, were found
along the San Antonio Channel.
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The Burrowing Owls found within the specific plan area were all adults, and were believed
to breed onsite. The birds were occupying holes excavated by ground squirrels, as well as
drainpipes entering the channel.
The Burrowing Owl, while still widespread in its distribution in the western United States,
has declined dramatically over its entire range. According to the biological resources study
prepared for the EBPSP, "a concerted effort by local agencies is necessary in order to keep
them from becoming locally extinct.” The EBPSP EIR, therefore, recommended that a
habitat area for the Burrowing Owl be preserved along the channel.
5.

H.

Climate. Southern California and the project area enjoy a mild Mediterranean climate, with
temperatures averaging 45-90 degrees. Approximately 16.7 inches of rain fall annually
within the City limits. Between the months of September and April, the City is susceptible
to strong "Santa Ana" winds. The area is also subject to periodic fog, which can be heavy
during early morning hours in the winter.

EXISTING UTILITIES
1.

Water. Water service to the project site will be provided by the City of Chino. The City
obtains approximately 68% of its water from wells 4, 5, 6, 9, 10, 11, 12, 13 and 14, which
pump water from the Chino groundwater basin. The remaining 32% of the City's water is
from Northern California and treated at the Agua De Lejus water Treatment Plant located in
the City of Upland. Increasing future water demands within the City of Chino, resulting from
growth, will require increased amounts of locally produced and imported water supplies.
Existing water facilities within the specific plan area consist of 10-inch water lines within
Ramona Avenue and a 12-inch line within the eastern portion of Eucalyptus Avenue. A
combination of 8-inch and 10-inch lines exist under Chino Hills Parkway between Ramona
and Central Avenues.
A series of 12-inch water lines in Eucalyptus Avenue, west of Ramona Avenue, was
recently completed. In addition, a 12-inch line is proposed for the remainder of Eucalyptus
Avenue and for Monte Vista Avenue between Eucalyptus Avenue and Chino Hills Parkway.
A 16-inch main exists in Central Avenue.
The City of Chino Hills currently owns and operates three water-well facilities located within
a portion of the project site. Generally speaking, the wells are located at the southwest
corner of Eucalyptus and Central Avenues, south side of Eucalyptus Avenue at Telephone
Avenue, and the east side of Monte Vista Avenue between Chino Hills Parkway and
Eucalyptus Avenue (just north of the SCE easement). These facilities are fenced and
landscaped and should be considered as permanent facilities.

2.

Sewers. Sewage collection facilities are provided and maintained by the City of Chino.
Wastewater treatment facilities are operated by the Inland Empire Utilities Agency (IEUA)
(formerly Chino Basin Municipal Water District) under the provisions of a regional
wastewater treatment contract. Sewage generated within the specific plan area will be
treated at IEUA's Carbon Canyon Waste Water Reclamation Facility located just south of
the specific plan area, west of Central Avenue. According to IEUA, the Carbon Canyon
Plant has sufficient capacity to serve the specific plan area. While the Carbon Canyon
Wastewater Reclamation Facility will treat liquid wastes, solid wastes will continue to be
treated at IEUA's Regional Plant No. 2 (RP-2), located south of the City of Chino near
Prado Basin. According to IEUA, the Carbon Canyon Plant will have sufficient capacity to
serve the specific plan area. While the Carbon Canyon Waste Water Reclamation Facility
will treat liquid wastes, solid wastes will continue to be treated at IEUA’s RP-2 in the
southern portion of the City of Chino near Prado Basin.
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The City of Chino Hills currently owns and operates three water-well facilities located within
a portion of the project site. Generally speaking, the wells are located at the southwest
corner of Eucalyptus and Central Avenues, south side of Eucalyptus Avenue at Telephone
Avenue, and the east side of Monte Vista Avenue between Chino Hills Parkway and
Eucalyptus Avenue (just north of the SCE easement). These facilities are fenced and
landscaped and should be considered as permanent facilities.
In addition to the treatment and disposal of domestic wastes, IEUA owns and maintains a
"non-reclaimable waste line" for industrial wastes. Industrial wastes disposed of in this line
are transported to the Santa Ana River Interceptor (SARI) line that goes to the Orange
County Sanitation District for final disposal. The non-reclaimable waste line currently
passes through the specific plan area under Monte Vista Avenue. Capacity of the nonreclaimable waste system is severely limited.
3.

Storm Drain. The City and surrounding regional areas have experienced serious flooding
problems in the past and a drainage system is required to convey storm runoff safely
through the area.
The specific plan site generally drains in the southerly direction. The primary flood control
facility serving the specific plan area is the San Antonio Channel located onsite. This fully
lined channel enters the area from the north near the intersection of Eucalyptus Avenue
and Chino Valley Freeway and traverses through the site in a generally northwest to
southeast direction. The channel exits the specific plan site at its crossing of Chino Hills
Parkway just west of Monte Vista Avenue.
Other existing flood control and drainage facilities serving the area include a box structure
(7' x 9'-6") within Central Avenue and a 54-inch cast in place pipe (CIP) storm drain in
Eucalyptus Avenue. Yorba Avenue contains a box structure (9'x 12'). Monte Vista Avenue
has an 84-inch reinforced concrete pipe (RCP) drain in place and Ramona Avenue has a
96-inch RCP drain in place north of the San Antonio Channel, and Corporate Center
Avenue has a 75-inch RCP drain in place north of the channel.
As the specific plan area develops, impermeable surfaces will replace permeable soils and
surface runoff from the study area will significantly increase. According to the San
Bernardino County Flood Control District, the San Antonio Flood Control Channel is
currently undersized and will not be able to handle the surface runoff. While the Flood
Control District is confident that the channel will be improved, it has not and cannot set a
definite date for construction.
The Telephone Avenue storm drain is the last master plan connection that remains to be
made into the Chino Creek/San Antonio Channel. The Army Corps of Engineers has
provided the City with written confirmation that this connection will be allowed upon its
approval of the construction plans. Because the channel capacity is inadequate to contain
the predicted 100-year flood and because the connection will increase the flow quantity,
improvements to widen the channel or increase the wall height may be necessary along the
affected channel for a reasonable length downstream of Telephone Avenue
Issues related to the improvement of the San Antonio Channel will ultimately be resolved
through a cooperative effort between the City, the County Flood Control District, and the
Army Corp. of Engineers. Through the specific plan process, the City has the opportunity
to define and implement a phasing and financing program to aid in the construction of flood
control and drainage improvements within the specific plan area. Part of this program
could assist the County (by guaranteeing fair share participation in a regional funding
mechanism) with design and construction of San Antonio channel improvements.
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4.

Little Chino Creek (Carbon Canyon Channel). Also located within the specific plan area
is Little Chino Creek. This unimproved facility runs from west to east north of the present
Corporate Center Avenue. This facility, also known as the Carbon Canyon Channel,
presently supports 1.8 acres of riparian wetland vegetation.
The Carbon Canyon Channel is, at this time, a naturalized water course with a capacity
of no more than 1,050 cubic feet per second (cfs). It is ultimately planned to drain
approximately 4,000 acres within the Chino Hills to the San Antonio Channel;
approximately 25 acres within the City of Chino in the EBPSP area are also tributary to
the Carbon Canyon Channel. The Carbon Canyon Channel is proposed to be a
rectangular concrete channel (24' wide by 16' deep) with a capacity of about 10,200 cfs.
The San Bernardino County Flood Control District currently has a thirty foot wide
dedication in fee simple for Little Chino Creek (Ref: PM 11804, MB 115, pages 56 and
57).
The Carbon Canyon Channel is to be built, operated, and maintained by San Bernardino
County as part of Chino Hills infrastructure improvements. The County has this
improvement scheduled for Spring 1998.

5.

Solid Waste Disposal. Western Waste is a private contractor providing solid waste
collection services to the City of Chino. The San Bernardino County Solid Waste
Management Department operates the Milliken Sanitary Landfill, who will receive the solid
waste collected from the specific plan area. The landfill is located on the northwest corner
of Milliken Avenue and Mission Boulevard. Administrators of the landfill are currently
reassessing present and maximum capacities of the landfill and are therefore, unable to
release data regarding capacity. Closure date for the landfill, however, is projected to occur
within the next one to one and a half years.

6.

Natural Gas. The Southern California Gas Company provides natural gas service to the
Specific Plan area. The Gas Company maintains a comprehensive system of distribution
and service lines. Natural gas is provided to the project vicinity by 36-inch mains located
within Monte Vista Avenue and 6-inch mains located along Ramona and Central Avenues
and 3-inch mains within Eucalyptus Avenue.

7.

Electricity. Electricity in the project area is provided by Southern California Edison (SCE).
Energy is delivered to Chino by SCE, and is received at the Chino substation at Edison
and Benson Avenues. SCE 220 kV transmission lines bring power to the substation where
it is stepped down to 12 kV for residential customers and 66 kV, which goes to other
substations outside the City.
In addition to the major transmission lines, there also exists an extensive local service
network of overhead and underground service lines. The specific plan area is presently
serviced by overhead electrical lines located along Eucalyptus, Monte Vista, Ramona,
Central, and Pipeline Avenues; Chino Valley Freeway; and Chino Hills Parkway.
The central and eastern portions of the specific plan area are currently dominated by
electrical lines and easements owned by SCE. The SCE owns and operates a 150-foot
wide easement, which travels down the center of the area in an east/west direction, and a
150-foot wide easement, which runs parallel to Monte Vista Avenue. There are also
electrical towers located within these easements.

8.

Telephone. Telephone service to the project area is provided by the General Telephone
Company (GTE). The facilities existing nearest to the project site are above ground
telephone lines along Chino Valley Freeway, Chino Hills Parkway and Eucalyptus and
Central Avenues.
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9.

Cable. Cable service within the City of Chino is provided by Century Communications.
The nearest trunk line to the EBPSP area is located at the intersection of Ramona and
Eucalyptus Avenues.
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III. GOALS AND OBJECTIVES
A.

INTRODUCTION
The purpose of this section is to: a) provide a summary of the issues addressed in the EBPSP
Background Report; b) identify current General Plan policies related to the planning area along
with recommended revisions to those policies; and c) articulate the goals, objectives, and policies
for the Eucalyptus Business Park Specific Plan (EBPSP). This section will also define the
approach taken to prepare the specific plan and the overall concepts, which are reflected in the
plan's provisions.
The primary goals of the EBPSP are to:

B.

1.

Provide a mix of employment and sales tax generating uses which promote a sound and
diversified economic base, ample employment opportunities for the residents of the City of
Chino, and a high quality image for the City's industrial area.

2.

Establish a specific, well-defined pattern of commercial, office, industrial,
warehouse/distribution and manufacturing activities which has good access to regional
transportation systems; meets the personal needs of area workers and the service needs of
area firms; and is compatible with surrounding industrial, commercial, institutional, and
residential land uses.

3.

Enhance the attractiveness of the EBPSP area for quality businesses that wish to locate
within an attractive, pleasant work environment, which has a broad range of support
services and amenities available to their employees.

SPECIFIC PLAN ISSUES AND OPPORTUNITIES
The following describes the land use and development issues and opportunities identified in the
EBPSP Background Report. The specific plan is intended to capitalize on these opportunities
and to resolve identified issues.
1.

Land Use Issues and Opportunities.
a.

The specific plan area was essentially undeveloped with agricultural uses, only a
few scattered residences, a small industrial development, and an automobile
dealership. There was, consequently, a nearly "clean slate" with which to work,
affording flexibility in defining land use patterns.

b.

The predominant pattern of development in Chino's industrial areas has been
large manufacturing and warehouse and distribution uses, which produce
additional property taxes, job growth, and the potential for sales tax revenue
associated with on-site sales.

c.

Several General Plan concepts and policies affecting the EBPSP area appeared
to be outdated, and a new look at the types of development desired for the area
was required.
(i)

The greatest opportunities for commercial development exist along
Chino Valley Freeway (SR71); however, the existing General Plan
proposed General Commercial areas well to the east of the highway,
including some areas without good, direct freeway access and exposure.
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(ii)

The Light Industrial designation identified in the General Plan area at the
intersection of Eucalyptus Avenue and Chino Valley Freeway (SR71)
possesses commercial opportunities due to the parcel's good visibility
from the highway. However, proposed access modifications in this area
would have created a somewhat circuitous access route to the extreme
northwestern portion of the specific plan area.

(iii)

The City's General Commercial General Plan and Zoning designations
appeared to be better suited to application in the central business district,
than to the Specific Plan area. The primary purpose of the City's
General Commercial areas is to provide for the shopping needs of area
residents. However, retail, which is essentially "neighborhood oriented" in
nature was found to be inconsistent with the overall goals for
development of the specific plan area.

(iv)

The General Industrial General Plan designation and Zoning which
covered a large portion of the specific plan area has as its focus heavy
industrial uses which might generate "heavy traffic noises and odors."
The Specific Plan has attempted to control these adverse impacts
through superior site planning guidelines and development standards in
order to create a high quality business park within the Specific Plan area.

(v)

The Light Industrial General Plan and Zoning categories also did not
seem to adequately define the type of industrial which fits City objectives
for the EBPSP area. Minimum parcel size requirements appeared too
small to yield the desired development quality in a standard subdivision.

(vi)

General Plan requirements that only single tenant uses be permitted,
were rethought.
The development of multi-tenant projects as a
transitional use between manufacturing and office uses and as an
upgraded, mixed-use development concept was considered to be
appropriate in selected locations.

d.

Although commercial uses will be required to support employment-generating
uses within and adjacent to the EBPSP area, care must be taken to ensure that
commercial uses within the EBPSP area do not compete with commercial uses in
the downtown area.

e.

The combination of many long narrow parcels which stretch from Eucalyptus
Avenue to Chino Hills Parkway, along with the presently proposed pattern of
north-south streets, pointed toward an unimaginative development pattern, which
would not yield the upscale development desired by the City. The natural
evolution of land uses within the EBPSP area would have been a pattern of
standard subdivisions with 1-acre to 2-acre parcels fronting on each north-south
street.

f.

Southern California Edison (SCE) easements bisect the specific plan area in an
east-west direction and also cut off the Central Avenue frontage from the balance
of the planning area.

g.

The SCE towers are the dominant visual feature within the specific plan area,
and are visible throughout.

h.

The San Antonio Creek channel traverses the specific plan area from northwest
to southeast, created several irregular parcels.
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2.

Land Use Objectives and Concepts.
a.

Commercial Land Uses.
(i)

(ii)

(iii)

b.

Capture retail opportunities and improve municipal cost/revenue taking
advantage of high traffic volumes along Chino Valley Freeway (SR71),
planned freeway improvements, and the existing location of Chino Hills
Ford.
▪

Emphasize a combination of sales tax generating uses and high
value office uses along Chino Valley Freeway (SR71).

▪

Reserve the Chino Valley Freeway (SR71) frontage adjacent to
the existing Chino Hills Ford dealership for the expansion of
automobile sales for a period of 5-years during which the Chino
Redevelopment Agency will strive to secure up to three
additional dealerships.

▪

Retain the option for development of limited commercial uses in
high traffic volume areas along Central Avenue, Eucalyptus
Avenue, and Chino Hills Parkway.

Ensure the availability of such commercial services as are necessary to
support development of a major employment center.
▪

Encourage mixed-use settings wherein office and industrial
workers have convenient personal and business support
services close at hand.

▪

Provide adequate and convenient vehicular and pedestrian
access from employment to commercial use areas.

Strengthen the diversity of Chino's employment base and improve the
City's "jobs-housing balance" by providing a commercial area that
emphasizes the creation of administrative, professional, clerical, and
white-collar technical jobs.
▪

Encourage the development of urban intensity office complexes
in the western portion of the specific plan area near Chino Valley
Freeway (SR71).

▪

Encourage the inclusion of office development within a mixed
use setting along the Central Avenue frontage and at highly
visible intersections along Chino Hills Parkway and Eucalyptus
Avenue.

Industrial Land Uses.
(i)

Strengthen the diversity of Chino's industrial base; improve the City's
"jobs-housing balance" and provide a wider range of local employment
opportunities for Chino residents by maximizing the creation of higher
paying manufacturing management, skilled labor, and industrial support
jobs.
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(ii)

c.

d.

▪

Provide
industrial
areas
emphasizing
warehouse/distribution, and assembly uses.

▪

Permit large-scale manufacturing, warehouse, wholesale, and
distribution uses in the easterly portion of the EBPSP as a
continuation of the surrounding land use trends.

▪

Provide support facilities which may encourage the development
of labor intensive manufacturing uses such as, but not limited to,
recycled water for industrial applications, nonreclaimable waste
lines, and rail service opportunities.

manufacturing,

Improve municipal cost/revenue for industrial areas.
▪

Encourage high valued, diversified industrial development.

▪

Encourage the reduction of truck traffic as a means of reducing
maintenance costs.

▪

Encourage the designation of industrial facilities within the
specific plan area as "point of sale" for sales tax purposes.

▪

Permit wholesale, warehouse, and distribution uses in the
easterly portion of the EBPSP in a manner that encourages
cost/revenue benefits for the City.

Agricultural Land Uses. Provide for the orderly transition of land out of
agricultural use and minimize conflicts associated with such conversion.
(i)

Allow existing agricultural land uses to remain as long as their present
owners wish them to continue.

(ii)

Prevent financially burdening property owners who wish to retain
agricultural uses with the cost of financing infrastructure.

Southern California Edison Easement (SCE) and San Antonio Channel.
Integrate the SCE easement and San Antonio Creek Channel into the EBPSP
area as an area amenity.

.
(i)

Provide for planting of tall vertical trees adjacent to the towers to reduce
their visual prominence.

(ii)

Where feasible, integrate the SCE easement into the EBPSP area by
permitting appropriate use of the easement by adjacent businesses.

(iii)

Provide trail connections along the SCE easements and San Antonio
Creek Channel.

(iv)

Encourage crop production and horticultural activities within the SCE
easement.
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C.

VISUAL IMAGE AND DEVELOPMENT CHARACTER
1.

Visual Image and Development Character Issues and Opportunities.
a.

The EBPSP area is relatively flat, and has no identifiable natural features.

b.

Upon entering the specific plan area from the south, the dominant view is of the
SCE transmission towers and smaller electrical lines. Rising above the specific
plan area at a height of approximately 60-feet and 20-feet, these vertical
elements dominate the area that is otherwise visually undistinguished. These
transmission lines divide the specific plan area into north and south halves. In
addition, they also visually separate the Central Avenue frontage from the
balance of the specific plan area, and create a north-south oriented visual
separation in the center of the area along Ramona Avenue.

c.

Offsite visual features include the California Institute for Men (CIM) whose guard
towers and chain link are presently visible from the majority of the specific plan
area.

d.

Views of the SCE transmission towers and lines, as well as views of CIM may
make it difficult to develop the park-like atmosphere desired for potential
employees of the area.

e.

Industrial buildings allowed under existing general plan and zoning designations,
may be difficult to be made aesthetically pleasing, since these buildings are
designed from a functional, rather than a visual standpoint.

f.

The opportunity exists to take advantage of the visibility of the specific plan area
from major transportation routes, including the Chino Valley Freeway (SR71) and
Central Avenue.

g.

The specific plan process provides the opportunity for creating new standards
and guidelines to achieve the visual look the City desires for the area.

h.

Since the specific plan area is near the southwestern border of the City, and is
along two major transportation corridors, its visual importance to the City needs
to be emphasized. In particular, the Chino Hills Parkway intersections with
Central Avenue and Chino Valley Freeway (SR71) need to be developed with
"gateway" buildings, which will provide the traveler with a positive visual image of
the specific plan area and the City of Chino.

i.

The specific plan's ultimate visual image will depend on the degree to which
individual projects and elements within the EBPSP area are designed to "fit" with
one another as development of the specific plan area occurs. A consistent and
easily identifiable design concept will need to be formulated to achieve this
objective.

j.

The need exists to upgrade or establish new development and architectural
standards to create the visual "sense of project" that the City desires to enhance
its visual image.

k.

Inclusion of landscape enhancements, hardscape and monument signs within
the EBPSP area will help create a “Sense of Place” within the specific plan area,
as well as enhance the area's and City's identity, image, and prestige. The City
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may encourage development within the Specific Plan area to incorporate various
styles of building architecture.
2.

Visual Image and Development Character Objectives and Concepts.
a.

b.

c.

d.

Enhance the visual image of development along Chino Valley Freeway (SR71)
and thereby enhance the image of the City of Chino.
(i)

Emphasize office and commercial uses along Chino Valley Freeway
(SR71) that will present their "fronts" to the highway.

(ii)

Provide adequate landscaping along the freeway to soften building
elevations and provide a pleasing view.

Provide a location that exhibits high urban design quality and subsequently has
prestige value for office-based firms seeking an attractive and pleasant urban
working environment.
(i)

Establish upgraded development regulations, as well as clear design and
architectural guidelines to ensure a high quality urban image.

(ii)

Establish a clear landscape program to upgrade streetscapes and
provide a pleasant street scene.

(iii)

Establish a workable site design guideline that emphasizes creating a
pleasant experience for area workers and visitors.

(iv)

Ensure the provision of appropriate commercial support services, as well
as amenities for area workers such as open spaces.

(v)

Ensure that major site access is compatible with adjoining development.

Provide a location that exhibits industrial design quality and consequently has
prestige value for manufacturing firms seeking an attractive and pleasant working
environment.
(i)

Emphasize the creation of higher valued manufacturing and business
park uses that can afford to provide enhanced architecture and
streetscapes.

(ii)

Emphasize the visual design quality of areas within the public view, while
emphasizing the utilitarian value of areas outside of the public view.

Create enriched, stimulating retail, office, industrial,
environments, intermixed within a cohesive entity.

recreational

(i)

Provide a sense of identity for the overall EBPSP area, including
consistent architectural, design, landscape, and sign guidelines.

(ii)

Facilitate the voluntary participation of individual developments within the
EBPSP area in an “Art in Public Places” program in order to enhance the
project area's and City's image.

(iii)

Wherever feasible, utility lines shall be placed underground, including
undergrounding of existing utility lines. Where it is not possible to
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underground utility lines, appropriate landscape buffers shall be
provided.
e.

D.

Create visually pleasing entry statements at key intersections.
(i)

Provide primary entry statements along Central and Ramona Avenues at
Chino Hills Parkway and Eucalyptus Avenue.

(ii)

Provide secondary entry statements at other major intersections within
the specific plan area.

PUBLIC SERVICE AND FACILITIES
1.

Infrastructure Issues and Opportunities.
a.

The present water and sewer systems are inadequate to service the proposed
development of the specific plan area. In addition, the present master plans for
water and sewer are based on lower intensity commercial uses and a higher
proportion of warehouse uses. Initial development of the area may have to be
limited to areas with existing water and sewer lines, until new lines can be
constructed.

b.

Long-term water supply to Southern California may not be adequate to support
planned growth in the region. Unless the final elements of the State Water
Project are completed, buildout of planned development throughout Southern
California may be constrained. At a minimum, it will likely be necessary to
include significant water conservation measures, including the beneficial use of
recycled water, in the EBPSP.

c.

The development of higher image, higher intensity commercial/office uses along
with development of the manufacturing portion of the EBPSP, significantly
reducing the proportion of warehouse/distribution uses will significantly increase
water consumption within the study area.

d.

Under the provisions of the Regional Sewage Contract, recycled effluent
generated at IEUA treatment plants is owned by the contracting agencies
(including the City of Chino). Thus, the City of Chino will require recycled effluent
be used in the specific plan area for applicable industrial processes and
landscape irrigation. The City is participating in a project with IEUA to construct
recycled water distribution facilities in the vicinity of the study area. Given the
relatively short distance between the Carbon Canyon Water Reclamation Facility
and the specific plan area, as well as the significant industrial base both within
and adjacent to the specific plan area that could benefit, use of recycled effluent
will be required. Individual property owners have generally responded favorably
when asked if the availability of recycled effluent would be of benefit; however,
no cost figures were discussed. In general, development interests and industrial
concerns will commit to the use of recycled effluent only if it can be delivered at
equal or less cost than fresh water supplies and if no interruptions in flow can be
reasonably expected.

e.

The location of the non-recyclable waste line within the central portion of the
specific plan area can be exploited as an inducement to attract manufacturing
plants which generate liquid wastes that cannot be disposed of in domestic
sewer systems. Capacity of the existing non-reclaimable waste system may
need to be upgraded in order to accommodate additional liquid waste.
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2.

f.

The City’s master plan of drainage proposes the implementation of a storm
drainage system designed to convey 100-year storm occurrences from the
EBPSP area southerly to the San Antonio Flood Control Channel. Precise
design of the storm drainage improvements throughout the project site will be
reviewed by the City for implementation of the master plan.

g.

Although study of required San Antonio Channel improvements is under way, the
ultimate funding source and availability of funds for those improvements cannot
be guaranteed at this time.

Infrastructure Objectives and Concepts.
a.

b.

Ensure the availability of the infrastructure necessary and desirable to support a
major employment center.
(i)

Develop a comprehensive infrastructure program, including financing, for
the water, recycled water, sewer, and drainage systems needed to
support development of the EBPSP area.

(ii)

If additional connections to the San Antonio Channel are not permitted,
the incremental increase in peak runoff from the EBPSP area, which will
result from future development, will be contained onsite within multiple
use parks/detention basins.

(iii)

Area infrastructure should include the availability of recycled wastewater
for irrigation and industrial process uses, as well as the availability of the
non-recyclable waste line for liquid industrial wastes.

(iv)

The financing of facilities such as major entries benefiting the entire
specific plan area and of backbone infrastructure common to multiple
development interests may occur through the formation of assessment
districts secured by the lands being benefited.

(v)

The cost of new infrastructure needed for new development should be
borne by those wishing to develop. Those owners who do not wish to
develop their properties in the foreseeable future should not be
financially burdened for the cost of development-related infrastructure.

(vi)

City involvement in the financing of infrastructure should include
assistance in the formation of assessment districts, but should not
include public funding except in cases, such as establishment of new
auto dealerships, where there is minimal cost and risk to the City and
there is also a clear economic benefit to such assistance.

Coordinate the phasing of development with the phasing of infrastructure.
(i)

Infrastructure required to support a development project shall be
constructed prior to or concurrent with the development project. New
development shall not be approved unless it is demonstrated that
necessary infrastructure will be in place prior to occupancy.

(ii)

The construction of interim infrastructure facilities shall only be permitted
if such construction would not jeopardize the construction of permanent
master planned facilities.
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3.

4.

Transportation and Circulation Issues and Opportunities.
a.

Roadways within the vicinity of the EBPSP area currently operate at Level of
Service C or better with the exception of the Chino Valley Freeway (SR71),
Chino Hills Parkway (on either side of Chino Valley Freeway [SR71]), and
Central Avenue (north of Chino Hills Parkway). Each of these routes carries a
significant number of commuter through trips.

b.

Chino Valley Freeway (SR71) is currently under construction and will provide
regional transportation needs for the EBPSP. Eight of the nine key intersections
in the project area currently operate at less than 75% of their capacity. The
Pipeline intersection with Chino Valley Freeway (SR71) currently operates at
93% of its capacity.

c.

Ten of the 25 link analyzed will exceed LOS C on a daily basis in the Year 2000
without the addition of project-related traffic. Nine of 39 roadway links analyzed
will exceed LOS C following the addition of project-related traffic.

d.

Significant roadway improvements will be needed to support project
development, including improvements in excess of current master plans.

e.

While the potential for extending rail into the specific plan areas was originally
identified by the City as an opportunity, the types of industries which typically use
rail include large scale warehousing and distribution facilities, lumber yards and
milling facilities, plastics manufacture, and other manufacturing facilities which
depend on large quantities of bulk commodities. Other manufacturing concerns,
including aerospace manufacturing and facilities manufacturing large machinery
also need rail service. Although many desirable manufacturing facilities require
rail service, the long term land use implications of extending rail service into the
specific plan area need to be carefully considered.

f.

Rail service to the EBPSP area shall be provided by the extension of the existing
rail located north of Eucalyptus Avenue between Telephone and Monte Vista
Avenues. Once extended into the project site, the line could be utilized to
provide rail service to the west and east throughout the project site.

Transportation and Circulation Objectives and Concepts. Create a balanced
transportation system which enhances Citywide and regional access, serves local
commercial and industrial needs, and which encourages alternatives to the use of single
occupant vehicles.
a.

Require the improvement of roadways as necessary to accommodate cumulative
+ project volumes at acceptable service levels; revise the City of Chino
Circulation Element as necessary to reflect these requirements.

b.

Direct access to Central Avenue, Chino Hills Parkway, and Eucalyptus Avenue
should be limited through consolidation of access points along these roadways.

c.

Stop signs should be placed at all un-signalized egress points to control exiting
traffic.

d.

Develop a transportation demand management program and where appropriate
a truck transportation demand management program for the EBPSP area and
require, as appropriate, its implementation by individual developments within the
specific plan area.
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5.

6.

e.

Pedestrian circulation systems (sidewalks) should be included along all the
streets of individual developments, and ensuring the coordination with the overall
system throughout the EBPSP area.

f.

Provide adequate systems for bicycle circulation to and within the specific plan
area.

g.

Reserve rights-of-way for the future extension of rail service into the specific plan
area if the uses to be rail served are found to be consistent with the provisions of
the EBPSP. If the rail extends into the Edison easements, then coordination with
SCE will be needed to insure there will be no conflicts with Edison's present
transmission lines and access roads.

Community Services and Facilities Issues and Opportunities.
a.

Both police and fire facilities appear to be adequate to serve the specific plan
area. Additional staffing for both agencies will be required to maintain desired
service levels.

b.

Ruben S. Ayala Community Park is close enough to provide for the after work,
active recreation needs of the specific plan area, but does not meet the more
passive open space needs of future workers within the specific plan area such as
lunch time picnics. In addition, the Community Park is beyond walking distance
from the study area, and would not, therefore, be used for active or passive
recreation by study area workers during lunch periods.

c.

Under normal circumstances, employer sponsored childcare facilities are
provided only by larger employers and facilities managers of highly concentrated
employment such as high rise offices. The provision of childcare services for
small and medium business employees is commonly provided through the
private child care market.

d.

A childcare facility within the EBPSP area will enhance the overall development,
and serve as an amenity to attract developers, commercial and industrial
businesses, and employees. As child care becomes a more and more critical
social issue resulting from a growing number of two wage earner families and
single parent households, the strength of child care as an employee benefit will
continue to grow.

e.

The active involvement of the City in the provision of childcare facilities or
services could result in liability issues for the City.

Community Services and Facilities Objectives and Concepts. Ensure the availability
of the community services and facilities which are necessary to support the development
of a major employment center and which are desirable to create the upgraded image for
the specific plan area desired by the City.
a.

Expand police and fire agency staffing as necessary to maintain adequate levels
of police and fire protection.

b.

Provide quality open spaces in sufficient quantity and variety to meet the needs
of area businesses and workers, including onsite open spaces within individual
developments for the enjoyment of area workers.
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c.

The private provision of childcare services for the EBPSP area should be
encouraged. The City should serve as an information clearinghouse for persons
seeking childcare services.

Table III-A—EBPSP Objectives & Concepts as they Relate to the General Plan
General Plan Goals
General Plan Policies
EBPSP Goals

LU III A1
The City of Chino has set
1. A continuous pattern of urban
no maximum population
development shall be
limits. Growth shall be in a
encouraged as opposed to a
phased and orderly manner
pattern of scattered development.
consistent with the
availability of adequate
public and private services,
utilities and public facilities
(Rev. 11/8/88, Measure M).
2. In order to avoid expensive
D.2.a., D.2.b.
extensions of public utilities,
development will only be allowed
adjacent to existing development
unless the means of financing the
added public improvements and
their maintenance can be found.
3. All urban development shall be
B.2.a.(1); B.2.b.(2)
designed to be fiscally efficient.
This includes, but is not limited
to, an efficient internal circulation
system with a minimum of public
roadway per unit or building, the
use of landscaping materials
which require only minimum
maintenance, and the general
use of high quality materials
which will tend to reduce long
term maintenance costs.

4. The City shall work closely with
D.2.a, D.2.b
developers and other interested
parties to develop means by
which needed capital facilities
can be provided on a long term
basis at little or no capital cost to
the City. This could include the
use of special assessment
districts, developer
reimbursement techniques,
private-public joint ventures, tax
increment financing
(redevelopment), and such.
5. The City shall annually adopt a 5year capital improvement plan as
provided for by State law. Such a
plan shall also include plans for
the expansion of non-capital
services such as police and fire
protection, parks and recreation
services, school services
including bus service, public
transportation, and any other
service that from time to time
may need expansion. Those
services that are not directly
provided by the City of Chino

EBPSP Policies

None. The EBPSP area
is located adjacent to
Chino's existing industrial
area, as well as adjacent
to the approved Majestic
Spectrum Specific Plan.

D.2.a. (1), (4), (5), None
(6);
D.2.b. (1), (2)

B.2.a.(1) (a), (b),
(c);
B.2.b.(2) (a), (b),
(c), (d)

None. In addition to
specific plan objectives
and concepts, the area
circulation system has
been designed for
efficiency in capital and
maintenance costs.
Emphasis has also been
placed on the quality of
materials and
construction of buildings
and landscaping. The
specific plan also
includes provisions to
ensure long-term
maintenance of the area.
D.2.a. (1), (4), (5), None.
(6)
D.2.b. (1), (2)
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Table III-A—EBPSP Objectives & Concepts as they Relate to the General Plan
General Plan Goals
General Plan Policies
EBPSP Goals
should be included in the plan in
order to achieve coordination.
6. No public service may be
extended, or capital improvement
made which are not included in
the 5-year capital improvement
plan if the expenditure of public
funds is involved. If services are
extended in such a manner as to
not be consistent with the 5-year
capital improvements plan, then
those services shall be financed
with the use of private funding
sources, or by means or monies
which the City of Chino could
otherwise not expect and which
do not have an effect on future
budgets.
7. The distribution of land uses
B.2.a.(1), B.2.b.(2)
within the General Plan shall be
such as to achieve an
economical community that will
not require added public
expenditures per household, per
commercial establishment, or per
employee to finance new
development or to upgrade
existing development.
8. The City shall explore alternative
financing techniques that are not
subject to the provisions of recent
tax legislation such as
Proposition 13 and Proposition 4.
9. Any annexations to the City, or to
any other public agency over
which Chino has policy control
shall be evaluated in light of its
impact upon local public finances.
10. Development should not exceed D.2.a., D.4.a.,
the capacity of the public and
D.6.a.
private utilities and services to
provide services at a minimum
level of safety, adequacy and
efficiency.
LU III A2
The City of Chino shall
1. This image should be respected
develop a community
and carried through in all
image that portrays it as a
developments. High-rise
diverse, yet well maintained
development should be
and pleasant suburban
encouraged in areas of intense
environment in which to live
activity in order to provide vertical
and do business. The
relief and convenient landmarks.
City's rural agricultural
heritage should also be
maintained and fostered.
2. Mature trees, tree masses and
tree rows of significant aesthetic
or historic quality should be
preserved when and wherever
possible consistent with public
safety.
3. The City shall encourage
outstanding design at major
entrance points to the City,

B.2.a.(3),
B.2.c.(1), C.2.a.,
C.2.b., C.2.c,
C.2.d

EBPSP Policies

None.

B.2.a.(1) (a), (b),
(c)
b.2.b.(2) (a), (b),
(c)

Revised May 2008
Revised November 2008
Revised April 2009
Revised September 2014

None. The EBPSP area
will provide a positive
municipal cost/benefit.

None.

None.

D.2.a. (1)-(6);
D.4.a. (1)-(7);
D.6.a. (1)-(3)

None.

B.2.a.(3) (a), (b);
B.2.c.(1) (a), (b);
C.2.a. (1), (2);
C.2.b. (1)-(4);
C.2.c. (1), (2);
C.2.d. (1)

None

None

C.2.e.

C.2.e. (1)

EUCALYPTUS BUSINESS PARK SPECIFIC PLAN
Adopted: December 18, 1990
Revised October 2000
Revised December 2002
Revised December 2003
Revised August 2006

General Plan
Modifications Needed

The General Plan policy
should be updated to
reflect the proposed
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General Plan Goals
General Plan Policies
EBPSP Goals

EBPSP Policies

including around Phillips Avenue
and Central Avenue, at the
Central Avenue freeway off-ramp,
at Central Avenue and State
Route 71, at Edison Avenue and
State Route 71, and at Riverside
Dr. and Euclid Ave.
LU III C1
Commercial development
1. Shopping areas that serve a
B.2.a. (1), (2)
shall be located centrally to
community-wide function shall be
the community, with
located close to or along Central
outlying commercial areas
Avenue. Shopping centers that
providing either specialized
serve the daily shipping needs of
services, or services limited
an immediate neighborhood shall
in scope to serving local
be located away from Central
residents.
Avenue, but they should be no
closer to each other than one
mile. Other commercial areas
serve a specialized clientele, or
have unique space needs, which
make them inappropriate uses in
such areas as Central Avenue
north of Chino Avenue. In such
cases, these uses may be
located either near their
customers, or clustered together
in specially reserved areas.
2. The focus of any new commercial B.2.a.(1)
development and/or
redevelopment shall be on
providing shopping centers. Strip
commercial development shall
not be encouraged. The trend in
commercial development over
the last decade has been towards
centers for shopping rather than
disjointed commercial strips.
Customers generally prefer the
one-stop convenience and ease
of comparison -shopping. This is
often reflected in the higher sales
per square foot commonly found
in shopping centers as compared
to similar businesses in
commercial strips. This is
because associated businesses
located in the same cluster, or
center, generate customers for
each other, and can share the
parking and high level amenities
which each along could not
afford.
3. The consolidation and upgrading
of existing, but deteriorating
shopping centers shall be
encouraged, abetted and, if
absolutely necessary, financially
aided by the City. This is
especially the case at the
intersection of Walnut Avenue
and Central Avenue.
LU III C2
All commercial
1. The City shall prepare design
development shall be of the
guidelines for commercial

C.2.b., C.2.d.

B.2.a.(1) (a)-(c);
B.2.a.(2) (a)-(c)

None

B.2.a.(1) (a)-(c);
B.2.a.(1) (b)

The EBPSP proposes
creation of a specialized
strip commercial area
focusing on the sale of
new automobiles, and is
technically inconsistent
with this General Plan
policy. The policy should
be revised to discuss the
proposed exception. In
addition, the policy
should be revised to
recognize the desirability
of commercial uses in a
mixed-use concept with
employment-generating
uses such as has been
proposed in he specific
plan.

None

C.2.b. (1)-(4)
C.2.d. (1), (2)

EUCALYPTUS BUSINESS PARK SPECIFIC PLAN
Adopted: December 18, 1990
Revised October 2000
Revised December 2002
Revised December 2003
Revised August 2006

Revised May 2008
Revised November 2008
Revised April 2009
Revised September 2014

General Plan
Modifications Needed
State Route 71
interchange at Chino
Hills Pkwy, and should
also reflect a community
entry at the intersection
of Central Ave. and
Chino Hills Pkwy.

None
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General Plan Goals
General Plan Policies
EBPSP Goals
highest aesthetic and
functional quality. Detailed
design criteria and
standards shall be
established in order to
achieve this purpose and
provide developers with
suitable guidance. Such
criteria shall at a minimum
address building height,
architectural design,
landscaping, bulk, parking
design and pedestrian
circulation.

EBPSP Policies

General Plan
Modifications Needed

development that will set
minimum design, layout and
architectural standards. Such
could be in the format of a
handbook rather than an
ordinance to allow flexibility and
innovation.

2. In commercial developments,
safe, enjoyable browsing by
customers should be encouraged
by coordinated and attractive
signs, walkways, patios, display
windows, and malls devoted
exclusively to pedestrian usage.
3. The use of garish colors,
facades or lighting shall be
avoided. Each shopping center,
while being integrated with the
whole of its environment, should
establish its own consistent style
and theme. Such a theme should
be carried through in all buildings
located in the center.
4. Centers shall be designed for the
uses for which they are intended,
and business that is not
appropriate to a particular center
should not be encouraged to
locate there.
5. Parking areas shall be designed
to separate vehicles and
pedestrians wherever possible,
and to ensure adequate visibility
when the two must cross.
6. Parking areas shall be well
landscaped with shade providing
trees at the ends of parking rows,
at entryways, and interspersed
throughout the parking area.
7. Entryways to shopping areas
shall be clearly marked and
unambiguous in nature. To the
maximum extent feasible, curb
cuts along arterial roads serving
commercial land uses shall be
kept to a minimum. In shopping
centers that may be under
separate ownerships, or where
several small shopping centers
can feasibly share parking
facilities, reciprocal access
agreements shall be required.
8. Shopping centers shall be
designed in modules or nodes as
much as possible. The
appearance of unbroken and
unrelieved expanses of asphalt
shall be avoided at all times. The
use of outrider or satellite

C.2.b., C.2.d.

C.2.b. (1)-(4)
C.2.d. (1), (2)

None

C.2.b., C.2.d.

C.2.b. (1)-(4)
C.2.d. (1), (2)

None

B.2.a.(1) (b), (c);
B.2.a.(2) (a);
C.2.b. (4)

None

C.2.b. (3);
D.2.a. (5)

None

C.2.b. (2)
C.2.d. (1)

None

C.2.b. (1), (5)

None

C.2.b. (1);
C.2.d. (1)

None

C.2.d

C.2.d.

EUCALYPTUS BUSINESS PARK SPECIFIC PLAN
Adopted: December 18, 1990
Revised October 2000
Revised December 2002
Revised December 2003
Revised August 2006

Revised May 2008
Revised November 2008
Revised April 2009
Revised September 2014
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General Plan Goals
General Plan Policies
EBPSP Goals

EBPSP Policies

General Plan
Modifications Needed

buildings when the main building
is set well back from the street
shall be encouraged.
LU III C3
The City shall regulate
1. Signs should be restrained in
signs in a manner which will
character and no larger than
emphasize safety, help
necessary for adequate
improve and protect the
identification.
appearance of buildings as
well as the City as a whole,
foster legible sign graphics,
and promote the public's
awareness of the business
community while respecting
the City's low-keyed
suburban character.
2. Information bits should be limited
and design and colors should be
chosen to ensure legibility to
passing traffic.
3. Within reason, a sign should
relate in message, location and
character to the business
conducted and product offered at
the site.
4. Signs should relate in character,
material, size, shape, height,
placement, and color to the sites
and buildings that they identify.
LU III D1
The City shall designate
sufficient land to provide a
full range of manufacturing
employment and needed
support services. Land for
manufacturing support
services as well as quasiindustrial uses shall be
located in close proximity to
manufacturing employment
centers, but in separate
districts.

B.2.b.

C.2.d. (1)

None

C.2.d. (1)

None

C.2.d. (1)

None

C.2.d. (1)

None

B.2.b. (1), (2)

None

1. A general manufacturing district
shall be established which allows
for the full range of industrial
employment, especially in large,
single user operations that can
be classified as heavy by nature.

None

2. A Light Manufacturing District
shall be established which will
provide for manufacturing, which
can be considered light in nature
by reason of the size, activity and
performance of uses located
therein. It can be expected that
such uses will be predominately
devoted to the conversion of
materials into final products,
rather than the conversion of raw
materials.
3. A Manufacturing-Research
District shall be established which
allows for manufacturing oriented

EUCALYPTUS BUSINESS PARK SPECIFIC PLAN
Adopted: December 18, 1990
Revised October 2000
Revised December 2002
Revised December 2003
Revised August 2006

Revised May 2008
Revised November 2008
Revised April 2009
Revised September 2014
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General Plan Goals
General Plan Policies
EBPSP Goals

EBPSP Policies

General Plan
Modifications Needed

towards a mix of light industrial
firms dominated primarily by high
technology, corporate offices,
research, and finished product
manufacturing.
4. A Business Park District shall be
established to predominantly
provide for business, commercial
and professional services which
primarily trade with
manufacturing employers or their
employees.

This district partially
describes the business
park portion of the
specific plan area, but
does not adequately
describe the range of
uses to be provided.
New designation(s) for
the specific plan area
may be appropriate.
Commercial uses within
the specific plan area
were limited in their intent
to serve area commercial
and office uses. New
designation(s) for the
specific plan area may be
appropriate.

5. Service Commercial Districts
shall be designated which
provide for both employment
serving and residential serving
commercial and semi-industrial
land uses.

LU III D2
All industrial development 1. Adequate landscaping shall be
C.2.c., C.2.d
shall be well designed of
provided in all industrial areas,
quality construction, and
with a focus on landscaping in
should reflect the general
the areas designated as
suburban nature of the
Industrial Park and Business
community. By and large, a
Park.
park-like atmosphere shall
predominate which
presents an attractive and
inviting atmosphere to
employees, visitors, present
employers and prospective
employers.
2. Buildings shall be well designed, C.2.c, C.2.d
shall respect the suburban image
of the community and shall be
designed with an awareness of
existing neighboring buildings.
3. Where practical and technically
feasible, all utilities shall be
underground including existing
utility lines.

B.2.d.(1)

4. Curbs cuts on all streets shall be D.4.a.
kept to a minimum through the
use of reciprocal access
agreements, appropriate site
planning and other techniques.
LU III D3
It is critical that the City

C.2.c. (1), (2);
C.2.d. (1)

None

C.2.c. (1), (2);
C.2.d. (1)

None

B.2.d.(1) (a);
C.2.d. (3)

Where large utility lines
are above ground within
the project area, and it is
not feasible to
underground them,
requirements for
landscape buffers have
been established. A
parallel general plan
policy might be
considered.

D.4.a. (2)

None

1. Preference in recruitment should

None

EUCALYPTUS BUSINESS PARK SPECIFIC PLAN
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Revised May 2008
Revised November 2008
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General Plan Goals
General Plan Policies
EBPSP Goals
acting in liaison with other
private, public and quasipublic groups actively
recruit a broad range of
new industrial employment
to locate in Chino. The City
shall establish such a
recruitment program in
order to develop and
expand the current
employment base.

EBPSP Policies

be given to industries that require
employees possessing similar
occupational skills as possessed
by local residents.

2. The City shall also give priority to
recruiting businesses that employ
a large number of persons per
acre (20-30) in order yield the
maximum number of jobs per
acre.
3. A recruitment program should be B.2.a. (1)
oriented both to commercial and
industrial employment.

None

B.2.a.(1) (b)

LU III F1
Through its cooperation
1. Prior to amending the General
with the San Bernardino
Plan or adopting new sections of
West Valley Planning effort,
the General Plan, the City should
the Local Agency
refer the amendment to affected
Formation Commission, the
neighboring, jurisdictions for
Chino Hills General Plan
comments if the proposed
Committee, the Southern
changes could affect the plans of
California Association of
the neighboring jurisdictions.
Governments, the San
Bernardino Association of
Governments, as well as
other publicly sponsored
and privately sponsored
planning oriented groups,
the City shall insure that
while its interests are
furthered, its plans will be
closely coordinated with
and supportive of those of
neighboring jurisdictions.
2. The City shall continue, and if
necessary, expand, its
participation in groups that
provide a means of expanding
the end of effective
intergovernmental coordination.
Where conflicts arise, the City
shall make every effort to resolve
such conflicts as expeditiously as
possible.
3. The City shall continue to support
and underwrite such regional
planning efforts as the Air Quality
Management Plan, the Regional
and Sub-regional Land Use Plan,
and the Air Quality Management
Plan, especially where they are
consistent with the policies of the
City.
LU III F2
The City shall work closely
with the Local Agency
Formation Commission in

General Plan
Modifications Needed

None

None

None

1. At a minimum, the Sphere of
Influence line for Chino should
fall along State Route 71 north of

None

EUCALYPTUS BUSINESS PARK SPECIFIC PLAN
Adopted: December 18, 1990
Revised October 2000
Revised December 2002
Revised December 2003
Revised August 2006

Revised May 2008
Revised November 2008
Revised April 2009
Revised September 2014

None
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EBPSP Goals
expanding, updating and
implementing the Sphere of
Influence Plan. At present,
the City's Sphere of
Influence is very closely
drawn around the present
City limits. While the
jurisdictional boundaries of
Ontario and Montclair in the
north, and the Los Angeles
County line in the west,
provide clearly understood
limits, the Sphere of
Influence lines to the south
and east should be
expanded to more closely
approximate the City's
natural Sphere of Influence.

EBPSP Policies

General Plan
Modifications Needed

the West Valley Regional
Sanitation Plant, and along Euclid
Avenue south to Kimball Avenue.

2. The City shall support the stand
that urbanized land should, to the
maximum feasible extent, fall
within corporate limits.
3. The City shall propose a Sphere
of Influence concept. While this
concept has no official mandate,
it can be defined as area over
which a city feels it has a
significant interest because any
future land use decisions in the
Sphere of Interest may affect the
City. While a city should not set
land use policy in the Sphere of
Interest, it generally makes its
preferences known through
general policy statements.
Annexation and/or service
provisions are not implied by the
Sphere of Interest concept. In
Chino's case, Sphere of Interest
shall, at a minimum, include the
Chino Hills, the Chino Agricultural
Preserve, and the area to the
west and southwest of the City
between State Route 71 and
Central Avenue, which is
currently not in any designated
Sphere of Influence.

None

None

EUCALYPTUS BUSINESS PARK SPECIFIC PLAN
Adopted: December 18, 1990
Revised October 2000
Revised December 2002
Revised December 2003
Revised August 2006

Revised May 2008
Revised November 2008
Revised April 2009
Revised September 2014
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EBPSP Policies

4. The City shall make its
preference regarding
development outside its Sphere
of Influence but within its
identified Sphere of Interest. As
a general rule, lands currently in
agricultural in agricultural
production for the foreseeable
future. Development in the Chino
Hills should respect the natural
beauty and features of the hills,
shall generally serve to aid in
implementing the policies of this
General Plan, and shall not
cause adverse environmental,
social, economic or fiscal impacts
within the City.
LU III F3
Agricultural land within
Chino and its Sphere of
Influence shall be
converted into urban uses
in a gradual, phased and
orderly manner.

1. Land furthest removed from
B.2.c.(1)
urban development shall be the
last to urbanize. This is
especially the case for the area
between the Cypress Channel
and Euclid Avenue. Here,
development should be phased
so that it gradually occurs from
west to east, and in the north,
from north to south.
2. Such a policy shall be based
D.2.a., D.2.b.,
upon the adequacy and
D.4.a., D.6.a.
immediate availability of public
utilities, facilities and services.
3. Land designated by the San
Bernardino County General Plan
as agricultural as well as other
land currently in agricultural
production that lies outside the
Chino Sphere of Influence, but
within the proposed Chino
Sphere of Interest shall be
preserved in agricultural
production and shall not be
urbanized. This involves mainly
land in agricultural preserves to
the east of Euclid and south of
the airport and CIM.

B.2.c.(1) (a), (b)

None

D.2.a. (1);
D.2.b. (1), (2);
D.4.a. (1);
D.6.a. (1)-(3)

None

LU III F4
The City shall discourage
1. The City of Chino shall take a
strongly the major
strong public stance opposed to
expansion of Prado Dam,
the raising of the Prado Dam by
and encourage the Corps of
forty feet and the resultant
Engineers to seek
expansion of the flood plain. The
alternative solutions for
Corps of Engineers shall be
increasing the holding
encouraged to find alternative
capacity of the dam.
solutions to the identified flooding
Rather, the City shall
problem such as, but not limited
support the "All Rivers" plan
to, the construction of upstream
that will provide for a
facilities.
minimal raising of the Prado
Dam, and further flood
control facilities upstream.

None

EUCALYPTUS BUSINESS PARK SPECIFIC PLAN
Revised May 2008
Revised November 2008
Revised April 2009
Revised September 2014

None

None

2. Even though the Prado Dam is
outside Chino's Sphere of
Adopted: December 18, 1990
Revised October 2000
Revised December 2002
Revised December 2003
Revised August 2006

General Plan
Modifications Needed
None
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EBPSP Policies

General Plan
Modifications Needed

Influence, the City is affected by
developments there. Therefore,
the City shall comment on all
proposals and/or Environmental
Impact Statements prepared in
this regard, and shall actively
participate wherever possible in
decision regarding the expansion
of the dam.
LU III F5
The City and Chino Unified 1. The school indications on the
School District should work
land use map are an indication of
closely in the location and
need only, not specific sites.
development of new
schools and school
administration and support
facilities within the City and
its sphere of influence.
2. All specific sites for schools and
school administration and support
facilities shall be subject to the
site approval and special
conditional use permit processes
as specified by ordinance.
3. Schools and school
administration and support
facilities shall be reviewed for
impacts upon local agencies and
jurisdictions and pay appropriate
fees to mitigate these impacts.
4. The City shall cooperate in the
requirement of payment of school
fees prior to issuance of building
permits as required by state law.
LU III G1
The City shall take what
steps it can towards the
attainment and long-term
maintenance of an ambient
air quality consistent with
Federal, State and
Regional standards.

None

None

None

None

To the maximum extent possible,
B.2.a. (3), B.2.b.
land use patterns shall be planned (1), D.4.a.
so as to minimize vehicle miles
traveled. Such patterns,
nevertheless, must be balanced with
the preservation of other important
qualities of life such as the freedom
to travel, availability of appropriate
employment, preservation of
adequate amount of open space,
and preservation of community
identity.

B.2.a.(3) (a), (b);
B.2.b.(1) (a)-(c);
D.4.a. (4), (5), (6)

LU III G2
The City shall work to help 1. The City shall cooperate to the
ensure that to the maximum
fullest extent with the County in
extent possible a quiet
implementing the jointly adopted
living and working
Noise Element.
environment is achieved for
all those living or working
within the Planning Area.

None

2. The City shall not approve any
project which does not conform to
the Noise Element, or which
cannot be mitigated to
reasonably conform.

None

EUCALYPTUS BUSINESS PARK SPECIFIC PLAN
Adopted: December 18, 1990
Revised October 2000
Revised December 2002
Revised December 2003
Revised August 2006

Revised May 2008
Revised November 2008
Revised April 2009
Revised September 2014

None

Page 38
Revised February 2019
Revised March 2022

Chapter III – GOALS AND OBJECTIVES

Table III-A—EBPSP Objectives & Concepts as they Relate to the General Plan
General Plan Goals
General Plan Policies
EBPSP Goals

EBPSP Policies

3. The City shall train or retain an
employee to perform special
noise studies within the "Special
Study" zones as needed to
evaluate potential noise impacts
upon residential development
applications.
LU III G3
Development shall not be
allowed in areas of high
natural hazard without
adequate mitigation.

1. The City shall continue to
implement the Seismic Safety
and Public Safety Element of the
San Bernardino County General
Plan, and by reference of the
Chino General Plan.

None

2. There shall be no development
D.2.a., D.2.b
within 100-year floodplains
unless adequate mitigation can
be demonstrated which does not
serve to exacerbate flood hazard
upstream or downstream. The
only area potentially affected by
this policy lies in the far
southeastern corner of the
planning area.
3. The City shall complete its storm D.2.a., D.2.b
drain system according to the
Master Plan as expeditiously as
possible given financial
constraints. In the meantime, all
new streets shall be designed to
carry a 10-year flood within its
curbs, and shall not be designed
to exacerbate flooding on other
streets.
4. Development shall be designed
to avoid undue earthquake
damage given the Seismic Safety
and Public Safety Element.

D.2.a. (1);
D.2.b. (1)

None

D.2.a. (1);
D.2.b. (1)

None

LU III H1
The City shall take positive 1. The City Building Department
steps to ensure that newly
shall ensure that all buildings built
constructed facilities are as
in the future at least meet the
energy efficient as possible.
minimum State insulation
standards.
2. The design of any construction
shall take full advantage of
potential passive and active solar
power resources including but not
limited to building orientation,
window openings, building
materials and landscaping.
3. All developments approved by
the City shall at a minimum be
conditioned to provide energy,
water and fuel efficient
appliances.

None

None

None

EUCALYPTUS BUSINESS PARK SPECIFIC PLAN
Revised May 2008
Revised November 2008
Revised April 2009
Revised September 2014

None

None

4. The City Council should consider
all means at its disposal including
a public relations campaign, free
staff assistance and grant
assistance if available to
encourage the retrofitting of
Adopted: December 18, 1990
Revised October 2000
Revised December 2002
Revised December 2003
Revised August 2006

General Plan
Modifications Needed
None
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EBPSP Goals
existing units for energy
efficiency.
5. The City's street tree program
C.2.d
shall focus on providing trees,
which serve to provide maximum
summer shade, appropriately
located, while meeting the needs
of economy and ease of
maintenance. A plant palette that
serves to provide adequate
summer shading shall also be
proposed for use by private
developers.
6. The design and siting of any
D.4.a.
commercial, office, public and
industrial building shall respect
the above policies to the
maximum extent feasible, and
also shall serve to encourage
pedestrian circulation and reduce
the number of automobile trips.

EBPSP Policies

C.2.d. (1)

None

D.4.a. (4), (5), (6)

In addition to the
provisions of the existing
general plan, the EBPSP
area includes a
transportation
management program
and a truck transportation
demand management
program that will serve to
reduce energy
consumption and
improve peak hour
circulation. Addition of a
parallel policy in the
general plan might be
considered.

LU III H2
The land use pattern within 1. Neighborhood serving
Chino shall respect the
commercial nodes that meet the
general aim of conserving
daily shopping needs of most
energy.
residents shall be located within
one mile of all residential areas.

2. The location of stops for both
inter-city and inter-city public
transit within easy walking
distance of most homes and
places of employment shall be
encouraged.

D.4.a.

D.4.a. (4)

EUCALYPTUS BUSINESS PARK SPECIFIC PLAN
Adopted: December 18, 1990
Revised October 2000
Revised December 2002
Revised December 2003
Revised August 2006

Revised May 2008
Revised November 2008
Revised April 2009
Revised September 2014

General Plan
Modifications Needed

The EBPSP area
includes provision for
commercial services
meeting the daily needs
of area employees.
Expansion of the existing
general plan policy to
include this type of
commercial services
might be considered.
None
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The specific plan component section includes a variety of individual plans that define the overall framework
for developing the Eucalyptus Business Park Specific Plan (EBPSP) area. Major components include:
A.

Land Use
1.
2.

B.

Circulation and Transportation
1.
2.
3.
4.
5.
6.

C.

Electricity
Natural Gas
Telephone
Solid Waste

Community Facilities
1.
2.
3.
4.

G.

Water Facilities
Sewer Facilities
Drainage Facilities

Public Utilities
1.
2.
3.
4.

F.

Introduction and Overview
Site Design Guidelines
Transportation Demand Management Plan Requirements
Truck Transportation Demand Management

Infrastructure
1.
2.
3.

E.

Vehicular Circulation
Public Transportation
Bicycle Facilities
Pedestrian Facilities
Rail Facilities
San Antonio Creek Flood Control Channel Equestrian Trail

Transportation Systems Management
1.
2.
3.
4.

D.

Overall Concept
Land Use Categories

Fire Protection
Police Protection
Open Space
Art in Public Places

Maintenance
1.
2.
3.
4.
5.

Streets
Open Space, and Pedestrian Facilities
Drainage Facilities
Water and Sewer
Other Facilities

The intent of the component plans is to describe in detail, the various planning and engineering concepts
related to the development of the EBPSP area. These components are supported by the design
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guidelines contained in Section V (Urban Design Plan) and the specific development requirements
contained in Section VI (Development Regulations).

IV. SPECIFIC PLAN COMPONENTS
A.

LAND USE PLAN
1.

Overall Concept. The overall land use concept for the EBPSP area is oriented around
achieving three primary objectives: (a) provide significant local employment opportunities;
(b) create a highly imageable development pattern which will appeal to firms seeking a
prestigious location; and (c) ensure a positive balance of municipal revenues and costs.
As a result, the most visible portions of the EBPSP area will be used for sales tax
generating retail uses and intensive employment generating office uses. Chino Valley
Freeway frontage has been reserved for an expansion of automotive sales, creating a
viable auto mall; commercial and commercial recreation; and mixed use office/commercial
development.
The Central Avenue frontage, which has excellent visibility, but which also has significant
traffic limitations, will be used for a less intensive mix of commercial offices, support
commercial, and industrial development in a business park atmosphere transitioning to
larger scale industrial uses to the west to Monte Vista Avenue.
Finally, the interior portions of the specific plan area have been reserved for manufacturing,
warehouse and distribution uses. These uses will feature and emphasize job creation and
positive cost/benefit for the City.
The specific plan area is traversed by the San Antonio Creek flood control channel, Chino
Creek and several Southern California Edison easements. These areas are intended to
be used as major open space amenities, and limited development of roadways, parking,
and other incidental uses to a primary building use.

2.

Land Use Categories. The land use types within the EBPSP area are Auto Mall, Business
Park, Commercial, Commercial/Office, and Manufacturing—see Table IV-A (Land Use
Summary) and Figure IV-1 (Land Use Plan). Such designations are intended to respond to
a wide range of demands for land uses, while offering a variety of development and
employment opportunities which meet City of Chino objectives and concerns for the study
area.
Table IV-A—Land Use Summary

Manufacturing
Commercial/Office
Business Park
Commercial
Auto Mall
General Industrial
Channel
SCE Easement
Streets
Total

Acreage

Building Square Footage

45
41
22
57
21
148
20
35
27
416

882,090
1,731,510
431,244
1,862,190
168,000
3,223,440
N/A
N/A
N/A
8,298,474
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Figure IV-1—Land Use Plan
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a.

Auto Mall. The Auto Mall category will encompass 21 acres, and is intended for
auto retail sales, auto support services and limited commercial support services.
This area is proposed adjacent to the existing Chino Hills Ford dealership along
Chino Valley Freeway. Within the Auto Mall area, the Chino Redevelopment
Agency will strive to locate additional new car dealerships to complement the
existing dealership at the northwest corner of Chino Hills Parkway and Ramona
Avenue.

b.

Business Park. The Business Park designation is primarily intended for light
industrial, research and development, and office-based firms seeking an attractive
and pleasant working environment and a location which has prestige value.
Approximately 22 acres have been allocated to this land use category, which
includes such uses as research and development, business support services, and
office/administrative facilities located primarily in a park-like multi-tenant
atmosphere.

c.

Commercial. The Commercial category will encompass 57 acres or 13 % of the
project site, and is intended for retail sales, recreational commercial and
commercial services. This area is located in the northwestern portion of the
specific plan area. . It is intended that development of this area be coordinated
with development of the adjacent Planning Area 11 as shown on the land use plan
included in the Majestic Spectrum Specific Plan.

d.

Commercial/Office. Commercial/Office areas will cover 41 acres, and are
intended for urban intensity office development and supporting retail sales and
commercial services. Commercial/office development is intended to be primarily
office in nature, emphasizing white-collar job creation and a high quality urban
image. Buildings will generally be multi-storied, ranging from low-rise garden
offices (one to 2 stories) in clustered landscaped settings, to more urban oriented,
mid-rise office buildings (3 to 8 stories).

e.

Manufacturing. The primary use of manufacturing areas within the EBPSP area
will be manufacturing, research and development, and limited warehousing and
distribution. In addition, supporting administration and professional offices and
commercial activities will be permitted on a limited basis. The character of the
manufacturing areas that encompass approximately 45 acres within the EBPSP
area will be low-rise buildings, primarily one story in height.

f.

General Industrial. The purpose of this designation is to provide for the
development of high quality large industrial, manufacturing, and
warehouse/distribution uses within a master planned business park. The uses
permitted in this designation would correspond to those permitted in the M-2 zone.
However, it is recommended that a 2-acre minimum lot size be adopted to be able
to accommodate larger manufacturing/warehouse tenants and that only large
tenant uses be permitted in this designation.
Approximately 148 acres or 35% of the total site area has been planned for general
industrial land uses. This area has been planned to be located between
Eucalyptus Avenue and Chino Hills Parkway, along the east and west side of
Monte Vista Avenue. Approximately 3,223,440 S.F. of total building area is
anticipated to be provided within this category.
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B.

CIRCULATION AND TRANSPORTATION PLAN
The circulation concept of the EBPSP is intended to establish a pattern of circulation standards
for streets, pedestrian and bicycle facilities, trails, and rail facilities within the specific plan area.
The proposed circulation concept will serve to link the EBPSP area to other areas of the City, as
well as to regional transportation systems.
1.

Vehicular Circulation. The vehicular circulation plan for the EBPSP area has been
designed to support proposed land uses and the basic design concept of the specific plan.
Vehicular circulation includes the following elements:
•
•
•

Proposed street alignments for arterial streets and the general location of
key local streets within the specific plan area.
Rights of way and cross sections for arterial and local streets.
Site access by the different types of vehicles (i.e. automobile, trucks) and
internal circulation guidelines.

The provisions of the EBPSP area vehicular circulation plan are based on a detailed
traffic study that addressed the following:
•
•

•
•

a.

Estimated trip generation for each land use within the specific plan area
and distribution of these trips on the proposed street system.
Estimated traffic volumes for all streets within and adjacent to the specific
plan area, based on the distribution and intensity of uses in the EBPSP
Land Use Plan and projections of externally generated cumulative traffic
volumes.
Recommended street classifications, rights of way, and cross sections.
Estimated volume-to-capacity ratios and intersection capacity utilization
rates for streets and intersections.

Street Alignments. The proposed alignment of streets within EBPSP area is
illustrated in Figure IV-2 (Circulation Concept). It is intended that existing
centerlines will be maintained for Ramona Avenue, Eucalyptus Avenue, Central
Avenue and Chino Hills Parkway. Monte Vista Avenue will be improved and
extended from Eucalyptus Avenue to Chino Hills Parkway along its present
alignment.
Realignment of Corporate Center and Yorba, Avenues is proposed to provide local
access from Eucalyptus Avenue and Chino Hills Parkway. Corporate Center
Avenue will extend west from Ramona Avenue along its current path, then turn
north, crossing the San Antonio Flood Control Channel and SBCFCD Little Chino
Creek. After crossing the channel, Corporate Center Avenue will terminate in a "T"
intersection at Eucalyptus Avenue, which will continue to the northwest.
Yorba Avenue will be realigned to provide indirect connections between Eucalyptus
Avenue and Chino Hills Parkway. Yorba Avenue will extend south from Eucalyptus
Avenue, then turn east, terminating at Monte Vista Avenue in a "T" intersection.
The EBPSP Circulation Plan illustrates the intended location, width, and alignment
of roadways within the specific plan area. As discussed above, the existing
centerlines for most streets will be maintained. The general center lines of the
east-west portions of Yorba Avenue, as well as the general centerline of Corporate
Center Avenue will follow the alignments identified in Figure IV-2; however, the
precise centerlines of these streets will depend on the exact depth of the parcels
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which are ultimately created along these streets. Therefore, their precise
centerline will be determined as part of the parcel map approval process. The
location of medians, median breaks, right and left turn movements will be
consistent with the General Plan Circulation Element and City design standards
and mitigation measures contained within an accepted traffic study.
b.

Roadway Design Parameters. To begin the process of determining required
roadway widths, an evaluation of project-generated traffic was undertaken as
part of the EBPSP Traffic Study and the subsequent Majestic Spectrum South
Traffic Impact Study Report. Projected traffic volumes in the project vicinity at
buildout are presented in the latter Traffic Impact Study.

c.

Major Circulation Features. All roadways within EBPSP area will be designed
to accommodate peak hour traffic demands from the project and other
anticipated developments based on cumulative traffic forecasts for buildout of the
Chino General Plan and the EBPSP area for the year 2015.
The project roadway hierarchy is illustrated in FigureIV-2 (Circulation Concept).
This hierarchy is defined as follows:
•

Regional Access:
Chino Valley Freeway

•

Major Arterials (6 or , divided without a landscape median) Chino Hills Parkway
(SR 71 to 600 feet east of Ramona Avenue and 600 feet west of Central
Avenue to Central Avenue):

Central Avenue
Chino Hills Parkway—SR71 to 600 feet east of Ramona Avenue and 600 feet
west of Central Avenue to Central Avenue
Ramona Avenue
Eucalyptus Avenue (west of Ramona Avenue—striped median only)
•

Secondary Arterials (4-lane, undivided):
Chino Hills Parkway (from 600-feet east of Ramona Avenue to 600-feet west
of Central Avenue)—4-foot additional dedication required on the north side.
Monte Vista Avenue
Corporate Center Avenue (may be designated a local or collector street if not
designed as a through street)
Eucalyptus Avenue (east of Ramona Avenue)

•

Local Industrial Streets (2-lane, undivided):
Yorba Avenue
East-West connector street between Yorba Avenue and Monte Vista Avenue.

Roadway street sections shall conform to the most recent edition of the Chino
General Plan Circulation Element.
(i)

Chino Valley Freeway (SR71). The ultimate plan for Chino Valley
Freeway (SR71) is to improve the route as a freeway.
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(ii)

Central Avenue. Although currently designated as a truck route, the
General Plan Circulation Element contains an action plan and specific
timetable for eliminating trucks on Central north of Schaefer Avenue.
Central Avenue is a major arterial as shown in the existing general plan. A
painted median will be used to control access between Eucalyptus Avenue
and Chino Hills Parkway with one full access location allowed at
approximately the midpoint.

(iii)

Chino Hills Parkway. Chino Hills Parkway is currently a 2-lane undivided
roadway forming the southern boundary of the specific plan area. The
roadway presently narrows for a bridge crossing of the San Antonio Creek
flood control channel between the two offset links of Monte Vista Avenue.
Bridge widening will be required. Curbs and gutters have not been
constructed along Chino Hills Parkway; instead, agricultural irrigation
ditches and graded shoulders exist. Chino Hills Parkway is designated as
a truck route.
With its connection to the present Chino Valley Freeway Chino Hills
Parkway will be the major east/west facility serving the specific plan area.
Chino Hills Parkway is presently planned as a 4-lane Secondary Arterial
from 600 feet east of Ramona Avenue to 600 feet west of Central Avenue
and a 6 Major Arterial from SR71 to 600 feet east of Ramona Avenue and
from 600-feet west of Central Avenue to Central Avenue. The traffic
analysis prepared for the EBPSP indicates that Chino Hills Parkway
should be upgraded to 8 lanes west of Ramona Avenue. A striped median
will be required east of Monte Vista Avenue and potentially a landscape
median west of Monte Vista Avenue.
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Figure IV-2—Circulation Concept
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Figure IV-3—Roadway Sections
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Because of the high volumes expected along Chino Hills Parkway, midblock median breaks will be minimized with a spacing no closer than one
full access driveway every 600 feet.
(iv)

Ramona Avenue. Ramona Avenue presently functions along with
Pipeline Avenue as a major north/south connector from the cities of Chino
and Montclair to Chino Valley Freeway. Upon completion of Chino Valley
freeway improvements, Ramona Avenue will carry significantly greater
amounts of traffic because the northbound off ramp of the Chino Hills
Parkway freeway interchange will access Ramona Avenue. In addition,
Ramona Avenue will collect traffic from the relatively intense development
planned along both sides of the Chino Valley freeway north of Chino Hills
Parkway.
Ramona Avenue is planned as a 6-lane divided (with a raised landscape
median) Major Arterial.

(v)

Eucalyptus Avenue. Eucalyptus Avenue is currently designated as a
truck route. The Circulation Element designates Eucalyptus Avenue west
of Ramona Avenue a 6-lane Major Arterial with a striped median. East of
Ramona, Eucalyptus is designated as a 4-lane Secondary Arterial.

(vi)

Monte Vista Avenue. Monte Vista Avenue exists as a 2-lane undivided
roadway in the specific plan area, and as a 3-lane undivided roadway to
the north. The portion of Monte Vista within the project area is closed to
through traffic due to its poor unimproved condition. Monte Vista Avenue
will be constructed as a 4-lane undivided Secondary Arterial. The present
offset along Monte Vista Avenue at the Chino Hills Parkway bridge over
the San Antonio Channel will likely be retained.

(vii)

Corporate Center Avenue. Corporate Center Avenue exists only as a
cul-de-sac west of Ramona Avenue, but is planned as a collector street. A
bridge over the San Antonio flood control channel may be needed if the
intensity of the development south of the San Antonio channel
necessitates its construction. If the Master Plan for the Chino Corporate
Center (SCUP 630) is approved with no bridge over the San Antonio
channel, then the bridge shall be deemed deleted from the plan. If
deleted, the street designation for Corporate Center Avenue south of the
channel shall be reassessed and may be reduced if deemed appropriate
by the Planning Commission in conjunction with the Master Plan. If the
bridge is deleted, the street designation for Corporate Center Avenue north
of the San Antonio channel shall be re-assessed and may be reduced if
deemed appropriate by the Planning Commission at the time development
is proposed on the properties abutting this portion of Corporate Center
Avenue (or earlier if suitable). In the event that the Master Plan area
increases its density to the point that the bridge is required (as determined
by City staff) to service the development, then the property within the
Master Plan area shall be responsible for the entire cost of the bridge.

(viii)

Other Industrial Streets. Yorba Avenue is proposed as a 2-lane
industrial street. An east-west street connecting Yorba Avenue and Monte
Vista Avenue is also proposed as a 2-lane industrial street.
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In addition, other local streets may be created within individual
development projects as part of the parcel map or site plan review
processes. As an alternative to a public street system, the development of
interior streets may be provided by utility easements and/or private streets
depending upon project needs.
d.

Intersection Configurations. Peak hour traffic volumes for ultimate conditions
were determined and utilized to calculate peak hour levels of service values at the
critical intersections in the project vicinity. The analysis methodology utilized was
consistent with the San Bernardino County CMP and Majestic Spectrum South
Traffic Impact Study Report.
The intersection configurations required to support development of the specific
plan area and ultimate traffic volumes in the area is presented in Table 4-7 5.2 and
5.5 of the Majestic Spectrum South Traffic Impact Study Report and as outlined in
the GPA 140 mitigated Negative Declaration.

2.

e.

Truck Routes. The EBPSP area is well served by a system of designated truck
routes as identified in the current Circulation Element.

f.

On-Street Parking. On-street parking shall not be permitted within the specific
plan area. Signs stating this prohibition shall be placed within the parkway.

Public Transportation. OmniTrans provides bus service within the City of Chino. The
specific plan area would benefit from transit services provided by OmniTrans, by
encouraging a continuation and upgrading of bus service.
a.

Existing and Future Transit Routes. Although no definite plans presently exist to
provide additional public transit services to the project site, it is expected that the
intensity of development within the specific plan area will justify the expansion of
public transit services.
Several corridors that could support fixed-route bus service can be identified—
see Figure IV-4 (Public Transit). Development along Eucalyptus Avenue,
Ramona Avenue, and Chino Hills Parkway west of Monte Vista Avenue could
justify bus service.

b.

Bus Stop Turnouts. Since the optimal routes and terminus points cannot be
precisely determined at this time, locations for bus stop turnouts also cannot be
precisely determined. However, several potential bus turnout points can be
identified, as shown on Figure IV-4 (Public Transit), which includes:
•
•
•
•
•
•
•
•

West side of Central Avenue south of Eucalyptus Avenue;
Ramona Avenue and Chino Hills Parkway;
Ramona Avenue and Eucalyptus Avenue;
Monte Vista Avenue and Chino Hills Parkway;
Monte Vista Avenue and Eucalyptus Avenue;
Corporate Center Avenue and Eucalyptus Avenue;
Ramona Avenue and Corporate Center Avenue; and
West side of Central Avenue north of Chino Hills Parkway.

Individual development proposals for these areas, as well as proposed street
improvement plans, shall be referred to OmniTrans for review and a determination
as to whether one or more bus turnouts should be provided.
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Figure IV-4—Public Transit
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3.

Bicycle Facilities. The bicycle has experienced a surge in popularity over the last few
years, and is being used for recreation and transportation. Increased bicycle use for
commuting can be enjoyable; it can improve personal health, reduce air pollution, traffic
congestion, energy consumption, and the cost of transportation.
There are conflicts that arise when bicycle and automobile traffic occupy the same
roadways. It is important that bicycle and automobile traffic be separated by some physical
means at times, especially on major thoroughfares.
Bicycle route planning for the EBPSP area provides an opportunity to develop a
comprehensive system of trails, lanes and routes which, if properly developed, can serve
as a vital link in the proposed circulation system.
a.

b.

Classification of Bikeways. "Bikeway" refers to all facilities reserved for the
exclusive or semi-exclusive use of bicycle and related vehicles. Classification of
bikeways are defined as follows:
(i)

Class I (Bike Path or Trail): Provides a completely separated right of way
designated for the exclusive use of bicycles and pedestrians with cross
flows by motorists minimized.

(ii)

Class II (Bike Lane): Provides a striped lane on a street or highway for
the exclusive or semi-exclusive use of bicycles with through travel by
motor vehicles or pedestrians prohibited, but with vehicle parking and
cross-flows by pedestrians and motorists permitted. Signs indicating the
existence of the bike lane are provided.

(iii)

Class III (Bike Route): Provides a shared right-of-way designated by
signs or permanent pavement markings and shared with pedestrians or
motorists.

Location of Bicycle Routes within EBPSP. The City of Chino proposes
construction of a Class I bicycle trail along the north side of the San Antonio Creek
flood control channel. A bikeway (Class II or III) is proposed along Pipeline
Avenue, Ramona Avenue, Eucalyptus Avenue and Monte Vista Avenue. The
EBPSP proposes that these bikeways be constructed as Class II or III facilities
within the EBPSP area.
In addition, a Class I bikeway is planned within the major east/west SCE easement
through the center of the specific plan area, terminating at Monte Vista. The Class
I bikeway will pick up at Monte Vista Avenue and continue east to Central Avenue
along the north side of Chino Hills Parkway in a parkway totaling 25 feet (to
accommodate a 5’ sidewalk and 8’ meandering bike trail with shoulders).
A Class II Bike Lane shall be added to Eucalyptus Avenue from Pipeline to Central.
The bike route plan for the EBPSP area is depicted in Figure IV-5 (Bike Routes).

4.

Pedestrian Facilities. In addition to vehicular and bicycle circulation, a pedestrian
circulation system will be provided within EBPSP area. This will consist of a sidewalk
system along both sides of all public streets within and adjacent to each of the areas
designated Commercial, Commercial/Office, Auto Mall or Business Park and a sidewalk
along one side of each street within manufacturing areas. An exception is Monte Vista
Avenue that is to have a sidewalk along both sides of the street. The pedestrian
circulation system is illustrated in Figure IV-6 (Pedestrian Circulation).
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In addition, pedestrian circulation systems are to be provided by individual developments
within the specific plan area. These systems shall provide for separation of pedestrian
and vehicular movement within individual sites. Finally, as part of the trail system to be
constructed along the San Antonio Channel, a hiking and jogging trail will be constructed
onsite adjacent to the bicycle trail.
5.

Rail Facilities. The Chino General Plan Circulation Element recognizes the potential for
extending a north/south rail line south to Eucalyptus Avenue just east of Monte Vista
Avenue. It is the intent of the EBPSP to provide for extending this line south to the SCE
easement—see FigureIV-7 (Railroads). If the development proposed along the east side of
Monte Vista Avenue chooses to provide rail service, and if the land uses proposed for such
service are consistent with the provisions of this specific plan, rail service within the specific
plan area shall be permitted. Rail service, if extended into the specific plan area, will be
parallel to and east of Monte Vista Avenue and shall be dedicated to the City of Chino who
will ultimately provide access for all rail operations and maintenance. Costs for extension
of rail including, but not limited to rail crossings, are to be borne by the developer of the rail
served parcels.

6.

San Antonio Creek Flood Control Channel Equestrian Trail. The Chino General Plan
proposes development of an equestrian trail along the San Antonio flood control channel—
see Figure IV-12 (Open Space and Equestrian Trail Plan). Access to the trail shall be
limited to where the trail intersects primary and major arterials and other equestrian trails.
Construction of the portion of the trail through the EBPSP area will be accomplished as part
of specific plan area development.
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Figure IV-5—Bicycle Routes
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Figure IV-6—Pedestrian Circulation
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Figure IV-7—Rail Facilities

EUCALYPTUS BUSINESS PARK SPECIFIC PLAN
Adopted: December 18, 1990
Revised October 2000
Revised December 2002
Revised December 2003
Revised August 2006

Revised May 2008
Revised November 2008
Revised April 2009
Revised September 2014

Page 57
Revised February 2019
Revised March 2022

Chapter IV—SPECIFIC PLAN COMPONENTS

C.

TRANSPORTATION SYSTEMS MANAGEMENT
1.

Introduction and Overview.
The implementation of the Transportation Demand Management shall only be applicable to
office, manufacturing and business uses within the EBPSP.
a.

Definition of Transportation Demand Management. Transportation Demand
Management (TDM) involves strategies to mitigate traffic congestion and/or air
quality impacts by shifting drive alone commuters into alternative commute modes
or outside the peak commuting periods. These alternatives include, but are not
limited to:
•
•
•
•
•
•
•

Carpooling (regular or occasional);
Vanpooling;
Public or private transit;
Alternative work hours programs (flextime, etc.);
Telecommuting (working from home or at satellite facilities);
Bicycling to work; and
Walking to work.

Strategies to encourage these alternatives include:
•
•
•
•
•
•
•

Rideshare matching assistance;
Financial incentives for ridesharing;
Preferential parking locations for van and carpools;
Furnishing information on alternative modes;
Operation of vanpool program or transit service;
Disincentives for drive alone commuters; and
Facilities at employment sites, such as bicycle racks, carpool drop-off
locations, etc.

TDM is a means of more efficiently utilizing existing transportation infrastructure
and services by reducing the number of vehicles used to satisfy commuting
needs. This is not to suggest that TDM is a substitute for other transportation
improvements, rather it is a vital complement to the range of circulation
improvements outlined in the EBPSP. Additionally, TDM strategies can help
mitigate traffic increases while important transportation improvements are being
made.
b.

Role of Developers and Property Owners.
Transportation Demand
Management is most effective when implemented by tenant-employers in
conjunction with building managers. Tenant-employers have the greatest
influence on the commute behavior of employees, through their work hours,
benefits, and other policies and programs. Therefore, many trip reduction
requirements imposed by local or regional government entities are placed on
tenant-employers, given their influence on employee commute behavior. In fact,
all large tenant-employers (with 100+ employees) in the South Coast Air Basin
are now required to develop and implement trip reduction programs in
compliance with the South Coast Air Quality Management District's (SCAQMD)
Regulation XV. It is widely believed that this or similar regional requirements will
soon apply to smaller tenant (25+ employees) and/or multi-tenant buildings.
Developers and property owners have considerable influence over the potential
for trip reduction through site design and the specification of tenant-employer
responsibilities as set forth in lease or sale agreements. In effect, developers
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and property owners can influence the ability of future tenant-employers and
building managers to meet local or regional trip reduction requirements.
c.

d.

Transportation Demand Management Goals. Even with all the planned
circulation improvements to the EBPSP area, traffic levels will very likely exceed
capacity. Until significant expansion is made to the Chino Valley Freeway, access
to and within the Business Park will be constrained by growing traffic congestion.
In recognition of this and other factors, the following Transportation Demand
Management goals are established for the EBPSP area:
(i)

That increased traffic levels generated by new development within the
EBPSP area be mitigated by developers and property owners to the
greatest extent possible through transportation demand management
strategies aimed at reducing the number of peak period trips.

(ii)

That Transportation Demand Management strategies be implemented to
provide immediate relief from congestion in anticipation of future
improvements to the Chino Valley Freeway.

(iii)

That the provisions of the regional Air Quality Management Plan, that
pertain to the City of Chino, be partially addressed through Transportation
Demand Management requirements placed on new development within
the EBPSP area.

(iv)

That developer and property owner requirements be aimed at instituting
Transportation Demand Management programs at new employment sites
in anticipation of the need for tenant-employers and building managers to
comply with SCAQMD's regulations.

(v)

That developer or property owner Transportation Demand Management or
trip reduction plans and programs provide a valuable tenant-employer
service that will enhance the marketability of their developments and ease
in the recruitment and retention of employees by tenant-employers.

Long Range Potential for Transportation Demand Management. In assessing
the need for including Transportation Demand Management strategies in the
provisions of the EBPSP, several long-range TDM strategies were explored.
Specifically, the feasibility of forming a Transportation Management Association
(TMA) was explored as a means for implementing TDM strategies via a
comprehensive program for the entire specific plan area.
(i)

Transportation
Management
Associations.
Transportation
Management Associations (TMA’s) are proactive organizations formed so
that tenant-employers, developers, building owners and managers, local
government representatives, and others can work together to collectively
establish policies, programs and services to address local transportation
problems. TMA’s are generally non-profit corporations that provide
coordinated, centralized TDM services to member firms and organizations.
The economies of scale possible in pooling resources and commuter
information are a very effective means for developers, property owners
and tenant-employers to comply with local or regional trip reduction
requirements.
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▪

TMA Potential in Specific Plan Area. The formation and
effective operation of TMA’s depends largely on the employee
base from which it draws. The number of employees will
determine the ability to create a comprehensive program and to
adequately finance the program through membership
assessments. Based on the employment generation factors
identified in the EBPSP Market Opportunities Analysis, the land
uses defined in the specific plan will translate into some 11,500
employees ultimately working within the EBPSP area. This total
employment figure breaks down by land use as follows:
Specific Plan Land Use
Designation
Business Park
Commercial
Auto Mall
Commercial Office
Manufacturing
General Industrial
TOTAL

No. of Employees

231
1,463
503
2,775
3,231
3,219
11,442

Source: Agajanian & Associates

Office workers and land uses generating more than 100
employees per site or multi-tenant complexes are generally the
most appropriate targets for TDM programs. If this translated to
Commercial/Office and Business Park uses and to 25% of the
manufacturing uses, then 9,251 employees would form the base
for a TMA. Most successful TMA’s in the U.S. serve at least
20,000 employees.
▪

(ii)

Timing for a TMA. Even for the few TMA’s that serve smaller
worker populations, a mature, established employment base is in
place. The EBPSP area will not be fully built-out for at least 10 to
20 years, hence the critical mass, if ever generated, would not be
present for some time. Thus, if a TMA were to be formed for the
EBPSP area, it would either have to wait until build-out, or
alternatively be a combined effort of two or more adjacent
employment centers. If the City of Chino deems a TMA necessary
for the EBPSP area at some future date, specific requirements for
funding, membership, or tenant-employer participation may be
developed and implemented by the City of Chino as part of a later
ordinance which would require participation by area business
owners.

Transportation Demand Management Impact Fee. If the City of Chino
deems it necessary to implement a TDM program, in addition to the
specific requirements on individual developers and property owners, a
Transportation Demand Management fee may be imposed on all new
development in order to fund such a program. This fund might provide
support to a TMA or to a city-operated TDM program for the EBPSP area.
The amount, incidence and procedures for collecting the Transportation
Demand Management Impact Fee would be determined at the time of its
imposition, and would be based on the direct costs of designing and
implementing a program for the area.
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e.

2.

Short Range Potential for Transportation Demand Management. While a
Transportation Management Association or city-operated program may not be
necessary in the short-term, several Transportation Demand Management
activities can be undertaken by developers and property owners to establish the
environment for Transportation Demand Management and the ultimate SCAQMD
regulations faced by tenant-employers in the region.
(i)

Site Design Considerations. Property owners should develop projects
that are designed to encourage employee use of commute alternatives, or
at least not provide an overwhelming advantage to solo drivers. Most of
the site design considerations that can be made for users of commute
alternatives either provide a time advantage for commuters (e.g. parking
closer to building entrances) or convenience to users of alternatives (e.g.
bicycle racks or carpool drop-off locations).

(ii)

Transportation
Demand
Management
Plan
Requirements.
Transportation Demand Management Plans may be required of
developers or property owners detailing a TDM program to be established
at each proposed work site. These plans are intended to initiate programs
that can be ultimately implemented by tenant-employers.
Tenantemployer responsibilities regarding TDM plans will be outlined in CC & R’s,
lease and/or sales agreements. Two levels of TDM Plans are required for
single and multi-tenant work sites. An Alternative Commute Mode
Awareness Plan may be required of property owners or developers with
proposed projects anticipating a total of 25 to 99 employees. Work sites
anticipating 100 or more employees may be required to prepare a
Eucalyptus Business Park Trip Reduction Plan. Annual updates of both
plans may be required.

Site Design Guidelines.
a.

Site Design Requirements. All sites, including multi-tenant complexes (with a
single owner or management entity) that will generate employment of 25
employees or more will be required to comply with the site design requirements by
including consideration of the guidelines in the site plan approval process. The
City of Chino will base determination of the applicability of the requirements upon
the following gross square footage factors:
Land Use
Business Park
Commercial (including Auto Mall)
Manufacturing
Office
General Industrial

Employee Factor
643 SF per employee
624 SF per employee
724 SF per employee
347 SF per employee
724 SF per employee

Source: Gruen + Gruen, Employment and Parking in Suburban Business Parks, ULI, 1986

Consideration by the City of Chino of the application of Transportation Demand
Management site design guidelines to individual projects will be made at the time
of submission of the site plan for issuance of a building permit. Site plan
approval will take into consideration inclusion of design features supportive of
TDM. Failure to include consideration of the site design guidelines or inadequate
design features based on the size and estimated number of employees can
result in disapproval or conditional approval of the site plan and/or building
permit.
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b.

Site Design Components. In addition to the provisions of Chapter V (Urban
Design) and Chapter VI (Development Regulations), the following site design
considerations should be made for all projects that will generate 25 or more
employees. This list is not all-inclusive and other design features that encourage
use of commute alternatives may be included in site plans for review by the City of
Chino.
(i)

Preferential Parking for Carpools and Vanpools. New development will
be required to provide the number of spaces specified in the City’s Zoning
Ordinance for the exclusive use of car pools and vanpools.
Spaces will be marked with the words "Carpool Only" on either tire
restraints at the back of each space or on the pavement at the opening of
the space or both. The use of these spaces should be enforced by the
tenant-employers to assure employee and visitor compliance.

3.

(ii)

Vanpool Clearance. Any project, complex, or building that includes a
multi-story parking structure will design that structure to accommodate
vanpool vehicles. This means that entry level clearance must be at least
7'0". If preferential parking for vanpools is to be provided on other levels,
access to those levels must also be provided for vanpool vehicles. If the
site includes both structure and surface parking, preferential spaces can
be located in the surface lot(s) provided if it is convenient to employee
entrances.

(iii)

Carpool/Vanpool Staging Areas. For any project, complex or building
generating 100 or more employees, carpool/vanpool staging areas need to
be designed and marked for use by employees being dropped off at their
work site. This means designing a location, convenient to the primary
employee entrance, that carpools and vanpools can safely stop and
discharge or board riders. This generally means providing a passenger
loading zone off any public thoroughfare and designating the area (with
paint or signage) as a passenger-loading zone.

(iv)

Bicycle Parking. Bicycle parking for not less than 5% of the number of
required automobile parking spaces will be provided on the site in close
proximity to the primary employee entrance. The location should be safe,
well lit and of adequate space to accommodate bicycle users. Bicycle
parking can be in the form of individual, or sets, of racks or bicycle lockers.
A major incentive for employees to bicycle is the furnishing of shower
facilities and should be considered for sites anticipating high bicycle
usage.

(v)

Pedestrian and Bicycle Access. Those sites adjacent to the San
Antonio Channel or Edison easement will provide convenient access from
the site to the trails and pathways planned for the channel and easement.
The access will provide for convenient, well lit, safe access by pedestrians
and bicycle users alike.

Transportation Demand Management Plan Requirements.
a.

Purpose and Background. This section of the specific plan, on Transportation
Demand Management Plan requirements, is provided to address and recognize
the need for alternative commute modes to the single-occupant vehicle. As
Southern California is currently not in compliance with the federal air quality
standards and must seek ways to achieve air quality attainment, the City of Chino
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acknowledges the need to promote alternative commute modes.
Traffic
congestion and poor air quality is a common problem in southern California. The
City of Chino wishes to proactively respond to this problem before development
occurs to provide its community with optimal environmental conditions.
The responsibility for the preparation of the Transportation Demand Management
Plans (TDMP’s), required by this specific plan, initially will be that of the
developer(s) or property owner(s) proposing the new development. The TDMP
preparation responsibility will be transferred from the property owners or
developers to the tenant-employers occupying the site through CC & R’s, sale
and/or lease agreements. Annual update plans will be required of the tenantemployers. The City may adopt additional mechanisms to ensure compliance
with requirements for annual updates.
b.

Applicability. The Transportation Demand Management Plan requirements
contained in this specific plan may be applied to any newly proposed development
within the EBPSP area if the site is projected to employ 25 or more employees.
These requirements apply to single-tenant and to multi-tenant work sites.
As the City lies within the boundaries of the South Coast Air Basin, standards for
the Eucalyptus Business Park Trip Reduction Plan are intended to be consistent
with those set by the South Coast Air Quality Management District (SCAQMD)'s.
The City will be working with the SCAQMD, so that the City's plan satisfies the
SCAQMD's requirements.

c.

Definitions.
"Alternative Commute Mode" or more commonly referred to as Ridesharing,
shall mean the use of any transportation commute mode that does not involve
the operation of a single-occupant vehicle. These alternative modes include, but
are not limited to: bicycling, walking, taking the bus, carpooling, vanpooling, etc.
"Alternative Commute Mode Awareness Plan" shall mean the preparation of a
Transportation Demand Management Plan (initially prepared by developers or
property owners and later transferred to tenant-employers of the work site) that
meets all requirements within the EBPSP. The TDM plan is designed to
introduce and educate developers, property owners, tenant-employers and
employees as to the benefits of TDM and to allow through the educative process
a personal choice by employees either now or in the future of the options to
reduce trips. This plan must be prepared for work sites with 25 to 99 employees.
"Average Vehicle Ridership (AVR)" shall mean the figure derived by dividing
the work site employee population arriving between 6:00 AM and 10:00 AM by
the number of vehicles entering the work site during this same period. Approved
low pollution vehicles (such as electric or methanol) shall also be excluded.
Motorcycles and other 2-wheeled motorized vehicles are counted as vehicles.
"Buspool" shall mean any motor vehicle occupied by more than 15 employees
commuting together to the work site.
"Carpool" shall mean any motor vehicle occupied by more than one employee
commuting together to the work site.
"Commute" shall mean a work-to-home trip or a home-to-work trip made in
conjunction with employment.
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"Compressed Work Week" shall mean work weeks whereby employees work
4/40 or 9/80 work schedules. A 4/40 work schedule means that an employee
works 40 hours in less than 5 days over a one-week period. A 9/80 work schedule
means that an employee works 80 hours in less than ten days over a 2-week
period.
"Employee" shall mean any person working full-time, part-time, permanent or
temporary at the work site. All contracted personnel, and volunteers, shall be
counted as an employee if they commute to and from the work site 2 or more days
per week.
"Employee Transportation Coordinator (ETC)" shall mean any employee
located at the work site that has received training in an approved Transportation
Demand Management program and has completed SCAQMD's mandated update
training. This person is responsible for the implementation of the Transportation
Demand Management program.
"Employer" shall mean any person, firm, business, educational institution,
governmental agency, or other entity, which employs 25 or more people at a
single-tenant work site or any groups of the preceding at a multi-tenant work site
who employ a cumulative total of 25 or more people.
"Eucalyptus Business Park Trip Reduction Plan" shall mean the preparation of
a Transportation Demand Management Plan (initially prepared by developers or
property owners and latter transferred to tenant-employers of the work site) that
meets all requirements within the EBPSP. The preparation of this plan is intended
to be aggressive in trip reduction incentives offered to employees and ultimately
with the achievement of trip reduction goals. This plan must be prepared for work
sites with 100 or more employees.
"Ridesharing" shall mean an alternative commute mode of travel consisting of 2
or more employees traveling together via a carpool, vanpool, buspool, taxipool,
train, public transportation, etc. Employees may choose to rideshare on a regular
basis (5 days per week) or on an occasional basis (2 days or less per week).
"Single-Occupant Vehicle" shall mean any motor vehicle utilized for commute
purposes and occupied by one employee. Motorcycles and many other 2-wheeled
motorized vehicles are included in this definition.
"Transportation Demand Management" shall mean the utilization of a range of
strategies intended to mitigate traffic congestion or air pollution by shifting drive
alone commuters into alternative commute modes or outside the peak commuting
periods. The utilization of parking management, ridesharing modes, such as:
carpooling and vanpooling and alternative work hours are examples of the
measures that may be taken to reduce trips.
"Transportation Management Association (TMA)" shall mean a TDM
organization whereby tenant-employers, developers, building owners or any other
existing organizations impacting transportation infrastructure work together, serving
a broad area, to reduce trips. Typically, the employment base served by a TMA is
dense, there are groupings of similar business types and the employees of many of
the firms have similar working hours. In addition, many TMA’s work with
neighboring ridesharing agencies to collectively coordinate ridesharing activities.
"Vanpool" shall mean a van consistently operated and occupied by 5 or more
employees commuting to and from the work site together.
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"Work site" shall mean a building or a group of buildings ultimately utilized by
either a single-tenant or by multi-tenants. The term work site applies to any project
site within the Eucalyptus Business Center that was initiated by one property owner
or one developer or a group of property owners and/or developers. If the site is
ultimately sold to multiple buyers, this site is still treated as one work site.
d.

TDM Measures (or Incentives) to Reduce Trips and Increase AVR. TDM
incentives provided as facility improvements or as an employee benefit is an
excellent way to raise interest in the potential use of alternative commute modes by
employees. Developers and property owners are encouraged to try any of the
incentives listed below or to be creative and invent new incentives.
•

Facility Improvements:
Bike racks, bike lockers
Showers
Benches, shelters, bus turnouts and covered parking

•

Employee Benefits:
Preferential Parking Spaces
Subsidies/discounts (i.e. free gas)
Drawing Prizes
Give away items (with ridesharing insignia on them) on "State Ridesharing
Day" or at ridesharing fairs.
Alternative Work Hours
Telecommuting

A sufficient number of incentives applicable to the work site shall be provided
within the Eucalyptus Business Park Trip Reduction Plan, for plan approval. It is
recommended to work closely with the City staff reviewing the plan. Annual
update plans must verify the offering and use of incentives listed in the previous
plans. If the plan goals were not achieved, additional incentives to correct plan
deficiencies shall be included and implemented.
e.

Alternative Commute Modes. Each site is uniquely different, both as to its
location and transportation systems serving the site. After an analysis of the site
characteristics and available public transportation services has been performed,
each developer or property owner must decide which modes to emphasize.
Examples of alternative commute modes that may be utilized are listed below:
•
•
•
•
•
•

Bus (public or private transit)
Train
Carpooling (2 or more employees)
Vanpooling (5 or more employees)
Bicycling
Walking

Tenant-employers preparing the Eucalyptus Business Park Trip Reduction Plan
updates are responsible to perform a survey of their employees, and to collect all
data necessary for completion of the plan. Nine-months after occupancy a
survey determining employee attitudes and existing commute modes shall be
performed to assist in reevaluating the modes previously selected for the first
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plan. The viability of all modes after occupancy is to be evaluated on a regular
basis in the required annual updates.
f.

Required Content of Transportation Demand Management Plans.
submitted to the City will include the following:

(i)

Alternative Commute Mode Awareness Plan. When required, the
Alternative Commute Mode Awareness Plan must be prepared for work
sites proposed to employ 25 to 99 employees. The When prepared the
plan will be a part of an education process. The Alternative Commute
Mode Awareness Plan for multi-tenant work places shall be submitted by
the property owner (or his/her/their representative). The Alternative
Commute Mode Awareness Plan for single-tenant work places shall be
submitted by the tenant-employer. Ridesharing or the use of Alternative
Commute Modes to the single-occupant vehicle is not widely known to the
population. In addition, a great proportion of the businesses expected to
occupy the EBPSP area will be small to medium firms. The City wants to
educate developers, property owners, tenant-employers and employees of
the potential benefits that could be gained by them by utilizing TDM. In
addition, the escalating cost of building more roads and providing public
transit and mass transportation makes it more difficult to do so. Trip
reduction then has been selected by the City of Chino as a healthy, viable,
part of the solution to reduce traffic congestion and air pollution.
▪

Alternative Commute Mode Awareness Plan Requirements:
−

All employees who request to register with the local
ridesharing agency, should be registered within 90 days
from their request. Match lists must be offered to each
employee.

−

All employees should be made aware of TDM services via
announcements placed on bulletin boards, the issuance
of flyers, seminars, and new employee orientations.

−

All plans must provide a description of the work site
including:


Number of anticipated employees and a
calculation of how the number was determined.



Address(es).



Description of anticipated business use(s),
including times of employee arrival/departure.



Description of public transportation currently
available or anticipated to be available to the
work site.



TDM facility improvements, such as bike racks,
showers, etc.
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▪

(ii)

Name and title of an employee most likely to
disseminate
alternative
commute
mode
information.

Once submitted, an updated version of the Alternative Commute
Mode Awareness Plan is required every 2 years. If the number of
employees exceeds 99, the City shall be notified immediately to
determine whether the existing plan should be updated or whether
a Eucalyptus Business Park Trip Reduction Plan should be
prepared.

Eucalyptus Business Park Trip Reduction Plan Requirements. A
single Eucalyptus Business Park Trip Reduction Plan in most instances is
required for a work site occupied by either a single-tenant or by multipletenants when the employee population equals 100 or more people.
However, a separate plan may be filed for each individual tenant-employer
with more than 100 employees. Therefore, one trip reduction plan for the
work site and one for each tenant-employer that has more than 100
employees would be due to the City of Chino. This plan is to be prepared
by the developer, property owner, or tenant-employer (for the work site)
pursuant to the guidelines contained herein.
The concept of plan preparation for a multi-tenant site is important for
many reasons. The City of Chino feels that with the centrality of a multitenant work force, these businesses can easily work together. The
ridesharing potential is greater, since the pool of people is greater.
Otherwise, smaller companies would be left out. With multi-tenant work
sites working together, the resources available to larger companies may
also be shared with smaller companies.
▪

Target AVR. Average Vehicle Ridership is the average number of
employees per vehicle, arriving at the work site between 6:00 AM
and 10:00 AM. This time frame has been selected to conform to
the period used by SCAQMD's. SCAQMD believes that if vehicle
trip reductions are achieved during this time period, less harmful
air pollution will be created by motor vehicles on a daily basis.
The AVR to be achieved is 1.5. Generally speaking this means
that an average of one and one-half employees per vehicle, on
any given day, are entering the work site between the period of
6:00 AM and 10:00 AM. This typically equates to approximately
40% of a work site's employment base involved in some form of
alternative commute modes to travel to work.
To calculate AVR, the employee population at a given work site is
divided by the number of vehicles entering the work site between
the 6:00 AM and 10:00 AM window, as shown below:
Employees  Vehicles = AVR
The employee and vehicle information must be collected over a
one or 2 week period and then averaged. A verifiable calculation
of AVR is required. Verifiable shall mean that all surveys or car
count sheets are kept with the ETC. These records shall be
available to the City to recalculate AVR if necessary.

EUCALYPTUS BUSINESS PARK SPECIFIC PLAN
Adopted: December 18, 1990
Revised October 2000
Revised December 2002
Revised December 2003
Revised August 2006

Revised May 2008
Revised November 2008
Revised April 2009
Revised September 2014

Page 67
Revised February 2019
Revised March 2022

Chapter IV—SPECIFIC PLAN COMPONENTS

AVR may be derived in three ways. Typically, a survey that asks
employees what time they arrive to work for 5 or 10 days, what
mode they took and if they were a driver or a passenger may be
undertaken by the employer. SCAQMD calls this method to
calculate AVR the Driver/Rider Survey. Another survey method
called the Mode-Type Survey obtains information for either one
week or 2 weeks and asks the employee what mode they used to
commute to work. AVR may also be derived by counting the
number of vehicles entering the work site and the number of
passengers inside the vehicles by performing what is called a Car
Count. For large work sites with many entrances and exits
counting vehicles and passengers may prove to be difficult. The
survey is most often preferred.
Either the survey or car count information must be obtained when
the work site's activities are the most regular or during their regular
season. For example, if the work site is an educational institution,
surveys should not be taken during the summer months when
most employees are on vacation.
When required AVR will be calculated one year from 80%
occupancy. It is recommended to perform the car count or either
of the two surveys approximately 9-months after occupancy in
order to prepare and potentially present the update report to the
City of Chino one-year from occupancy.
Additionally, the vehicles of employees choosing to utilize
compressed work hours are not included in the vehicle count.
▪

Project Description and Analysis.
−

Descriptions. Descriptions to be included within the
introduction section of the Eucalyptus Business Park Trip
Reduction Plan shall consist of, but are not limited to the
following:


Proposed land use(s).



Gross square footage(s) and address of the
proposed development.



Number of anticipated employees to work at the
proposed work site and a description of the
method used to determine the number of
employees.



Describe anticipated hours of tenant-employer
operations, business description(s), business
peak times, work hour shifts and other
characteristics of land uses (e.g. holiday
schedules) that may assist with the potential
application of TDM techniques.



A discussion of future or nearby developments
that are currently involved in a ridesharing effort
or will in the future.
Page 68

EUCALYPTUS BUSINESS PARK SPECIFIC PLAN
Adopted: December 18, 1990
Revised October 2000
Revised December 2002
Revised December 2003
Revised August 2006

Revised May 2008
Revised November 2008
Revised April 2009
Revised September 2014

Revised February 2019
Revised March 2022

Chapter IV—SPECIFIC PLAN COMPONENTS

−

−



Public transportation available to the work site,
both existing and anticipated.



TDM facility improvements, such as bike racks,
showers, etc.

Vicinity Map. To be include in the introduction section of
the Eucalyptus Business Park Trip Reduction Plan is a
vicinity map that includes at least the following:


The project site in respect to nearby arterials and
highways.



Nearby park and ride locations, transit routes and
stops, bike lanes, carpool lanes or any other
transportation system features that are available
to the work site's employees.



Existing and proposed adjacent land uses.



Points of site access (e.g. driveways and
sidewalks).

Analysis. Based on the project description information
gathered, an analysis of the potential TDM strategies to
be utilized shall be included.

▪

Funding Plan. All work sites with more than 100 employees must
include within the content of the Eucalyptus Business Park Trip
Reduction Plan an estimate of the start-up and on-going costs
associated with plan implementation. The sources of these funds
to pay for these costs shall also be listed.

▪

Employee Transportation Coordinator (ETC). Each work site
shall provide at least one trained Transportation Coordinator. The
name, title, phone number and supervisor of the designated ETC
shall be included in the ETC section of the Eucalyptus Business
Park Trip Reduction Plan. The appendix section of all update
plans shall include the certificate of TDM training for the work
site's ETC.
This employee will be responsible for plan preparation and
implementation.
A description of the shared staffing roles
between the work site's property owner, developer, manager and
tenant-employers should be described.
Each work site shall be responsible to register with the City, the
name, address, phone number and supervisor of its ETC. In the
event of a change, the City shall be notified within 30 days of the
name, address, phone number and supervisor of the new ETC.
The City shall establish a computer database of registered ETC’s.

▪

Implementation Plan. The Eucalyptus Business Park Trip
Reduction Plan must include how the program will be executed. It
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is important to include in this section the ETC's responsibilities
with respect to a time frame. It is also important to include what
role management will play to implement the program and assist
the ETC.
The implementation plan should be related to
anticipated occupancy levels.
▪

Marketing Plan. A Marketing Plan must be included in the
Eucalyptus Business Park Trip Reduction Plan for all work sites,
however, work sites with more than 200 employees must utilize a
greater number of marketing techniques. These strategies should
be considered utilizing the knowledge gained in the project
description section and the resources available to each work site.
A partial list of recommended marketing strategies are listed
below:
−

Posters on bulletin boards.

−

Section in company newsletters devoted to the TDM
program.

−

Promotional events, such as "State Rideshare Day" in
October.

When required, a detailed marketing plan will be submitted in the
annual update plan. The marketing strategies utilized should be
described and their related successes. For instance, at a
rideshare event, describe the number of employees that attended
and signed up for ridesharing, etc.
g.

Monitoring and Evaluating Plan. Vital to the success of the trip reduction
program is the tracking of its progress. If one ridesharing mode becomes
unpopular and another very popular, more effort should be applied to the popular
mode. Monitoring and evaluating the commuting habits and attitudes will prove to
be very valuable to the program. When required, the tools and strategies to
monitor and evaluate the first year's program should be included in the first year's
plan. Plans prepared annually, thereafter, will include a monitoring and evaluation
report stating the progress and short falls of the program. It is important to also
include a summary of the TDM program, its effectiveness and its future direction. If
plan goals have not been achieved, the update plan shall explain why the previous
plan did not work and why the revised plan is likely to achieve the AVR target
levels.

h.

Achievement Dates. The trip reduction goals are targeted to be met 3-years from
80% occupancy. When identified, a 3-month period will be allotted to each site in
non-compliance to strengthen their program and to exhibit effort.

i.

Enforcement. Failure to submit either the Alternative Commute Mode Awareness
Plan or the Eucalyptus Business Park Trip Reduction Plan when required could
result in the denial of the Certificate of Occupancy for any proposed project.
Failure to submit an updated plan could result in the denial of a business license
for an individual firm or in the case of a multi-tenant site all tenant-employers
could be denied the renewal of their business licenses.
All sites must make a "good faith" effort towards the goals of this Transportation
Demand Management Plan section in the EBPSP. If the City of Chino finds that
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little to no effort has been made to achieve the goals of trip reduction or
employee awareness, each tenant-employer within a given work site will pay with
up to $10.00 per week per employee while in non-compliance.
j.

k.

Fees.
(i)

Fees to submit the Alternative Commute Mode Awareness Plan include
$300.00* for the initial plan submission and $150.00* for each biannual
update plan due.

(ii)

Fees to submit the Eucalyptus Business Park Trip Reduction Plan include
$1,000.00* for the initial plan submission and $500.00* for each annual
update plan due.

Transportation Management Associations.
Transportation Management
Associations (TMA’s) are private organizations designed to assist developers,
tenant-employers and property owners with their transportation needs. TMA’s can
also provide transportation policy leadership by initiating input towards local
decisions on transportation issues.
It is recommended that work sites required to prepare either of the Transportation
Demand Management Plans consider joining or initiating a Transportation
Management Association (TMA). The cooperation of the City of Chino with the
EBPSP area tenant-employers, developers, and property owners, could prove to
be very beneficial. Any work site planning to participate in a TMA shall include a
separate section within their TDMP.

4.

Truck Transportation Demand Management. The use of heavy trucks on streets within
the City of Chino places an extra burden on the City in terms of maintenance, as well as in
terms of maintaining an adequate level of service. The development of the EBPSP area
and other industrial areas within southwest Chino will result in significant increases in
volume and changes in the pattern of truck travel. As a result, traffic congestion could
increase, and conflicts between trucking-intensive land uses and those land uses that are
adversely affected by truck traffic could become more common. The congestion and
adverse impacts of truck traffic are already apparent along Central Avenue.
In order to minimize the impacts of future truck traffic generated by uses within the
EBPSP area, all uses within the Manufacturing portions of the specific plan area will be
required to prepare a Truck Transportation Demand Management Plan for review and
approval by the City of Chino. The purpose of such a plan is to ensure that truck traffic
during peak hours is minimized to the extent feasible, and that truck traffic is directed
along routes with compatible land uses.

D.

INFRASTRUCTURE
1.

Water Facilities. Water service to the EBPSP area will be provided by the City of Chino.
Both the City and the City of Chino Hills have service lines in this area; however, the City
of Chino will provide water service to the entire EBPSP area, and only the City’s mains
will be used to service the area.
Because of the significant change in elevation from the northern edge of Chino's water
service area to its south edge, the City is divided into two pressure zones. This allows for
a more uniform pressure distribution throughout the water system, and, therefore, uniform
construction standards. The EBPSP area is near the southerly (lower) end of the
southerly zone.

EUCALYPTUS BUSINESS PARK SPECIFIC PLAN
Adopted: December 18, 1990
Revised October 2000
Revised December 2002
Revised December 2003
Revised August 2006

Revised May 2008
Revised November 2008
Revised April 2009
Revised September 2014

Page 71
Revised February 2019
Revised March 2022

Chapter IV—SPECIFIC PLAN COMPONENTS

Utility line conflicts between the City of Chino and the City of Chino Hills are anticipated.
Special problems will arise if existing or proposed lines are ignored. The City of Chino
Hills has large diameter water lines in the specific plan area which could create problems
if overlooked. Water lines that cross the U. S. Army Corps of Engineers' San Antonio
Flood Control Channel will need to share space under the bridge structure or under the
channel. The construction of each utility line should anticipate space for each future line.
Although it is recognized that water supply is an increasingly important issue in Southern
California, determination of the adequacy of water supply to support the EBPSP area is
beyond the scope of the plan. Water supply is assumed to be adequate for the proposed
land uses in accordance with the City's current and future General Plan and zoning
maps.
2.

Water Demand. To determine the water supply requirements, land use data is combined
with knowledge of water consumption trends. Water consumption demand factors are
applied to different land uses to generate estimates of water demand. Based on the
water demand factors contained in the Water System Master Plan Update of January
1992, consumption factors to be used to determine water requirements are 2,750gallons
per acre per day for commercial uses and 389 gallons per acre per day for industrial
uses. Utilizing these water demand figures, estimated water consumption for the EBPSP
area is approximately 505,217 gallons per day.
Water demands vary not only by land use, but also by time of day and time of year. In
commercial developments, water demands tend to follow shopping practices with peak
demands occurring during the Christmas season. Office and industrial demands usually
have the lowest peaks to average ratio since their demands are fairly constant on
throughout the business day, as well as on a day-to-day basis. Peak day factors of 1.75
for industrial, office and commercial uses were utilized based on the 1974 study and
water system designs used for similar sized projects elsewhere in the Chino Basin.
a.

Existing System. As illustrated in Figure IV-8 (Water), both the City of Chino
and the City of Chino Hills have water lines within the EBPSP area. Where
duplicate service lines exist within a street, coordination will be necessary to
ensure that developers tap into the correct lines. Only City of Chino water lines
will be used to serve the area.
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Figure IV-8—Water Facilities
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b.

System Requirements. Design and construction of water facilities within the
EBPSP area will be completed under the jurisdiction of the City of Chino. All
water lines will be located within public streets or dedicated easements.
Construction materials will be those approved by the City Engineer. City design
standards in effect at the time of submittal of individual projects will be used.
Unless an assessment district is formed, water facilities required to implement
the EBPSP will be constructed by individual developers within the area. Where
other properties benefit from the construction of improvements, an appropriate
cost sharing or reimbursement schedule will be approved by the City. A detailed
discussion of the method in which the construction of water lines is to be
financed is included in the Phasing and Implementation portion of this specific
plan.
The proposed water system for the EBPSP area is sized not only for the
commercial and industrial use of water, but also for the delivery of fire flows
which might be anticipated. Available fire flows affect insurance rates for
buildings and their contents. These rates are determined for specific building
types, their proximity to other building types and fire stations, the equipment
available to a fire station to fight a potential fire, types and locations of fire
hydrants, pumping capacity of pumps supplying water to the system, water
storage capacity, etc.
The water system to be provided to the EBPSP area is 3,000 gallons per minute
(GPM), which will provide adequate fire flows for most commercial and industrial
uses. Each potential use within the EBPSP area will be reviewed by the Chino
Valley Independent Fire District for site specific fire flow requirements.
Storage capacity to supply fire flows, as well as for emergency use, is not
addressed in this specific plan. Storage is a function of the City's Master Water
Plan, and deals with both land use and the probability of multiple fires at across
town locations. Such an analysis is beyond the scope of this plan.
Water pipelines will be at least 4-feet to 5-feet below finished grade. The
minimum pipe diameter is 8-inches. Pipe sizes are determined so that velocities
are less than 7-feet per second during fire flows. This provides a reasonably
safe limit for normal pipe construction with normal joint restraints. Normal water
pressure within the EBPSP area (static pressure is expected to approach 100
pounds per square inch (psi). Appropriate pressure reduction and relief systems
will be installed where required by the City Engineer. Results of computer
modeling of the water system in 1990 indicated system pressures during fire flow
conditions would exceed the 20-psi. As the specific plan develops, additional
computer modeling analysis of the water system will be required of the
developers by the City on a case-by-case basis to evaluate system capabilities to
provide adequate levels of service.
Fire hydrants will be spaced in accordance with the requirements of the Chino
Valley Independent Fire District, and will generally be located at 300-foot
intervals. Where streets exceed 100-feet in width or where a median is
constructed, hydrants will be located on both sides of the street. A minimum
clearance of 8-feet between hydrants and other obstructions is to be maintained.
All fire hydrants, including those within individual project areas will be set
perpendicular to the main, and will be identified by blue reflective pavement
markers placed in the adjacent street or drive.
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Metering of services shall be provided to the satisfaction of the City. Exact
locations and type of services and meters will be determined during the design
phase of individual projects within the specific plan area.
Backflow prevention assemblies shall be installed after all landscape meters and
where potential cross connection(s) of on-site water systems may cause pollution
of the domestic City water supply. Using updated current criteria, the City's water
system shall be protected from possible contamination at all times to the
satisfaction of the City.
Manufacturing uses that utilize volatile or explosive materials will present special
fire hazards that could significantly change fire flow demands at a specific facility.
Should these types of uses be permitted, onsite water storage or other special
fire control measures will be required. These measures are beyond the scope of
the proposed public water system requirements of the EBPSP.
c.

Water Master Plan. The infrastructure system that is described herein is based on
the existing City of Chino Water Master Plan. To update this plan as it affects the
EBPSP area, a pressure distribution analysis was prepared as a part of this
specific plan. The specific plan makes several assumptions regarding the actual
development of individual parcels within the plan area; however, site specific
development conditions may require that various elements of this plan be reviewed
and updated by specific project design engineers and the City engineering staff.
This would occur, for example, if a particular user locating into the specific plan
area would have significantly different water consumption characteristics than the
"average user" assumed in the design of the project area backbone water system.
EBPSP area water system improvements anticipate that onsite storage will not
be provided, but that individual projects within the specific plan area will
participate in the cost of storage facilities necessitated by specific plan
development. New lines are proposed to extend service from existing lines and
lines which are under construction within and adjacent to the specific plan area.
The proposed water system to serve the EBPSP area is illustrated in Figure IV-8
(Water). In addition to existing facilities, the construction of the following 10-inch
water lines is proposed at the following locations:
•
•
•

Corporate Center Avenue from Eucalyptus Avenue to Ramona Avenue;
Yorba Avenue from Eucalyptus Avenue to Telephone Avenue; and
Telephone Avenue from Chino Hills Parkway to Monte Vista Avenue.

These lines are necessary to complete loops, and ensure adequate pressure and
water delivery.
One existing main in the EBPSP area may experience problems providing fire
flow service. This is the 10-inch line in Chino Hills Parkway between Central and
Telephone Avenues. Fire flows in the 3,000 GPM to 3,500 GPM range taken
from this main will cause flow velocities in the main to exceed the maximum
allowable 12 feet per second (fps). If a fire service connection is needed along
this line, a site specific analysis must be performed to ensure the City that the
flow velocity does not create destructive forces in the line. Otherwise, fire service
may be provided from direct connections to mains in Central and Telephone.
d.

Recycled Water. The EBPSP area's location near the Carbon Canyon Waste
Water Reclamation Facility indicates a potential for the use of recycled effluent for
landscape irrigation and appropriate industrial processes. The Carbon Canyon
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Reclamation Facility, which is located south of Chino Hills Parkway at Monte Vista
Avenue, is designed to treat 10.2 million gallons per day of sewage (mgd), with
future expansion to a total of 20.4 mgd.
Currently, the City of Chino, in conjunction with the IEUA, is installing a recycled
water system. A 20-inch recycled water line is in the process of being
constructed to deliver recycled effluent from the Carbon Canyon Reclamation to
a 100-acre expansion of Ruben S. Ayala Community Park located on the north
side of the California Institution for Men and is expected to be completed by
Spring 1998.
Potential uses of recycled water within the EBPSP area include irrigation of
streetscapes and onsite landscaping, as well as irrigation of SCE rights-of-way.
(Note: Any distribution of recycled water through SCE easements will require
review and approval by Southern California Edison).
As a conservative estimate of potential irrigation and industrial process demand
for recycled water, the following assumptions were utilized:
• Irrigation will occur each day during a 3-hour period;
• The irrigation rate will be one inch (1") of water per week;
• The major SCE east-west and north-south easements and the two, fiveacre parks will be landscaped (45 acres);
• Streetscapes and onsite landscaping of new developments will utilize
recycled water (67 acres); and
• Irrigation will occur outside of normal business hours, thereby permitting
the joint use of line capacity.

Demand for recycled water for cooling, manufacturing, and other industrial
purposes is very hard to predict without knowing the actual use or water quality
requirement for each specific type of industrial use to be located within the
specific plan area. Some manufacturing uses have stringent water quality
requirements in the production process, which recycled effluent cannot meet;
others do not.
Unfortunately, there is no comprehensive list of quality
requirements for specific industrial applications. This is due in part to the wide
variations in water use application requirements (such as temperature
differentials) from plant to plant for similar operations. Only as each parcel is
developed and a manufacturing plant is ready to move in can the amount and
feasibility of industrial reuse of recycled water be determined.
Based on the above assumptions, the recycled system within the EBPSP area
would need to deliver a total of 434,440 gallons of water to the specific plan area
per day (2,415 gpm). This could be delivered through a looped system as
illustrated in Figure IV-9 (Reclaimed Water System).
The specific plan
recommendation for the construction of a recycled water system within EBPSP
area is based on the likely future availability and cost of water. Because of the
growing shortage of potable water supplies in normal and drought years, coupled
with increasing costs for imported State Water Project supplies, the need for and
economic feasibility of constructing a recycled water system within the specific
plan area will increase over time, even without the presence of water intensive
industrial facilities which could utilize recycled supplies.
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Figure IV-9—Recycled Water Facilities
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2.

Sewer Facilities. Sewage collection service within the specific plan area is provided by the
City of Chino. Sewage from the City system is transported through regional interceptors
operated by the Inland Empire Utilities Agency (IEUA) which also operates the treatment
plants, and is responsible for disposal of effluent pursuant to the provisions of a regional
sewage contract. The City of Chino is a party to that contract.
a.

Wastewater Flows. Wastewater flows are estimated by applying unit flow factors
to each land use and multiplying each by a peaking factor. The City of Chino 1993
Sewer Master Plan utilizes average unit wastewater flows of 1,500 gallons of
sewage per acre per day for commercial and 1,000 gallons of sewage per acre
per day for (heavy) industrial uses. While traditional "heavy" industrial uses are not
contemplated within the specific plan area, the heavy industrial wastewater factor
appears appropriate in light of the specific plan's emphasis on the development of
manufacturing uses. Thus, for design purposes, the EBPSP area is expected to
generate approximately 421,000 gallons of sewage daily—see Table IV-D). The
peaking factor is the ratio of peak flow to average flow, and is identified in Figure 33 and detailed on page 3-10 of the City’s Sewer Master Plan. The City's 1993
Sewer Master Plan per acre sewage flows are lower than those generally used for
planning criteria. However, when coupled with the peaking factors and pipe
capacity limits included in the Master Plan, these numbers result in pipe sizing
typically required elsewhere in the Inland Empire.

b.

Existing Sewer System. Sewer collection facilities within the specific plan area
are the responsibility of the City of Chino. Existing and proposed sewage facilities
are illustrated in Figure IV-10 (Sewer).
Sewage treatment and disposal services are the responsibility of the IEUA under
the terms of a regional sewage contract. Sewage generated within the overall
vicinity, including the specific plan area is presently treated at IEUA's Regional
Treatment Plant No. 2 (RP-2) which is located on El Prado Road just south of the
specific plan area. The existing flow to the plant is approximately 6.7 million
gallons per day (mgd) which is the current capacity of the plant. There are no
future plans to increase capacity of RP-2. The plant presently treats received
effluent and disposes of effluent into the Chino Creek, which is tributary to the
Santa Ana River. By the year 2000, RP-2 will be replaced by RP-5, which is
scheduled to be located at the southeast corner of El Prado and Kimball
Avenues.
IEUA's Carbon Canyon Wastewater Reclamation Facility has completed
construction and is presently functioning with a treatment capacity of 10.2 mgd.
The facility is located southeast of the "Tee" intersection of Monte Vista Avenue
and Chino Hills Parkway. The Carbon Canyon Facility has a capacity of 10.2
mgd, and is planned for a future expansion to 20.4 mgd.
In addition to treatment and disposal of domestic wastes, IEUA owns and
maintains a "non-recyclable waste line" for industrial wastes. Industrial wastes
disposed of in this line are transported to the Santa Ana Watershed Project
Authority (SAWPA) Santa Ana Regional Interceptor (SARI) and then to the
County Sanitation Districts of Orange County where the waste is treated before
being discharged into the Pacific Ocean. The recyclable waste line (NRWL)
currently passes through the specific plan area under Monte Vista Avenue.
Adequate capacity exists in the line to accept limited flows from the specific plan
area.
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The NRWL is intended for wastes with high levels of total dissolved solids (brine
wastes). Limitations exist on the amounts of heavy metals and organic
constituents which can be discharged to the line.
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Figure IV-10—Sewer Facilities
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c.

System Requirements. Design and construction of sewage facilities within the
EBPSP area will be completed under the jurisdiction of the City of Chino. All sewer
lines will be located within public streets or dedicated easements. Construction
materials will be those approved by the City Engineer. City design standards in
effect at the time of submittal of individual projects will be used. Sewer facilities
required to implement the EBPSP will be constructed by individual developers
within the area. Where other properties benefit from the construction of
improvements, an appropriate cost sharing or reimbursement schedule will be
approved by the City.
For purposes of preparing this plan, it was assumed that the sewer pipelines
would generally be constructed 6-feet to 7-feet below finished grade. The
minimum pipe diameter considered was 8-inches. Pursuant to sewer plan
requirements, sewers 12-inches or less are designed to flow half full at peak dry
weather, and sewers 15-inches and larger are designed to flow ¾ full at peak dry
weather flow. A minimum velocity of 2-feet per second is utilized for sewer line
design with a maximum velocity of 10-feet per second. Minimum slopes shall be
constructed per accepted construction standards. Manholes shall be spaced at
maximum 350-foot intervals unless otherwise approved by the City Engineer.
Each industrial user will be required to install a monitoring manhole on each
sewer lateral. This manhole allows the City access for sampling and flow
measurement to verify and enforce applicable regulations for the discharge of
industrial waste (Ref. Ordinance No. 88-50).
Any connections of City sewers to the IEUA system will require the review and
approval of IEUA and shall include the installation of a measuring flume (i.e.
Parshall Measuring Flume) upstream from the point of connection to the IEUA
system.

d.

Sewer Master Plan. The infrastructure system that is described herein is based
on the 1973 and 1993 City of Chino Sewer Master Plan, as modified by analyses
prepared as part of this specific plan. The specific plan makes several
assumptions regarding the actual development of individual parcels within the plan
area; however, site specific development conditions may require that various
elements of this plan be reviewed and updated by specific project design engineers
and the City engineering staff. This would occur, for example, if a particular user
locating into the specific plan area would have significantly different sewage
generation characteristics than the "average" assumed in the design of the project
area backbone sewer system.
In addition to existing sewer lines within and adjacent to the specific plan area,
EBPSP area sewer improvements will consist of construction of the following
lines:
•
•

In Corporate Center Avenue, south of the San Antonio Creek Channel
connecting to the existing line in Ramona Avenue;
In Yorba Avenue from south of Eucalyptus Avenue to Monte Vista
Avenue and from east of Monte Vista Avenue to Telephone Avenue; and
In Telephone Avenue from east of Monte Vista Avenue to the Carbon
Canyon Waste Water Reclamation Facility (10 inch).

Based on the results of the City’s 1993 Sewer Master Plan, all pipe dimensions
will need to be re-evaluated due to the significantly reduced gallons per day per
acre (gpdpa) wastewater flow rates.
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An analysis of the existing 10-inch line in Ramona Avenue and Chino Hills
Parkway was conducted. This line has a service area of about 92 acres
including the portion of the specific plan area south of the San Antonio Channel
(72 acres) and an additional 20-acres outside of the specific plan boundaries.
The pipe has a design capacity (half full) to serve an average flow of about 2,400
gallons per day per acre from the 92-acre service area. This is considerably
greater capacity than the maximum 1,000 gallons per day per acre being used
for the majority of the EBPSP area.
Sewer
In conjunction with development of the EBPSP, an off-site sewer system and,
potentially, a lift station, will need to be constructed in Monte Vista Avenue
between Eucalyptus Avenue and Chino Hills Parkway.
Construction of the sewer system will dependent upon the elevation of the
building pads and the actual placement of the buildings at the southerly portion of
the EBPSP, northerly of Chino Hills Parkway.
Cost of the sewer system, and a portion of the cost of the lift station, if required,
shall be borne by the project developer.
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Figure IV-11—Drainage Facilities
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3.

Drainage.
a.

Existing Drainage Conditions. The specific plan area generally drains in a
southerly direction. The primary flood control facility serving the specific plan area
is the San Antonio Flood Control Channel. This fully lined channel enters the study
area from the north near the intersection of Eucalyptus Avenue and Chino Valley
Freeway, traversing the study area in a generally southeast direction. The flood
control channel exits the specific plan area at its crossing of Chino Hills Parkway
just west of Monte Vista Avenue.
Other existing flood control and drainage facilities within and adjacent to the
specific plan area include a system of box structures and various sized storm
drains, which are illustrated in Figure IV-11 (Drainage) as revised October 1994.

b.

System Requirements. The overall drainage concept is to provide a system
where buildings and other habitable structures are protected from flooding
associated with 100-year rainfall. All development will conform to city guidelines
for flood protection such that there is no adverse drainage impact on other
property; that on arterials and collectors 25-year storm flows are contained below
the top of curb the 100-year storm flows are contained below within the right-ofway. If this cannot be accomplished, storm drains are to be constructed to convey
flows to an adequate outlet. In addition, any sump condition will handle the 100year storm flow. Under any circumstances, all facilities contained in the City's
Drainage Master Plan dated 1993 are to be constructed as part of the
implementation of the specific plan.

c.

Drainage Master Plan. According to the City Public Works Department, the
master plan storm drain system serving the EBPSP area is in place with the
exception of the reinforced concrete box (RCB) structures in Edison and
Telephone Avenues and the additional drain lines required in Monte Vista and
Eucalyptus Avenues that will divert over-capacity flow from Monte Vista Avenue to
the large RCB structures proposed in Telephone Avenue.
The Telephone Avenue 8-foot x 10-foot and double box structures are designed to
accept storm run-off from 1,275-acreas located outside of the EBP, consisting
mostly of the drainage area to the northeast of the EBP, plus approximately 168acreas generating run-off within the EBP itself. In the likely event that development
in the EBP occurs several years before the ultimate master planned drains
mentions above can be considered for capital improvement funding, developers
would be allowed to provide the interim drainage improvements determined by the
initial drainage study for the specific plan area. This could include construction of
48-inch and 54-inch pipe sizes in Telephone Avenue to effectively protect adjacent
and down stream properties.
In addition to construction of a new line in Telephone Avenue, the other major
improvement needed for the EBPSP area involves protecting the area located
south of the San Antonio Creek channel west of Corporate Center Avenue. Little
Chino Creek, also known as Carbon Canyon Channel, is proposed to be
improved to a 64-foot by 12-foot rectangular channel designed to handle runoff
from approximately 4,000 acres in the Chino Hills. This channel would connect
to the San Antonio Channel. An additional 25 acres within the EBPSP area
within the City of Chino are also tributary to the Carbon Canyon Channel. The
current capacity of the unimproved channel is about 1,050 cfs; the ultimate
capacity is planned to be 10,200 cfs.
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The only feasible solution to existing flood hazards in the area along Little Chino
Creek west of Ramona Avenue is to fully improve the existing natural channel to
a reinforced concrete rectangular channel as indicated in the Chino Hills master
drainage plan. However, since only a very small portion of the area tributary to
the section of the channel is located within the City of Chino (less than one
percent), and since the channel is a County reservation, it should be the County's
responsibility to construct this channel link. The County will construct these
improvements in 1998.
As stated above, the proposed width for the Carbon Canyon Channel is 64-feet
(In order to provide adequate maintenance access, a 70-foot wide area (or
smaller if approved by the County of San Bernardino Flood Control District)
should be dedicated for channel right-of-way). Funding for construction of the
channel should come from fees being collected for Chino Hills infrastructure. If
funding is not available at the time that development of the area south of the San
Antonio Channel, west of Ramona Avenue occurs, that development will be
required to dedicate adequate right-of-way for the channel and to construct
adequate improvements to protect buildings from the 100-year flood. It is
possible that the channel could be constructed as an enclosed underground
facility within streets, drives, or parking areas within the area west of Ramona
Avenue. If the Carbon Canyon Channel is to be placed underground, then the
developer of the area west of Ramona Avenue shall be responsible for the
incremental cost of the undergrounding.
As identified in the EBPSP EIR, the Little Chino Creek contains significant
riparian vegetation. However, since there is no feasible solution for draining the
4,000 acres in Chino Hills which are tributary to Little Chino Creek, and since
Little Chino Creek is not a natural drainage course, having been created as a
diversion of flows, the City of Chino has determined that the adverse impacts
associated with losing the 1.8 acres of riparian vegetation along the creek are
acceptable.
The San Antonio Channel is a trapezoidal Army Corps of Engineers facility, and
there has been conflicting information provided by the Corps and the San
Bernardino County Flood Control District as to whether new development within
EBPSP area will be allowed to drain into this facility. At present, the Corps has
provided written confirmation to the City that will allow new development to drain
into the channel via City drainage facilities, including the proposed storm drain in
Telephone Avenue. If however, projected flows into the channel are greater than
were planned for, the Corps retains the right to require channel improvements to
mitigate this increase.
The issue of the adequacy of the Monte Vista Avenue storm drain to provide
protection was raised. Because flows had previously been diverted into this
drain, its ability to accept additional flows from the specific plan area was
questionable. However, subsequent construction of the Yorba Avenue storm
drain has provided relief to the Monte Vista facility such that the proposed master
planned facilities will adequately drain the specific plan area.
All development within the EBPSP area will drain to area storm drains. No
development will discharge directly into the San Antonio Channel. The area
between the San Antonio Channel and the Little Chino Creek will be re-graded
to drain directly into Little Chino Creek prior to its confluence with the San
Antonio Channel.
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The Specific Plan states that all facilities contained in the City’s Drainage Master
Plan occurring within the Specific Plan area are to be constructed. At the time
the Specific Plan was prepared, the only master planned drainage facility
required was a 48-inch and 54-inch storm drain pipe along what is now the
westerly Utility corridor and then along Chino Hills Parkway to Central Avenue.
Subsequent to the Specific Plan, the City Master Plan of Drainage was revised
indicating a 12-foot by 8-foot reinforced concrete box (RCB) and a 78-inch RCP
from the intersection of Eucalyptus Avenue and Telephone Avenue to the Chino
Creek via the original Telephone Avenue to the Chino Creek via the original
Telephone Avenue alignment will be required.
E.

PUBLIC UTILITIES
1.

Electricity. The Southern California Edison Company (SCE) will provide electrical service
within EBPSP area. To provide adequate electrical service to uses within the project site,
the existing 12 kilovolt (kV) overhead electrical system along Eucalyptus Avenue, Central
Avenue, Chino Hills Parkway and Ramona Avenue, will be extended through the site.
All existing and proposed electrical lines of 34.5 kV or less within and adjacent to the
EBPSP area will be placed underground within dedicated public streets, dedicated public
utility easements along streets, or in dedicated easements within private streets, in
accordance with City Code Section 13.32.040. Relocation of existing power poles and
utility undergrounding will be installed prior to, or concurrent with, construction of street
improvements. Individual developments within the EBPSP area will be conditioned to
design and obtain approval from Southern California Edison for undergrounding of utility
lines.
The ultimate configuration of electrical facilities shall be as approved by SCE. The
phasing of electrical facilities will be consistent with the phased development of land
within the project area such that adequate electrical service is available to developed
uses within the project area at all times.

2.

Natural Gas. Natural gas service within EBPSP area will be provided by the Southern
California Gas Company. To provide adequate natural gas service to uses within project
area, an onsite system of gas lines will be connected to the existing 36-inch high pressure
gas line in Monte Vista Avenue, Central Avenue, and Chino Hills Parkway (between Central
and Monte Vista), the 6-inch line along Ramona Avenue and Central Avenue, and a 3-inch
and 10-inch line in Eucalyptus Avenue.
All natural gas lines within the site will be placed underground within dedicated public
streets, dedicated public utility easements along streets, or in dedicated easements
within private streets, as approved by the City Engineer and the Southern California Gas
Company.
The ultimate configuration of natural gas facilities shall be as approved by the Southern
California Gas Company. The phasing of natural gas facilities shall be consistent with
the phased development of land within the site such that adequate natural gas service is
available to developed uses within the site at all times.

3.

Telephone. The General Telephone Company (GTE) will provide telephone service
within EBPSP area. To provide adequate telephone service to uses within EBPSP area,
an onsite system of telephone lines will be connected to existing facilities along
Eucalyptus Avenue, Central Avenue, Chino Hills Parkway and Chino Valley Freeway.
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All existing and proposed telephone lines within and adjacent to the EBPSP area will be
placed underground within dedicated public streets, dedicated public utility easements
along streets, or in dedicated easements within private streets, in accordance with City
Code Section 13.32.040. Relocation of existing poles and utility undergrounding will be
installed prior to, or concurrent with, construction of street improvements. Individual
developments within the EBPSP area will be conditioned to design and obtain approval
from GTE for undergrounding of utility lines. As approved by GTE, lines within the
specific plan area will be fiber optics ready.
The ultimate configuration of telephone facilities may be designed by the individual
developers or directly by GTE. The project shall be designed and readied for fiber optics.
The actual construction of the telephone cabling system involves the laying of conduit
through which actual lines will be run to the specifications of GTE.
The phasing of construction of telephone facilities shall be consistent with the phased
development of land within the site such that adequate telephone service is available to
developed uses within the site at all times.

F.

4.

Solid Waste. Western Waste, a private solid waste collection service contracted to the
City of Chino, will provide collection services to the project area. The City shall determine
the type, size, quantity and location of all solid waste receptacles. All refuse enclosures
shall be constructed to City specifications. Refuse compaction shall be required of all
multiple story development.

5.

Cable. Cable service to the City of Chino, including the EBPSP area is provided by Chino
Valley Cablevision. The nearest trunk line is located at the intersection of Ramona and
Eucalyptus Avenues. As part of street improvements, cable will be extended through the
specific plan area.

COMMUNITY FACILITIES
1.

Fire Protection. The Chino Valley Independent Fire District currently provides fire
protection service to the project area. Station No. 61, located at Central Avenue and Chino
Avenue, is within 5-minutes of the project area. With the development of the project,
development of a station within or in close proximity of the project area will be needed.
However, the specific location, and site layout will need to be determined and will need to
take into account suitable access to and from the site to it’s service area proximity and
electrical transmission lines etc. before an exact site will be accepted by the fire district.
Determination of the site location will need to be made prior to additional development
occurring within the plan area.

2.

Police Protection. Police protection to the project area will be provided by the City of
Chino. The police station, which is located at Central Avenue and Chino Avenue, is within
5-minutes of the project area. Development of the project area may necessitate the need
for increased police protection services. It is anticipated that police services required for
EBPSP area will be primarily related to burglary, vandalism and traffic enforcement.

3.

Open Space. Open space within EBPSP area will be provided through the development of
a trail system. Portions of the Southern California Edison easement, along the San Antonio
Creek Channel, could also be utilized as open space and/or as part of a comprehensive
trail system uniformly linking the project area with City and regional trail systems, as well as
linking various portions of the project area. Figure IV-12 (Open Space and Equestrian Trail
Plan) identifies proposed trails.
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Figure IV-12—Open Space and Equestrian Trail Plan
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Additional open space needs may also be provided within building setbacks along
streets, streetscape treatments including landscaped medians, and by the standards set
for onsite landscaping.
In addition, it is anticipated that commercial and
commercial/office uses within the project area will provide outdoor plaza areas for
patrons and employees.
Along with recreational and visual open spaces, a biological habitat area for the burrowing
owl and other raptors will be established along the north and south sides of the San
Antonio Creek Channel—see Figure IV-12 (Open Space and Equestrian Trail Plan). This
preservation area will consist of a 50-foot wide biological easement adjacent to the channel
right-of-way (on the north side), the biological habitat area depicted in Figure IV-12 (the
area generally bounded by San Antonio Creek Channel on the north and east, Chino Hills
Parkway on the south, and Yorba Avenue on the west if it were extended south of the
Channel), and the Southern California Edison easement. Upon completion of the project,
the biological habitat will encompass approximately 8-acres. Additional lands may be
added (especially those under the power lines) if deemed appropriate.
The biological habitat area shall be maintained in the following manner:
•
•
•

The area shall be disced annually or re-vegetated with low, annual, or perennial
grassland species.
The use of pesticides and other harmful chemicals shall be limited, and
Affected developers/property owners shall retain or provide sufficient monies for
the City to obtain a qualified biologist who will submit the report for each year for 3years to the City Planning Division on the status of the Burrowing Owl within the
specific plan area. These reports may include additional measures to protect the
Burrowing Owl from increased urban encroachment.

At the discretion of the City, a developer may elect to pay a fee of $5000 per acre in-lieu of
creating an on-site biological habitat. In addition, the developer must pay for relocation of
all Burrowing Owls found on the property. Any relocation program must include the eight
components outlined in the Initial Study/Addendum to the Eucalyptus Business Park
Specific Plan Final EIR and described in detail in Appendix A of that document. Selection
of site and development of habitat must comply with the provisions of Appendix A.
4.

Art in Public Places Program. The purpose of a public art program is to integrate the
thoughts and works of artists, along with that of other design professionals into the
planning, design, building, and development of the EBPSP area in order to effect the
highest quality design standards for the City. Inclusion of public art work within the
EBPSP area will help create a "sense of place" within the specific plan area, as well as
enhance the area's and City's identity, image, and prestige.
The EBPSP area public arts program will complement and become a part of the
character and visual image of the City of Chino, and will provide opportunities for the
general public to experience art on a monumental scale. The EBPSP area Art in Public
Places program is intended to function as a prelude to establishment of a citywide arts
program.
a.

Program Requirements. All new development within the EBPSP area shall
participate in the Art in Public Places Program through payment of fees and/or
provision of onsite art works. Fees collected by the City will be utilized to select,
purchase, and install exterior sculpture, accessible to the public, within the
EBPSP area. (Note: All funds received by the Building Division will be deposited
into a special account set aside solely for the Eucalyptus Business Park art in
public places program. Interest generated by the fees will be credited to the
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special account in the same manner as the original fees. Monies collected will be
used within 5-years of their receipt, or will be returned along with interest that
accrued over the time the monies were held.)
Required fees are 0.1% of building valuation. Building valuation shall be based
on the total building(s) valuation as computed using the latest Building Valuation
Data as set forth by the International Conference of Building Officials (ICBO).
Fee payment shall be made to the City of Chino for each project phase as
building permits are issued. All (100%) of the required fee for buildings valued
over $1 million may be used for the placement of art pieces onsite, subject to
applicable requirements. Art pieces constructed in lieu of 50% of the required
fee shall be in place prior to occupancy of the building(s).
b.

Placement of Public Art Works. The location in which a public art piece is to
be displayed will be dependent upon the importance of the artwork, and the role
it plays in the layout of the site. The artwork may be so impressive, that it may
dominate its surroundings, or it may serve as an important feature of the space in
which it is placed. The size, weight, shape, scale and form of the artwork will
influence its relationship with the surrounding area, lend purpose to the art
space, and enrich the character of the site.
It is intended that an art piece be located within each entry statement within the
EBPSP area--see Figures V-9 (Primary Intersection Identity Statement) and V-10
(Secondary Intersection Identity Statement). The following guidelines are to be
taken into consideration when placing artwork within public areas or individual
developments within the EBPSP area:

c.

(i)

Art work should be easily visible from streets, and located in an area
specifically designated for the art piece. Appropriate locations may
include, but should not be limited to, building entryways, building
exteriors, landscaped areas, park entries and intersection identity
statements. The location of the artwork must be exterior and in
permanent view of both pedestrians and motorists. Onsite artwork may
also be located within functional pedestrian areas which are not visible
directly from the street, but which are accessible to the public via
walkways or paths (e.g., plazas between buildings).

(ii)

All art works shall be constructed using permanent materials requiring
low maintenance. The maintenance of the artwork shall be the
responsibility of the developer for art pieces placed within individual
properties and of the City for art pieces placed within public areas.

(iii)

Installation of the art piece shall be planned and implemented to
enhance the sculpture and allow for unobstructed public viewing from as
many angles as possible.

(iv)

The art piece shall be designed to be an integral part of the landscaping
of the site within which it is located. The piece shall also be designed to
be architecturally compatible with adjacent building(s).

Guidelines for Art Sculpture.
(i)

A major intent of the EBPSP Art in Public Places program is to begin to
build a permanent, quality art collection for the community. To this end,
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the program seeks to secure original works created by artists with
statewide, national, and international reputations, as well as works
created by local artists. It is also the intent of this program to patronize
local artists and, by displaying their work, to assist them in establishing a
reputation beyond the local area.
(ii)

Unless specifically permitted, all art pieces shall be outdoor sculpture.

(iii)

The composition of the art sculpture shall be of permanent, weather
resistant materials requiring low levels of maintenance.

(iv)

A wide variety of materials and types of art works are encouraged to
ensure an interesting collection; however, pieces representing
recognizable images, as opposed to modern abstract pieces, are
preferred.

(v)

Art sculpture shall be of a scale proportional to the scale of adjacent
development.

(vi)

Expressions of obvious bad taste, profanity, or other forms, which would
likely be offensive to the general public, are unacceptable.

(vii)

Water sculptures may only be permitted as part of City-maintained
displays or on private property where long-term ongoing maintenance
can be ensured. All approved water sculptures shall utilize recycled
water.

(viii)

Public art pieces shall be provided with appropriate lighting so as to be
visible during nighttime hours up to midnight.

(ix)

The following types of pieces are not considered appropriate for inclusion
in the EBPSP Art in Public Places Program:
▪

Mass produced functional, decorative, or ornamental objects of
standards design.

▪

Reproductions or replicas of original works of art which would be
likely to be recognized as such by the general public.

(x)

Art sculptures provided on private property shall be permanent, fixed
assets of the property. Deed restrictions shall be established to
guarantee the continued maintenance of the sculpture and appurtenant
landscaping and lighting.

(xi)

Developers proposing placement of an art sculpture on private property
in lieu of a portion of required fees shall have the value of the piece
calculated and verified by the Planning division. Financial arrangements
between the artist and developer that are used to verify art value must be
in the form of a valid legal agreement. Copies of the executed contract
shall be submitted to the City as part of the application. If the value of a
proposed art piece is not easily verified by past work records,
comparable work, etc., the City may have the artist's proposal and/or
other completed works appraised by a qualified appraiser at the
developer's expense.
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d.

Public Arts Committee.
(i)

Selection, purchase and installation of art sculptures shall be the
responsibility of the Chino Public Arts Committee Guidance.

(ii)

The Committee shall also have the responsibility for reviewing
applications for the placement of art pieces on private property in lieu of
City fees.
Once a developer has selected a sculptor and has applied for installation
of a private art piece in lieu of fee payment, the Public Arts Committee
shall, within 30 days of receipt, review the application to verify the value
of the proposed piece and to ensure that all criteria have been met and
that the art piece will be properly installed and maintained.

e.

(iii)

The Public Arts Committee shall consist of five members—one property
owner (or a representative of the property owners), one member of the
Planning Commission, one member of the Community Services
Commission, and two at-large members. Each member of the City
Council shall select a member of the committee. All committee members
shall be residents of the City of Chino.

(iv)

The Committee will be supported by the Director of Community
Development, the Director of Community Services and an outside
authority with expertise in public sculpture. (Note: It is intended that the
expertise of an outside authority on public sculpture would be secured on
an as needed basis. Fees for securing a public sculpture expert are to be
paid for from the monies collected for the art in public places program.)

Procedure for Review of Art Pieces to be Located on Private Property in Lieu of
Payment of City Fees.
(i)

Upon submission of initial development plans, the Planning Division will
advise the developer of applicable requirements for art in public places
within the EBPSP area, including the option for placing an art piece
onsite in lieu of the required fee. The applicant should obtain a copy of
the EBPSP Art in Public Places Program at this time.

(ii)

Prior to selecting an artist, but subsequent to project approval by the
Planning Commission, City Council, or City staff, the applicant should
meet with the city staff supporting the Public Arts Committee. Guidance
will be offered in artist selection, guidelines and City expectations will be
clarified, and questions will be answered.

(iii)

When the developer selects an artist and an art piece, an application
shall be made to the Planning Division on forms to be supplied by the
Division for review of the proposal. Included in the application shall be
details as to the specific landscape and architectural treatment that will
be employed to integrate the piece into the overall project design.
Maintenance requirements and procedures shall also be discussed.
If an artist is proposed who is unfamiliar to the Committee, the applicant
shall submit information as to his/her qualifications as a monumental
scale artist.
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At the time an application is submitted, the applicant shall submit a
model, slides, or multi-sided sketches of the proposed art piece, as well
as a site plan showing the proposed location for the art piece, how the
piece will be lighted, and the art piece's overall setting. Cross sections
may be needed to ensure adequate visibility of, and (vehicular and
pedestrian) safety around the art piece. The value of the art piece and
the estimated building valuation shall also be submitted.
(iv)

After a preliminary review of the application by the staff supporting the
Public Arts Committee, the developer will be advised within 7 working
days if any additional information is required.

(v)

Once the supplemental information is received, if required, the
Committee will review the application within 30-days of the date that the
application is determined to be complete.

(vi)

If the proposed private art piece is approved, the developer will notify the
Building Division of the date and time when the art piece will be installed.
The Planning and Building Divisions may work with the developer to
publicize the installation. The proposed private art piece shall be
installed prior to building occupancy.

(vii)

If the proposed art sculpture is not approved, the following options are
available to the developer:

(viii)

▪

Accept the Committee's recommendations and make the
requested modifications to the proposed plan.

▪

Create a new design.

▪

Withdraw the request for placement of a private art piece in lieu
of full fees.

▪

Appeal the Committee's decision to the Planning Commission.

Appeals will be processed in the following manner:
▪

A written request for an appeal to the Planning Commission must
be filed within 10 working days of the Public Art Committee's
decision. The request for appeal shall clearly state which aspects
of the Committee's decision are being appealed, as well as the
reasons and justification for the appeal. Upon filing, a hearing
date for the appeal shall be set, and the applicant shall be so
informed. Appeals may be filed by the applicant, Planning
Commission members and City Council members.

▪

The Planning Commission shall receive the original application,
records, written reports, and appeal request supporting
information describing the Public Arts Committee's findings and
the reasons for the applicant's appeal of the decision.

▪

The Commission may affirm, reverse, or modify in whole or in
part, any appealed decision, determination, or requirement. In
acting upon the appeal, the Commission shall specify its findings
in respect to its decision regarding the appeal.
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▪

(ix)

G.

Actions of the Planning Commission may be appealed to the City
Council in accordance with the City Code, and the time limits
specified above for appeals.

Decisions of the Public Art Committee and Planning Commission shall
become effective at the close of the appeal period if none has been filed.
Decisions of the City Council shall become effective immediately.

MAINTENANCE
Maintenance responsibilities within EBPSP area will be divided between the City of Chino, and
individual property owners. Covenants, conditions and restrictions (CC&R's) will be prepared prior
to the first subdivisions within the project area to guarantee maintenance of facilities within the site.
Maintenance responsibilities are summarized in Figure IV-13 (Summary of Maintenance
Responsibilities).
1.

Streets. Each of the streets identified in the Traffic Impact Study will be dedicated to the
City of Chino, and will be maintained by the City in accordance with established policies.
It is anticipated that the local street system within the site will primarily be dedicated to
the City, and will thus be maintained by the City. However, individual property owners or
a property owners’ association may privately maintain some of the local service streets
within the project area. The specific method of maintenance will be defined at the time
individual areas are subdivided. All private maintenance shall be in accordance with the
City standards in effect at the time of acceptance of improvements.

2.

Parks, Open Space and Pedestrian Facilities. At the discretion of the City, the City may
maintain parks and trail systems, median landscaping, primary and secondary entry
monumentation, art work placed in public areas, streetscapes (public parkway and
landscape and utility easements within the required parking setback), sidewalks, and street
lighting within EBPSP area through a landscape and lighting maintenance district.
Pedestrian facilities, other than sidewalks, are to be maintained by individual owners. In
addition, individual owners will be responsible for maintaining buffer plantings (including
habitat areas), art work placed on private property, entry monumentation for individual
projects other than the identity statements described in Chapter V, and onsite
landscaping and lighting. Property owners' association(s) may be formed to perform
these private functions. Whether private maintenance functions are to be performed by
individual owners or by property owners’ associations, CC&R's shall be recorded to
guarantee that such maintenance is satisfactorily performed.

3.

Drainage Facilities. The maintenance and liability for drainage improvements that are
defined as “interim” will generally remain the responsibility of individual developers, unless
specifically accepted by the City of Chino, another agency for maintenance. The City shall
retain, at its sole discretion, the option to accept or not accept for maintenance any
improvements initially constructed as interim facilities, but which are to be incorporated into
the future permanent drainage system prior to the time such facility is upgraded to
permanent status.
Permanent drainage improvements within EBPSP area will be constructed to the
standards of the City of Chino, San Bernardino County Flood Control District or Army
Corps of Engineers, and will be dedicated to either the City, District or Corps for
maintenance, as appropriate.
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Where it is necessary to construct drainage improvements outside of public rights-of-way,
drainage easements will be dedicated to the City of Chino or Flood Control District, as
appropriate. Upon dedication, the City or District will assume responsibility for
maintenance of the underground facilities only; maintenance responsibility for surface
improvements within drainage easements will not be transferred and shall remain the
responsibility of the property owner. The Army Corps of Engineers shall maintain the
San Antonio Channel.
Drainage facilities on private property in the absence of an easement will be considered
to be private drains. Maintenance of such private drains will be the responsibility of the
landowner.
4.

Water and Sewer. The City of Chino will assume responsibility for the maintenance and
monitoring of water and sewer facilities constructed within public rights-of-way within
EBPSP area. IEUA will retain maintenance responsibility for regional sewer lines crossing
the project area. Chino Hills shall retain maintenance responsibility for the Chino Hills
pump and water line facilities.
Where it is necessary to construct water or sewer improvements outside of public rightsof-way, easements will be dedicated to the City of Chino or IEUA, as appropriate. Upon
dedication, the City or District will assume responsibility for maintenance of the
underground facilities only; maintenance responsibility for surface improvements within
drainage easements, other than those facilities for which the easement was specifically
granted, will not be transferred.
Water and sewer facilities located on private property in the absence of an easement will
be considered to be private facilities. Maintenance of such private facilities will be the
responsibility of the landowner.

5.

Other Facilities. The Southern California Gas Company will maintain natural gas lines
within the project site. Southern California Edison will maintain onsite electrical facilities.
General Telephone will maintain telephone facilities.

6.

Recycled Water System. IEUA shall be responsible for assuring that the water provided
to the recycled water system meets all minimum health code requirements. IEUA and the
City have entered into an agreement, which specifies responsibility for construction and
maintenance of the recycled water lines.
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Public Streets
Private Streets
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V. URBAN DESIGN GUIDELINES
The following urban design plan is not intended and should not be interpreted as a limitation to innovative
site, landscape and architectural design. The guidelines are intended to encourage the individual
creativity of designers as well as provide for the needs of the individual owner and user within a
comprehensive framework ensuring design compatibility within the specific plan area.
A.

URBAN DESIGN CONCEPT
The diversity of land uses and the various developments that comprise the Eucalyptus Business
Park Specific Plan (EBPSP) will work together to accomplish the primary design objective: Creation
of an attractive development that will contribute to and enhance the City's image.

B.

1.

Auto Mall, Commercial, Commercial/Office Design Concept.
The Auto Mall,
Commercial and Commercial/Office land uses are primarily located within the most highly
visible areas, adjacent to the Chino Valley Freeway and Chino Hills Parkway. Land uses
adjacent to highly visible areas present the opportunity to create aesthetic and dynamic
views, and entries into the project area. Buildings within this area should be designed to
take advantage of the visibility of the structures. Buildings within these land use
categories should be designed to present pleasing views for the public, not only from
adjacent streets and parking areas, but also from the Chino Valley Freeway and Chino
Hills Parkway.

2.

Manufacturing, Warehouse and Distribution Design Concept. The design concept
within the Manufacturing, Warehouse and Distribution Design land use areas is to
concentrate the landscaping and architectural detail to public views, while promoting the
non-publicly visible rear and interior sides to operate efficiently, free of non-functional
features. The intent is not to reduce landscape and architectural requirements within the
manufacturing, warehouse and distribution design area, but instead to more logically
locate the aesthetic features to the exterior frontages of the parcels for increased benefit
for public view. When implementing the following site design guidelines, larger
Warehouse and Distribution buildings will be exempted from strict interpretations of
conflicting site design standards—refer to Section I.

3.

Business Park Design Concept. Business Park land use areas are situated along
Central Avenue, Chino Hills Parkway and Ramona Avenue, which places this land use
within areas of high visibility. Permitted uses within this land use category are more
publicly oriented; therefore, site, building, architectural and landscape "form" should be
recognized as functionally beneficial by visitors, workers, and business operators.
Emphasis should be placed upon the architectural quality of the buildings as they are
seen from public areas. In addition, buildings within this area should display an office-like
appearance to public areas.

SITE DESIGN GUIDELINES
One of the basic objectives of site planning within the EBPSP area is to cater to the users of the
area by creating a pleasant environment. By so doing, it is expected that individual developments
will encourage shoppers to stay longer and make additional purchases, allow area workers to
enjoy their lunch hours and leisure time, and encourage users in general to return more
frequently.
To accomplish this, site planning within the project area should involve location of functional
spaces according to their various uses for the maximum comfort and enjoyment of the user.
When locating buildings, parking areas and walkways on a parcel, desirable site features should
be used to their advantage. For example, buildings should be oriented to focus on views and
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expected pedestrian patterns. Buildings should be positioned on sites so as to enhance the
architectural quality of the building, and to de-emphasize parking and loading areas.
Individual components should be an integral part of the entire project. If a particular use or
development is part of a larger complex, it should take its form and design characteristics from
the larger complex. The design of each component of an individual site design and onsite
architecture should be accomplished in consideration of its compatibility with adjacent uses.
While articulation of building facades adds interest to the streetscape, the setbacks and views
along the street at build-out should appear to function as a single visual unit.
1.

Elements of Site Design. As illustrated in Figure V-1 (Site Design Standards), "good
site design" within the EBPSP is defined as including the following:
a.

Controlled site access.

b.

Separate auto and truck circulation.

c.

Separate service area and service access.

d.

Convenient public access and visitor parking.

e.

Screening of storage, work areas and utility equipment from streets and public
areas.

f.

Provision for screen walls where appropriate.

g.

Emphasis on public street frontage, building entry and landscaping.

Figure V-1—Site Design

2.

General Site Design Standards. In addition, the following standards should be taken
into consideration when designing a site within the project area:
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a.
b.

3.

Avoid long linear building expanses along the streetscape through the provision
of varied setbacks and building heights.
Limit the amount of parking between buildings and the street; provisions of
parking on the side or rear portion of the site is encouraged where consistent
with the functional aspects of the site.

c.

Where parking is provided in front of the building, except within a retail
commercial project, it should be limited to two double-loaded parking aisles
between frontage buildings and the streets on which they front.

d.

Buildings at street corners should address corners via implied plazas at the
corners.

e.

The orientation of buildings should complement adjacent buildings and
landscaping. Building sites along a street should appear to have been developed
in a coordinated manner which provides both a sense of order and a sense of
diversity along the streetscape.

f.

Buildings should have their public entrances and exits oriented toward the
adjacent street to the extent possible.

g.

Generally, parking structures should be located to the rear of the buildings they
serve, and should not appear as frontage buildings along streets. They may,
however, be located along Chino Valley Freeway, if properly set back and
landscaped.

h.

Pedestrian connections between parking structures and the buildings they serve
should be convenient and direct. Vertical circulation for a parking structure
should tie directly to walks leading to plazas, courts, or building entries.

Onsite Circulation. Projects within the EBPSP area should be designed for efficient
pedestrian, bicycle and vehicular movement. Onsite circulation systems should consider
not only safety of movement, but also the need for controlling and enhancing the manner
in which the project area will be experienced. Ease of access and use should be a
critical consideration in design of individual developments within the EBPSP area.
Conflict between different modes of movement should be minimized. Separations
between onsite pedestrian, bicycle and automobile movement paths should be provided,
wherever possible, by design elements such as changes in grade, materials,
landscaping, screens or structures.
Onsite circulation systems should be logical and easily understood by the visitor. For
example, where one-way movement is necessary, the design of the circulation system
should discourage individuals from entering an exit. In addition, service access routes
should not conflict with other onsite circulation paths.
a.

Pedestrian Circulation.
(i)

Pedestrian walkways should be given equal consideration with vehicular.

(ii)

The pedestrian circulation system should provide direct, safe, and
adequate movement paths between individual project developments and
between individual project developments and nearby pedestrian routes.
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(iii)

b.

c.

4.

C.

Private pedestrian walkways shall be of a different texture, color or
design than public sidewalks in order to provide interest, and to delineate
a separation between public and private areas.

Bicycle Circulation.
(i)

Safe and efficient bicycle movement paths should be provided within the
project area.

(ii)

Bicycle paths should be clearly identified, and racks, where provided or
required, should be placed at major generators of bicycle traffic near
primary building entries.

Vehicular Circulation.
(i)

Site lines required for safe automobile movement within the project area
should be kept clear of landscaping, walls and structures.

(ii)

Drop-off points, where required or provided, should be located near
primary building entries or other appropriate areas.

(iii)

The design and location of entries to individual sites (curb cuts) should
be such that the driver has ample time to perceive them when
approaching the site.

(iv)

Intersections and driveway approaches should be kept clear of
obstructions such as traffic signal standards, and street trees.
Acceleration and deceleration lanes should be provided at such entries,
as appropriate.

(v)

Parking area design should maximize maneuverability.

Parking Lot Design Guidelines.
a.

All parking spaces shall be clearly marked on the surface of the parking facility.

b.

Parking facilities shall be designed so that a vehicle, within a facility, will not have
to enter a street to move from one location to another within the same facility.

c.

Parking facilities shall be designed in such a manner that any vehicle on the
property will be able to maneuver as necessary so that it may exit from the
property traveling in a forward direction (except as specified in Section VI.C.4—
Loading Requirements).

d.

Entry statements (textured pavers, landscaping, monumentation) are encouraged
at parking lot entries.

LANDSCAPE CONCEPT PLAN
The high quality environment envisioned for the EBPSP area will be established, in part, by the
landscape treatment. As illustrated in Figure V-2 (Landscape Concept Plan), the landscape
treatment is intended to give structure and identity to the overall project.
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Landscaping should be planned as an integral part of the project area, and not merely as a
method of filling unused spaces. Landscaping should not only be used for an aesthetic purpose,
but also to provide visual and user comfort and energy conservation.
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Figure V-2—Landscape Concept Plan
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The location of plant materials should coincide with architectural design such as providing (1) emphasis to
certain areas and building entries; (2) contrast with or reinforce building lines; (3) visual screening of
undesirable urban elements; and (4) softening of hard lines of buildings. In addition, plant materials
should be used to alter or modify microclimates by providing shade or wind control. Plant materials
should be used to define outdoor spaces such as street edges, formal and informal areas and pedestrian
paths.
The conceptual landscape plan recognizes the need to conserve water and energy, and to use
plants, which do well in the hot, dry climate of Chino. The plan therefore proposes the use of
drought tolerant plants, as well as other plants that may be native or naturalized to the area.
The plan identifies primary landscape elements that will visually emphasize the character of this
project. These elements include streetscape, buffer planting, entries and intersections, and
onsite landscaping for individual projects within the EBPSP area.
Landscape materials shall be chosen from a general plant palette; plant and tree species may
need to vary according to soil conditions. The plant palette within this document may be
substituted as approved by the City of Chino with equivalent plant materials. (See Table V-B
General Plant Palette.)
1.

Streetscape Plan. The conceptual streetscape plan establishes structure, hierarchy,
coherence, continuity and visual identity for the project. The plant palette and the
landscape treatment for each of the streets serve to reinforce the overall concept.
Preference has been given to those plant materials that are predominantly evergreen,
thereby insuring maximum yearly foliage. The plants reflect the hierarchy of the street
system with taller, imposing trees defining the major arterials, and medium-sized trees
denoting the more local street network.
Undulating linear berms are proposed throughout the project along streets and within
medians. These berms are intended to further enhance the landscape character of the
EBPSP area, frame the streetscape, and to create topographic variation and interest on
an otherwise flat site. Sidewalks shall be designed as an integral part of these berms,
meandering both vertically and horizontally. Because roadway rights-of-way might not be
sufficiently wide to accommodate the meandering sidewalks, and as a means of ensuring
the ongoing maintenance and protection of streetscapes, developments within the
EBPSP area shall be required to create landscape and utility easements for the parking
setback areas established in Chapter VI of this document.
Shrubs, groundcover, and turf areas will also articulate the ground plane. These
streetscape elements will collectively yield the coherence, structure, and identity
expected of a project the size of the EBPSP area.
a.

Central Avenue (see Figure V-3—Central Avenue Streetscape and Table VA—Plant Palette). Central Avenue functions as a major north/south arterial,
which defines the business parks' eastern edge. Landscape themes include
informal plantings of evergreen and deciduous trees within the median and along
the street. The primary parkway trees will consist of Cinnamonum camphora
(Camphor tree) and Platanus acerifolia (London Plane), while Pinus canariensis
(Canary Island pine), Chorisa speciosa (Floss Silk tree), and Lagerstroemia
indica (Crape Myrtle - white) will be used in the median.
In addition, low maintenance shrubs (e.g. Raphiolepis indica 'ballerina',
Hemerocallis hybrid and/or Leucophyllum frutescens) and turf (marathon tall
fescue) will be provided. Undulating, landscaped berms designed to frame the
streetscape will be located within the parkway area.
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Figure V-3—Central Avenue Streetscape

b.

Chino Hills Parkway (see Figure V-4—Chino Hills Parkway Streetscape and
Table V-A—Plant Palette).* Chino Hills parkway is a major east/west arterial
that defines the southern edge of the project area. This arterial will include a 14’
foot median, which is anticipated to be planted with trees, shrubs and turf.
Landscape themes include informal plantings of evergreen and deciduous trees
within the median and along the street. The primary parkway trees will consist of
Melaleuca styphaliodes (Black Tea tree) and Pyrus calleryana (Bradford Pear),
while Cinnamonum camphora (Camphor tree) and Lagerstroemia indica (Crape
Myrtle - white) will be used in the median. In addition, low maintenance shrubs
(e.g. Hermocallis ‘Aztec Gold’, Juniperus sabina, ‘Tramariscifolia’), groundcover
(e.g. Trachelospermum asiaticum, Liriope muscari), and turf (marathon tall
fescue) will be provided.
* Other plant materials may be approved by the City as indicated in Table
V-B General Plant Palette.
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Figure V-4—Chino Hills Parkway Streetscape

c.

Ramona Avenue (see Figure V-5—Ramona Avenue Streetscape and Table
V-A—Plant Palette).* Ramona Avenue traverses the western portion of the
project area in a north/south direction, and is a major entry into the project site.
Ramona Avenue will consist of informal plantings of evergreen and deciduous
trees along the streetscape. The median trees will consist of Platanus acerfolia
(London Plane) and Magnolia grandiflora (Samuel Sommer). The primary
parkway trees will consist of Brachychiton acerfolius (Flame Tree) and Sophara
japonica (Japanese Pagoda). In addition, low maintenance shrubs (e.g. Abelia
grandiflora 'Edward Goucher', Agapanthus africanus 'Rancho White', and/or
Pittosporum tobira 'Wheelers Dwarf') and turf (marathon tall fescue) will be
provided.
* Other plant materials may be approved by the City as indicated in Table
V-B General Plant Palette.
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Figure V-5—Ramona Avenue Streetscape

d.

Eucalyptus Avenue (See Figure V-6 and Table V-A).* Eucalyptus Avenue
serves as an arterial, defining the northern boundary of the project area.
Eucalyptus Avenue will be characterized by informal plantings of evergreen and
deciduous trees. The primary parkway trees will consist of Eucalyptus ficifolia
(Red Flowering Gum) and Ginko biloba 'Autumn Gold' (Maidenhair tree - male).
In addition, low maintenance shrubs (e.g. Pittosporum tobira 'Wheelers Dwarf',
Raphiolepis indica, Juniperus sabina) and turf (marathon tall fescue) will be
provided.

e.

Monte Vista Avenue (see Figure V-7 and Table V-A). Monte Vista Avenue
traverses the central portion of the project area in a north/south direction.
Landscaping along Monte Vista Avenue will consist of informal plantings of
evergreen and deciduous trees. The primary parkway trees will consist of
Brachychiton populnesus (Bottle tree - Kurrajong) and Koelreuteria bipinnata
(Chinese Flame tree). In addition, low maintenance shrubs (e.g. Hermocallis
'Aztec Gold', Juniperus sabina, 'Tamariscifolia'), groundcover (e.g.
Trachelospermum asiaticum, Liriope muscari), and turf (marathon tall fescue) will
be provided.
* Other plant materials may be approved by the City as indicated in Table
V-B General Plant Palette.
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Figure V-6—Eucalyptus Avenue Streetscape

Figure V-7—Monte Vista Avenue Streetscape
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f.

Corporate Center Avenue, Yorba Avenue, Telephone Avenue, and Other
Collector and Local Streets (see Figure V-8 and Table V-A). The landscape
theme along Corporate Center Avenue, Yorba Avenue, Telephone Avenue, and
other collector and local streets will consist of informal plantings of evergreen and
deciduous trees. The primary street trees will consist of Tristania conferta
(Brisbane Box) and Jacaranda mimosifolia (Jacaranda). In addition, low
maintenance shrubs (e.g. Plumbago capensis, Echium fastuosum, Juniperus
sabina, 'Tamariscifolia') and turf (marathon tall fescue) will be provided.

Figure V-8—Chino Hills Parkway Streetscape

2.

Project Entry Monumentation and Intersection Identity Statements.* The project
entry monumentation and intersection identity statements proposed for major
intersections within the EBPSP area are based on a hierarchical concept. The two levels
of identity statements are Primary and Secondary. The location of these intersection
identity statements is illustrated in Figure V-2.
a.

Primary Intersection Identity Statements (see Figure V-9).
Primary
intersection identity statements, including project entry monumentation, occur at
primary entries to EBPSP area along Eucalyptus Avenue and Chino Hills
Parkway at Ramona Avenue and Central Avenue. These statements will
function as gateways into the EBPSP area.
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Figure V-9—Primary Intersection Identity Statement

Landscape features will include low concrete walls with brick or tile inlay
displaying the EBPSP area project name. Grading and the planting of columnarvertical and accent trees, along with the creation of terraces of seasonal color
groundcover in a semi-circular pattern will be used to delineate and highlight
these intersections. In addition, the placement of public art pieces will be
encouraged at these locations.
b.

3.

Secondary Intersection Identity Statements (See Figure V-10). Secondary
intersection identity statements are located at other important intersections within
the project site as illustrated in Figure V-2. Columnar-vertical and accent trees,
along with groundcover and turf will be used to delineate these intersections.

Onsite Landscaping (see Figures V-11 through V-13). Criteria have also been
established for landscaping of onsite areas. This landscaping will be the responsibility of
individual parcel owners, and will be reviewed and approved by the City as part of the
development site plan approval process.
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Figure V-10—Secondary Intersection Identity Statement

These landscaped areas will include building and parking setbacks, parking areas,
buffers and areas directly adjacent to buildings. The landscape for these areas will
provide a mixture of trees, shrubs, vines, groundcover and turf, as appropriate.
Clustering of plant materials should be encouraged throughout the project area.
A recommended plant palette has been provided offering a variety of plant materials that
do well in this climate (see Table V-A). However, since the water requirements of plant
materials may vary extensively, attention should be given to selecting plants with similar
water requirements in particular planting areas. Attention should also be given to
installing irrigation systems that can regulate water requirements as needed.
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Figure V-11—On-Site Landscaping

The quantity and actual placement of trees, shrubs, groundcover and turf shall be
adequate to screen, shade and soften buildings and their associated loading and parking
areas from adjacent public streets. For commercial projects, trees should be
arranged in a manner that frames views and provides visual corridors to the
buildings and onsite signage. Such landscaping shall be designed with consideration
given to parcel size, intended building use, and the desirability of providing summer
shade within parking and other outdoor areas.
4.

Buffer Edges (see Figure V-14, Figure V-13 and Table V-A). A 10-foot wide, densely
planted landscaped buffer edge is to be constructed along the San Antonio Creek
Channel (depicted on Figure IV-12). For commercial projects, trees should be arranged
in a manner that frames views and provides visual corridors to the buildings and onsite
signage. A formal, continuous row of conical evergreen trees, punctuated with random
groupings of deciduous "color trees" will be planted to develop a backdrop, to screen the
chain link fence and concrete channel from view from adjacent land use areas, to provide
a pleasant experience along the adjacent trail, and to protect areas set aside for the
protection of the burrowing owl. Where the biological habitat abuts a street or driveway,
the parkway landscape treatment shall be used instead of the buffer edge concept.
Where deemed appropriate, low fencing or walls shall be installed to protect the habitat
area.
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Figure V-12—On-Site Landscaping*

The same buffer planting is to be constructed along all streets that bisect the Southern
California Edison easement to screen views and visually reduce the scale of transmission
towers. All plantings within and adjacent to the Edison easement must be designed and
located so as not to interfere with power lines, towers, and access by Edison crews within
the easement.
The trails that will be provided within the Southern California Edison easements shall
include a 10-foot wide (at a minimum) landscaped buffer on both sides of the trail.
5.

Other Landscaping Guidelines. The selection of plants should be based on their yearround interest. Plantings should provide color, form, textural variety and interest. The
selection and location of plants should be appropriate for their intended use. For
example, shrubs that attain a height of 10 feet should not be placed in front of windows
and wide spreading plants should not be placed adjacent to doorways.
* Landscape planting for commercial developments should balance screening
with the need to provide visual corridors to storefronts and onsite signage.
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Sensible initial plant material selection will eliminate the need for high levels of public and
private maintenance. Plant materials with shallow roots should be avoided near paving.
Plant materials that have root systems, which characteristically damage underground
pipes, should be avoided over or adjacent to underground utilities.
Figure V-13—On-Site Landscaping
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Figure V-14—Landscape Buffer at San Antonio Creek & SCE Easement

Figure V-15—Landscape Buffer at San Antonio Creek Channel
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Table V-A—Plant Palette
Feature
Central Avenue
Street Trees*
Shrubs

Botanical Name

Median Trees*
Shrubs
Groundcover

Camphor Tree
London Plane
India Hawthorn
Daylily
Texas Ranger
Marathon Tall Fescue

Informal massings, 30 to 40 feet o.c.

Melaleuca Styphelioides
Pyrus Calleryana
SchinusMolkLagerstroemia Indica

Black Tea Tree
Bradford Pear
California Pepper
Crape Myrtle-White
Daylily
Tam Juniper
Big Blue Lily Turf

Informal massings, 30 to 40 feet o.c.

Hemerocallis 'Aztec Gold'
Juniperus Sabina 'Tamariscifolia'
Trachelospermum Asiaticum
Liriope Muscari

Turf
Ramona Avenue
Street Trees*
Median Trees*
Shrubs

Shrubs

Shrubs

Groundcover

Flame Tree
Japanese Pagoda Tree
London Plane
Samuel Sommer
Glossy Abelia
Lily of the Nile
Mock Orange
Marathon Tall Fescue

Plant in informal clusters, Average one tree/
per 25 linear feet
Plant in informal clusters, average one tree
per 25 linear feet
4 feet o.c.—triangular spacing
4 feet o.c.—triangular spacing
5 feet o.c.—triangular spacing

Eucalyptus Ficifolia
Ginkgo Biloba 'Autumn Gold'
Pittosporum Tobera 'Wheelers Dwarf'
Raphiolepis Indica

Red-Flowering Gum
Maidenhair Tree - Male
Mock Orange
India Hawthorn
Marathon Tall Fescue

Plant in informal clusters, average one tree
per 20 linear feet
5 feet o.c.—triangular spacing
3 feet o.c.—triangular spacing

Brachychiton Populneus
Koelreuteria Bipinnata
Hemerocallis 'Aztec Gold'
Juniperus Sabina 'Tamariscifolia'

Bottle Tree - Kunajung
Chinese Flame Tree
Daylily
Tam Juniper

Informal massing, average one tree per 20
linear feet
18 inches o.c.—informal clusters
8 feet o.c.—triangular spacing

Trachelospermum Asiaticum
Muscari Liriope

Big Blue Lily Turf

Create meandering patterns of groundcover
and turf

EUCALYPTUS BUSINESS PARK SPECIFIC PLAN
Adopted: December 18, 1990
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Revised December 2002
Revised December 2003
Revised August 2006

plant informally, average of one tree per 25
linear feet
18 inches o.c.—informal clusters
8 feet o.c.—triangular spacing
Create meandering patterns of groundcover
and turf

Brachychiton Acerifolius
Sophora Japonica
Platanus Acerfolia
Magnolia Grandiflora
Abelia Grandiflora 'Edward Goucher'
Agapanthus Africanus 'Rancho White'
Pittosporum Tobira 'Wheelers Dwarf'

Turf
Monte Vista Avenue
Street Trees*

3 feet o.c.—triangular spacing.
18 inches o.c.—informal massings.
5 feet o.c.—triangular spacing.

Marathon Tall Fescue

Turf
Eucalyptus Avenue
Street Trees*

Description & Plant Spacing

Cinnamonum Camphora
Platanus Acerifolia
Raphiolepis Indica 'Ballerina'
Hemerocallis Hybrids
Leucophyllum Frutescens

Turf
Chino Hills Parkway
Street Trees*

Common Name

Revised May 2008
Revised November 2008
Revised April 2009
Revised September 2014
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Table V-A—Plant Palette
Feature

Botanical Name

Turf
Other Collector and Local Streets
Street Trees*
Shrubs

Description & Plant Spacing

Marathon Tall Fescue
Tristania Conferta
Jacaranda Mimosifolia
Plumbago Capensis
Echium Fastuosum
Juniperus Sabina 'Tamariscifolia'

Turf

EUCALYPTUS BUSINESS PARK SPECIFIC PLAN
Adopted: December 18, 1990
Revised October 2000
Revised December 2002
Revised December 2003
Revised August 2006

Common Name

Revised May 2008
Revised November 2008
Revised April 2009
Revised September 2014

Brisbane Box
Jacaranda
Plumbago
Pride of Madeira
Tam Juniper
Marathon Tall Fescue

3 feet o.c.—Informal clusters
6 feet o.c.—triangular spacing
8 feet o.c.—triangular spacing

Page 116
Revised February 2019
Revised March 2022

Chapter V—URBAN DESIGN GUIDELINES

Table V-B—General Plant Palette

BRACHYCHITON POPULNEUS
Bottle Tree
EUCALYPTUS CAMADULENSIS
Red Gum
EUCALYPTUS LEUCOXYLON
White Ironbark
EUCALYPTUS MICROTHECA
Flodded Box
EUCALYPTUS SIDEROXYLON “Rosea”
Red Ironbark
EUCALYPTUS VIMINALIS
Manna Gum

SEASONAL
COLOR

GROWTH RATE

DROUGHT
TOLERANT

SOUTHWEST
EXPOSURE

Plant Name

HEIGHT

A. MEDIUM TO LARGE
TREES

DECIDUOUS

EVERGREEN

The following is the Plant Palette for the Eucalyptus Business Park Specific Plan. Other
plant materials may also be substituted subject to review and approval by the City of Chino.

Comments

⚫

40’

⚫

⚫

M

Wind tolerant

Tall

⚫

100’

⚫

⚫

F

Tall

⚫

50’

⚫

Tall

⚫

35’

Some litter
Wind tolerant
Some litter
Wind tolerant
Some litter

Tall

⚫

50’

M

Tall

⚫

100’

F

F
⚫

F
Fall to Spring
Pink

Some litter
Some litter

GINKGO BILOBA ‘Autumn Gold’ – Male Only
Maidenhair Tree
Tall Columnar

⚫

50’

⚫

M

F

Fall Gold

GINKGO BILOBA ‘Saratoga’ – Male Only
Maidenhair Tree
Tall Columnar

⚫

50’

⚫

M

F

Fall Pink

GLEDITSIA TRIACANTHOS
Honey Locust

Dome Shape

⚫

50’

⚫

L

F

LIQUIDAMBAR FORMOSANA
Chinese Sweet Gum

Columnar

⚫

50’

L

M

Spring & Fall
Red

Surface roots

LIQUIDAMBAR STYRACIFLUA
American Sweet Gum

Columnar

⚫

60’

M

Fall Red

Surface roots
Surface roots
Surface roots

Wind tolerant Surface roots
Some litter

LIQUIDAMBAR STYRACIFLUA ‘Burgundy’
Burgundy Sweet Gum
Columnar

⚫

60’

L

M

Fall, Winter
Purple

LIRIODENDRON TULIPIFERA
Tulip Tree

⚫

50’

L

F

Fall Yellow

Columnar

MELALEUCA LINARIFOLIA
Flexleaf Paperback
MELALEUCA STYPHELIOIDES

35’

⚫
⚫

⚫
⚫

⚫
⚫

F

40’

⚫

M

M

Some litter

F

PISTACIA CHINENSIS
Chinese Pistache

⚫

60’

PLATANUS ACERIFOLIA
London Plane Tree

⚫

80’

L

F

⚫

35’

⚫

F

⚫

50’

⚫

⚫

F

Summer
White

60’

⚫

L

F

Fall Yellow

SCHINUS MOLLE
California Pepper
TRISTANIA CONFERTA
Brisbane Box

Dome

ZELKOVA SERRATA
Sawleaf Zelkova

⚫

Fall Crimson

Some litter
Use this one
Brittle & some litter
Surface roots
Some litter

WASHINGTON ROBUSTA
Hybrid

⚫

80’

L

M

Seeds/Fronds

PHOENIX DACTYLIFERA
Deglet Noor

⚫

80’

L

M

Fronds/Fruit

EUCALYPTUS BUSINESS PARK SPECIFIC PLAN
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Revised May 2008
Revised November 2008
Revised April 2009
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SEASONAL
COLOR

DROUGHT
TOLERANT
GROWTH
RATE

SOUTHWEST
EXPOSURE

Plant Name

HEIGHT

B. SMALL TREES

DECIDUOUS

EVERGREEN

Chapter V—URBAN DESIGN GUIDELINES

ACACIA BAILEYANA
Bailey Acacia

⚫

25’

⚫

⚫

F

Spring
Yellow

ACACIA BAILEYANA ‘Purpurea’
Purple-leaf Acacia

⚫

25’

⚫

⚫

F

Spring
Yellow

ACACIA MELANOXYLON
Black Acacia

⚫

40’

⚫

⚫

F

Spring
Yellow

⚫

25’

⚫

M

F

GEIJERA PARVIFLORA
Australian Willow

Weeping

⚫

30’

⚫

L

M

Canopy

⚫

25’

⚫

⚫

M

Cone Shaped

⚫

25’

M

M

Fall Red

⚫

M

⚫

LAGERSTROEMIA INDICA
Crepe Myrtle

⚫

MAGNOLIA GRANDIFLORA ‘Samuel Sommer’
Samuel Sommer Magnolia

⚫

⚫

60’

⚫

20’

⚫

30’

⚫

PINUS CANARIENSIS
Canary Island Pine

⚫

HEIGHT

DECIDUOUS
⚫

SOUTHWEST
EXPOSURE

⚫

EVERGREEN

⚫
No

SEASONAL
COLOR

Surface roots

S

Spring,
Summer
White, Pink

Some litter

Summer, Fall
White

Surface roots
Some litter

M

M

Spring White

50’

⚫

L

M

70’

⚫

M

F

Fall Orange

EUCALYPTUS BUSINESS PARK SPECIFIC PLAN
Adopted: December 18, 1990
Revised October 2000
Revised December 2002
Revised December 2003
Revised August 2006

Revised May 2008
Revised November 2008
Revised April 2009
Revised September 2014

Comments

Spring
Flowers

M

30’

Good shape

S

M

⚫

LIQUIDAMBAR STYRACIFLUA ‘Festival’
Sweetgum

⚫

Wind, smog tolerant

Summer Red

⚫

PRUNUS CERASIFERA ‘Atropurpuree’
Purple-leaf Plum

Plant Name

No

Flowers have acids that will
take paint off cars in right
weather conditions

S

50’

MELIA AZEDARACH ‘Umbraculifera’
Texas Umbrella Tree

D. COLUMNAR TREES

M

40’

⚫

FAGUS SYLVATICA ‘Atropunicea’
Purple Beech

50’

GROWTH RATE

⚫

CINNAMOMUM CAMPHORA
Camphor Tree

DROUGHT
TOLERANT

BRACHYCHITON ACERIFOLIUS
Flame Tree

DECIDUOUS

Plant Name

EVERGREEN

C. SPECIMEN/ACCENT
TREES

⚫

SEASONAL
COLOR

25’

⚫

SOUTHWEST
EXPOSURE

RHUS LANCEA
African Sumac

HEIGHT

LIQUIDAMBAR ORIENTALIS
Oriental Sweet Gum

GROWTH RATE

Canopy

KOELREUTERIA PANICULATA
GoldenRain Tree

DROUGHT
TOLERANT

JACARANDA MIMOSIFOLIA
Jacaranda

Spring,
Summer
Lavenderblue
Summer, Fall
Yellow

Comments
Wind tolerant
Surface roots
Drought tolerant
Wind tolerant
Surface roots
Drought tolerant
Wind, smog tolerant
Surface roots
Good weeping effect tree
Pest free

Comments
Surface roots
Wind tolerant
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SEASONAL
COLOR

DROUGHT
TOLERANT
GROWTH
RATE

SOUTHWEST
EXPOSURE

Plant Name

HEIGHT

E. CONIFERS

DECIDUOUS

EVERGREEN

Chapter V—URBAN DESIGN GUIDELINES

Comments

F

Wind tolerant

⚫

50’

⚫

⚫

M

Wind tolerant

PINUS HALEPENSIS
Aleppo Pine

⚫

40’

⚫

⚫

F

Wind tolerant

PINUS PINEA
Italian Stone Pine

⚫

50’

⚫

⚫

M

Wind tolerant

Plant Name
CUPRESSOCYPARIS LEYLANDII
Leylandi Cypress
EUCALYPTUS SIDEROXYLON ‘Rosea’
Red Ironbark

⚫

35’

⚫

⚫

50’

⚫

PINUS HALEPENSIS
Aleppo Pine

⚫

40’

⚫

⚫

F

PINUS PINEA
Italian Stone Pine

⚫

50’

⚫

⚫

M

ACACIA MELANOXYLON
Black Acacia
DODONAEA VISCOSA ‘Purpurea’
Purple Hopseed Tree
FEIJOA SELLOWIANA
Pineapple Guava
LEPTOSPERMUM LAEVIGATUM
Australian Tea Tree
LIGUSTRUM JAPONICUM ‘Texanum’
Japanese Privet
LIGUSTRUM OVAFOLIUM
California
MELALEUCA NESOPHILA
Pink Melaeuca
MYRTUS COMMUNIS
True Myrtle

F

⚫

40’

⚫

⚫

F

⚫

15’

⚫

⚫

F

⚫

12’

⚫

⚫

M

⚫

15’

⚫

⚫

F

⚫

9’

⚫

No

M

⚫

15’

⚫

No

F

⚫

20’

⚫

⚫

F

⚫

15’

⚫

⚫

S

NERIUM OLEANDER
Oleander
⚫
OSMANTHUS ILICIFOLIUS
Holly-Leaf Osmanthus
VIBURNUM JAPONICUM

12’

⚫

Fall to Spring
Pink

Wind tolerant
Summer
White

Spring
Yellow

Spring
White
Spring,
Summer
White
Spring,
Summer
White
Summer PinkPurple
Summer
White

⚫

F

Spring Fall
White, Pink

⚫

8’

L

M

Fall White

⚫

15’

L

M

Spring White

Revised May 2008
Revised November 2008
Revised April 2009
Revised September 2014

Some litter

Comments
Drought tolerant
Wind, smog tolerant
Surface roots
Good screen
Wind, smog tolerant

EUCALYPTUS BUSINESS PARK SPECIFIC PLAN
Adopted: December 18, 1990
Revised October 2000
Revised December 2002
Revised December 2003
Revised August 2006

Some litter
Wind tolerant

GROWTH RATE

⚫

Comments

M
M

DROUGHT
TOLERANT

⚫

SOUTHWEST
EXPOSURE

Plant Name

DECIDUOUS

SHRUBS

EVERGREEN

G. BUFFER PLANTS
⚫

50’

⚫

HEIGHT

TRISTANIA CONFERTA
Brisbane Box

⚫

SEASONAL
COLOR

TREES

SEASONAL
COLOR

⚫

HEIGHT

F. BUFFER PLANTS

GROWTH RATE

M

DROUGHT
TOLERANT

⚫

SOUTHWEST
EXPOSURE

70’

DECIDUOUS

⚫

PINUS COULTERI
Coulter Pine

EVERGREEN

PINUS CANARIENSIS
Canary Island Pine

Slow grower
Wind tolerant

Wind tolerant

Poisonous leaves – do not plant
around children
Wind, smog tolerant

Fragrant
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ABELIA GRANDIFLORA
Glossy Abella
CALLISTEMON CITRINUS
Lemon Bottlebrush
CARISSA GRANDIFLORA
Natal Plum
CEANOTHUS ‘Julie Phelps’
Julia Phelps Ceanothus
CEANOTHUS RIGIDUS ‘Snowball’
Snowball Ceanothus
CEANOTHUS GRISEUS HORIZINTALIS
Carmel Creeper
CISTUS LADANIFER
Spotted Rock Rose

⚫

HETEROMELES ARBUTIFOLIA
California Holly
LEPTOSPERMUM LAEVIGATUM
Australian Tea Tree
LIGUSTRUM JAPONICUM ‘Texanum’
Japanese Privet
LIGUSTRUM OVAFOLIUM
California Privet
MELALEUCA NESOPHILA
Pink Melaleuca
MYRSINE AFRICANA
African Boxwood
MYRTUS COMMUNIS
True Myrtle

L

F

15’

⚫

M

F

7’

⚫

M

5’

⚫

6’

SEASONAL
COLOR

GROWTH RATE

⚫

Comments
Good Hedge
Bees – Wind, smog tolerant
Good hedge

F

Summer Pink
Spring to
Winter Red
Spring to
Winter Red

⚫

F

Spring Blue

Drought tolerant – Wind tolerant

⚫

⚫

F

Spring White

Drought tolerant – Wind tolerant

6’

⚫

⚫

F

4’

⚫

⚫

F

Spring,
Summer White
Spring,
Summer
Orchid
Fall
YellowOrange

Stickers!! Good barrier. Not good
for children. Wind, smog tolerant

Wind tolerant

20’

⚫

⚫

M

15’

⚫

⚫

F

Wind tolerant
Good hedge
Not too much H2O
Wind, smog tolerant
Good hedge

15’

⚫

L

F

Wind tolerant

12’

⚫

⚫

M

Spring, Pink

15’

⚫

⚫

F

Spring Yellow

Not too much H2O

10’

⚫

M

M

20’

⚫

⚫

M

Spring
to
Winter Red
WummerWinter Cream
and Red

15’

⚫

⚫

F

Spring White

Some mess, gets berries
Smog tolerant
Slow grower
Wind tolerant, good hedge

9’

⚫

No

M

Spring,
Summer White

Good hedge

F

Spring,
Summer White
Summer Pink,
Purple

15’

NERIUM OLEANDER
Oleander

DROUGHT
TOLERANT

8’

CISTUS PURPUREUS
Orchid-Spot Rock Rose
COTINUS COGGYGRIA ‘Purpureus’
Purple Smoke Tree
DODONAEA VISCOSA ‘Purpurea’
Purple Hop Bush
ERYTHRINA BIDWILLII
Bidwill’s Coral Tree
FEIJOWA SELLOWIANA
Pineapple Guava
FREMONTODENDRON CALIFORNICUM
Flannel Bush
GARRYA ELLIPTICA
COAST Silktassel

SOUTHWEST
EXPOSURE

Plant Name

HEIGHT

H. SHRUBS

DECIDUOUS

EVERGREEN

Japanese Viburnum

⚫

No

Needs both Male and Female

Good hedge
Wind tolerant
Good hedge

20’

⚫

⚫

F

8’

⚫

⚫

M

6’

⚫

⚫

S

Summer White

12’

⚫

⚫

F

Spring to Fall
White, Pink

Good hedge
Poisonous leaves
Wind, smog tolerant
Good hedge

8’

⚫

⚫

S

Fall White

Good hedge

15’

⚫

M

M

Spring White

OSMANTHUS ILICIFOLIUS
Holly-Leaf Osmanthus

Smog tolerant

PITTOSPORUM TOBIRA
Mock Orange
⚫

EUCALYPTUS BUSINESS PARK SPECIFIC PLAN
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PITTOSPORUM TOBIRA ‘Wheeler’s Dwarf’
Dwarf Mock Orange
PLUMBAGO AURICULATA
Blue Cape Plumbago
RAPHIOLEPIS INDICA
India Hawthorn

⚫

SEASONAL COLOR

GROWTH RATE

DROUGHT TOLERANT

SOUTHWEST
EXPOSURE

Plant Name

HEIGHT

SHRUBS (CONT’D.)

DECIDUOUS

H.

EVERGREEN

Chapter V—URBAN DESIGN GUIDELINES

2’

⚫

M

M

6’

⚫

⚫

M

Comments

M

S

⚫

6’

⚫

M

M

Spring Pink

TEUCRIUM FRUTICANS
Bush Germander

⚫

6’

⚫

⚫

M

Summer Blue

Not too much H2O

VIBURNUM JAPONICUM
Japanese Viburnum

⚫

15’

L

M

Spring White

Needs some shade

XYLOSMA CONGESTUM
Shiny Xylosma

⚫

9’

⚫

M

F

JUNIPERUS CHINENSIS ‘Pfitzerana’
Pfitzer Juniper

⚫

15’

⚫

⚫

M

Plant Name
AKEBIA QUINATA
Fiveleaf Akebia
CLEMATIS ARMANDII
Evergreen Clematis
CLYTOSTOMA CALLISTEGIODES
Violet Trumpet Vine

Can take over all shrubs
Good for slopes
Smog tolerant

Comments

⚫

No

F

Spring Purple

Shade tolerant
Needs support

⚫

⚫

No

F

Spring White

Shade tolerant
Needs support

⚫

⚫

No

F

Spring to Fall
Violet

Shade tolerant
Needs support

⚫

FICUS PUMILA
Creeping fig

DROUGHT
TOLERANT
GROWTH
RATE

VINES

DECIDUOUS

EVERGREEN

I.

SEASONAL
COLOR

⚫

SOUTHWEST
EXPOSURE

5’

RHUS OVATA
Sugar Bush

⚫

HEIGHT

⚫

Spring White
Spring to
Winter Blue
Fall to Spring
Pink

⚫

JASMINUM GRANDIFLORUM
Spanish Jasmine

⚫
⚫

If grown on side of bldg., can ruin
paint & stucco.
Shade tolerant

M

F

L

F

Summer White

Shade tolerant
Needs support

PASSIFLORA ALATOCAERULEA
Passion Vine

⚫

⚫

No

F

Summer White

PASSIBLORA JAMESONII
Red Passion Flower

⚫

⚫

No

F

Summer Coral

M

Spring,
Summer
Yellow

Needs support
Shade tolerant
Needs support

ROSA BANKSIAE ‘Lutea’
Lady Bank’s Rose

⚫

SOLANUM JASMINOIDES
Potato Vine

⚫

M

⚫

⚫

No

F

Spring
to
Winter White

WISTERIA FLORIBUNDA
Japanese Wisteria

⚫

⚫

No

F

Spring Purple

Shade tolerant
Needs support

WISTERIA SINENSIS
Chinese Wisteria

⚫

⚫

No

F

Spring Purple

Shade tolerant
Needs support

TRACHELOSPERMUM JASMINOIDES
Star Jasmine

EUCALYPTUS BUSINESS PARK SPECIFIC PLAN
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⚫

F

12’

⚫

⚫

M

8’

⚫

No

⚫

SEASONAL
COLOR

Shade tolerant

M

Summer, Fall,
Yellow, Orange

Needs shade or it will burn

M

Summer
Lavender

Needs shade or it will burn

M

Spring to Fall
White

SEASONAL
COLOR

Plant Name

HEIGHT

GROUNDCOVERS

No
⚫

DECIDUOUS

⚫

EVERGREEN

K.

8’

Comments

Summer Blue

GROWTH
RATE

⚫

MORAEA IRIDIODES
African Iris

GROWTH RATE

⚫

HEMEROCALLIS HYBRID
Day Lily
LIRIOPE MUSCARI
Lily Turf

DROUGHT
TOLERANT

18’

DROUGHT
TOLERANT

⚫

ARTEMISIA SCHMIDTIANA ‘Silver Mound’
Angel’s Hair

SOUTHWEST
EXPOSURE

AGAPANTHUS AFRICANUS ‘Queen Anne’
Lily-of-the-Nile

DECIDUOUS

Plant Name

HEIGHT

GROUNDCOVER
ACCENTS

EVERGREEN

J.

SOUTHWEST
EXPOSURE

Chapter V—URBAN DESIGN GUIDELINES

Comments

ACACIA REDOLENS
Acacia

⚫

3’

⚫

⚫

F

Spring yellow

ARCTOTHECA CALENDULA
Cape Weed

⚫

10’

⚫

⚫

F

Spring
to
Winter Yellow

ARMERIA MARITIMA
Sea Pink

⚫

6’

⚫

⚫

M

Spring Pink

BACCHARIS PILULARIS ‘Twin Peaks’
Coyota Brush

⚫

12’

⚫

⚫

M

CEANOTHUS GRISEUS HORIZONTALIS
‘Santa Ana’

⚫

2’

⚫

⚫

F

Spring Blue

COTONEASTER DAMMERI ‘Lowfast’
Bearberry cotoneaster

⚫

6’

⚫

⚫

F

Spring White
Spring,
Summer
Yellow

HYPERICUM CALYCINUM
St. Johnswort

⚫

1’

⚫

M

M

JUNIPERUS CHINENSIS ‘Procumbens Nana’
Japanese Garden Juniper

⚫

1’

⚫

⚫

M

JUNIPERUS HORIZONTALIS ‘Blue Rug’
Blue Rug Juniper

⚫

4’

⚫

⚫

M

JUNIPERUS SABINA ‘Buffalo’
Sabina Juniper

⚫

12’

Drought tolerant
Wind, smog tolerant

LONICERA JAPONICA ‘Halliana’
Japanese Honeysuckle

⚫

18’

⚫

M

F

MYOPORUM PARVIFOLIUM
Myoporum

⚫

3’

⚫

M

F

Summer
White

O’CONNER’S LEGUME

⚫

6’

⚫

M

F

THYMUS HERBA-BARONA
Caraway-Scented Thyme

4’
⚫

6’

⚫
⚫

⚫
M

Revised May 2008
Revised November 2008
Revised April 2009
Revised September 2014

to

Wind, smog tolerant

F

Winter, Spring
Orchid

F

Summer, Fall
Rose-Pink

EUCALYPTUS BUSINESS PARK SPECIFIC PLAN
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Drought tolerant
Wind tolerant

M
Spring,
Summer
White
Yellow

ROSEMARINUS OFFICINALIS
Rosemary

Drought tolerant
Wind, smog tolerant

Bees
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SEASONAL
COLOR

GROWTH RATE

DROUGHT
TOLERANT

SOUTHWEST
EXPOSURE

Plant Name

HEIGHT

GROUNDCOVER
ACCENTS

DECIDUOUS

L.

EVERGREEN
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Comments

BERMUDA
Santa Ana Tiffgreen

Warm Season

TALL FESCUE
Rebel, Houndog, Olympic

Cool Season

ACHILLEA MILLEFOLIUM
Yarrow

M. ACCENT PALMS AT
BUILDING ENTIRES
⚫

Palms, Various

⚫

⚫

Height and growth rate varies.

Note:
Use is restricted to a limited number of individual
specimen Palms located at major public entries of
a building. Location and number of Palm Trees
used are subject to the review and approval of the
Community Development Director.

D.

ARCHITECTURAL CONCEPTS AND DESIGN GUIDELINES
1.

2.

Overall Architectural Design Concept. The architectural concept selected for the
EBPSP area may be described as "textural-contemporary", that is, buildings that exercise
a high degree of surface articulation in warm, textural materials.
a.

Simple rectangular forms are desired, but may be contrasted by rounded or
diagonal forms.

b.

Simple wall planes should be broken with recessed windows or an occasional
projecting form. Projecting forms along the building plane, facing the street,
should also be used to break up the perceived mass of buildings.

c.

Building materials should reflect a warm, textured character such as brick, precast architectural concrete, plaster, ceramic tile or natural dimensional stone.

d.

Buildings should display a variety of textures in an integrated manner, avoiding
an "eclectic" look.

e.

Plaster and pre-cast architectural concrete should be used in a detailed manner,
providing interest through cast reveals, projections, and texturing of concrete, or
by use which is reminiscent of traditional masonry detail.

f.

Materials associated with "slick", "modern", or "eclectic" imagery, such as
aluminum, steel, fiberglass or metal panels should be used sparingly and only as
accents.

General Design Objectives and Principles. Good architectural design is difficult to
define, but is easily recognized. It is not the intent of these concepts and guidelines to
establish a specific design theme, but to assure well considered design solutions that are
compatible with the projects physical and manmade characteristics.
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3.

a.

In general, the design statement of buildings within the project site should be
simple, utilizing consistent and compatible materials and details.

b.

Materials should be relatively permanent, requiring minimal maintenance in order
to avoid deterioration.

c.

Building entrances should be emphasized and clearly visible. Entrances should
be expressive of the building's use and overall design theme.

d.

Auxiliary structures, such as trash storage and mechanical equipment, are
essential to project development. However, they should be designed as carefully
as primary structures. Overall, auxiliary structures should be architecturally
compatible with adjacent architecture.

Architectural Design Guidelines. The following design guidelines are to be considered
and evaluated when new development is proposed within the project area. The following
design criteria will serve to direct development into a cohesive design statement.
a.

General Guidelines.
(i)

Form.
▪

Use variety in building forms to create visual character and
interest.

▪

Avoid long, flat building facades along streets. The staggering of
planes along an exterior wall elevation should be employed in a
sensitive manner to create pockets of light and shadow, and to
provide relief from monotonous, uninterrupted expanses of wall.

Undesirable Architectural
Treatment

Vertical Articulation Added

Horizontal Articulation
Added
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▪

Buildings should "celebrate" their primary entry. Entries to
buildings should portray a quality appearance, and should not
appear as an added-on or unrelated element.

▪

Entries should be pedestrian-oriented and visible from the
adjacent street system. This may be achieved by recessing the
entry, creating an arcade, by the use of bollards and accent
materials, provision of a seating area, by providing lush
landscaping combined with enhanced hardscape materials, or by
the addition of a compatible entry structure.

▪

Windows and doors are key elements of any building's form, and
should relate to the scale of the elevation on which they appear.
Windows and doors can establish character by their rhythm and
variety. Recessed openings help to provide depth and contrast on
elevation planes.

▪

The rooflines of buildings should consider the design of rooflines
of preceding and future buildings.

▪

Roof lines may be used to help delineate building entries,
introduce additional shapes, angles, and shadows; and add visual
interest to the tops of buildings, but should also be designed as an
integral component of the form of the building, its mass, and its
facade.
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▪

Sensitive alteration of colors and materials can produce diversity
and enhance architectural forms. The use of variation in
materials, use of sandblasting of concrete, fluting and other
texture treatments are to be preferred over the use of painted
bands.

▪

Within multi-story buildings stepping back of upper floors should
be considered in order to diminish building mass and create an

interesting skyline. These "stepback" areas may be used as roof
terraces, and may be open to the air or enclosed within
"greenhouse" elements. Roof terrace areas which are used as
outdoor or indoor open space, and which are not used as
additional work areas, will not be counted against floor area in
the calculation of parking requirements.
▪

Mechanical plants and distribution networks should be minimized
and screened, as follows:
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Use Terraces and Greenhouse
Elements to Setback Building Tops or
“Hats”

Buildings Over Two-Stories

Projections of Buildings 1 or
2 Stories Maximum

−

Roof screens should be sheathed in a matching or
complimentary material to the building skin, and may
include metal panels, copper, aluminum or reflective
glass.

EUCALYPTUS BUSINESS PARK SPECIFIC PLAN
Adopted: December 18, 1990
Revised October 2000
Revised December 2002
Revised December 2003
Revised August 2006

Revised May 2008
Revised November 2008
Revised April 2009
Revised September 2014

Page 127
Revised February 2019
Revised March 2022

Chapter V—URBAN DESIGN GUIDELINES

Ribbed concrete

Sandblasted
finish concrete

Smooth finish concrete with
expansion joints, riblets,
reveal lines, etc.

Exposed aggregate
finish concrete

Examples of Architectural Texture

(ii)

(iii)

−

Roof screens should be solid, and continuous.
Continuous grills or louvers should cover equipment
when visible from adjacent structures.

−

Picket screen fencing is prohibited.

▪

To enhance variation in skyline, it is desirable that buildings over
six stories in height provide an articulated top or "hat". These
"hats" should be sheathed in a material that appears similar to
building elevations, or may employ complimentary materials,
such as metal panels, copper, aluminum or reflective glass.

▪

If required by the City, a 50-FT by 50-FT helicopter landing pad
shall be provided on the roof. Spaces between the pad and
parapet should be designed to screen mechanical equipment
and provide visual interest to the building silhouette.

Style.
▪

The use of a clear and consistent design is encouraged. Avoid
the disharmony of forms, scales, materials and details.

▪

The use of details reminiscent of residential architectural forms
(e.g., wood siding, shutters, wood shingles, etc.) should be
avoided, except in theme restaurants.

▪

"Trendy" architecture that will tend to become dated should be
avoided.

Materials.
▪

Buildings should display multiple textures, with an emphasis on a
textural mix on the front and street sides of the building.

▪

The sensitive use of various siding materials, whether metal,
masonry, pre-cast concrete, cement or plaster can produce
effects of texture and relief that provide character and
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consistency. The direction and intervals of linear elements, such
as joints and ribs in architectural wall panels, are important
factors in establishing rhythm. Large smooth, unarticulated
surfaces should be discouraged and avoided. The use of
sandblast, ribbed, exposed aggregate texture treatments for
concrete walls is preferable to the use of color bands.

(iv)

(v)

▪

Exterior materials should be easy to maintain, minimizing the use
of high maintenance materials such as stained wood, clapboard,
shingles and avoiding an excessive use of paint.

▪

The use of materials that will withstand abuse by vandals or
accidental damage from machinery or inclement weather
conditions is encouraged.

▪

The provision of variety in the surface of exterior walls with
reveals at construction joints, staggering of wall surfaces and
other measures are desirable.

▪

To enhance views from the upper floors of multi-story buildings,
where roofs will be visible from adjacent taller buildings, adjacent
structures should incorporate a dark-red crushed rock, painted
elastomeric finish, or similar treatment.

Color.
▪

The blending of compatible colors in a single facade or
composition is a good way to add character and variety while
reducing or breaking up the scale of the building.

▪

Lower wall wainscots or horizontal color bands may be employed
to add interest and break up vertical monotony.

▪

Florescent colors and unusual patterns such as zebra stripes
and color schemes should be avoided.

▪

Color and finishes on building exteriors of all elevations of a
building should be coordinated to provide a total continuity of
design.

Service Areas.
▪

Service areas should be simple and efficient, and should not
interfere visually or physically with other building operations.

▪

Service areas should be screened from view from public or
private streets or primary building entrances.
Electrical
transformers should also be screened from view from public or
private streets or primary building entrances, placed in remote
parking areas, or within electrical vaults.

▪

Solid walls and landscaping should be used to screen service,
trash, and ground-mounted mechanical equipment located away
from buildings.
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▪

(vi)

b.

c.

Screening materials should be compatible with adjacent
architectural materials and landscaping.

Ancillary Structures.
▪

The orientation of ancillary structures should be compatible with
the balance of the site design; the placement of ancillary
structures should not appear to have been an afterthought.

▪

Colors and materials used in ancillary buildings may match the
materials of the major structures within or adjacent to the parcel,
or may contrast with a compatible materials and colors,
matching, for example, the paving of the parcel (e.g. brick
paving). Ancillary structures within a parcel, however, should be
from the same color and material palette.

Auto Mall Guidelines. The primary building type within the Auto Mall area will
be automobile showrooms. These showrooms are intended to be the retail
display focus making the strongest design statement within the Auto Mall land
use area. The specific functional building layout will be the result of the
manufacturer's or dealer's marketing expertise; however, several design factors
consistent with the overall design scheme of the EBPSP area should be
incorporated into structures within the Auto Mall area.
(i)

While the primary building material expected of auto showrooms is glass,
care should be taken to avoid the look of glass boxes. Rounded forms
and use of walls including brick, ceramic tile, pre-cast and sandblasted
architectural concrete, and natural dimensional stone is encouraged.
The use of trellises and arbors, as well as angling or rounding of wall
corners and parapets is also encouraged to give buildings a rounded
look.

(ii)

Flat roofs are expected to be the predominant form. Parapets should
extend around the front, back and sides to a sufficient height to conceal
any roof-mounted equipment from adjacent streets and parcels.

(iii)

Domes and barrel vaults may be used as accent elements, but should be
reflected in interior or exterior volumetric space.

(iv)

Building front glazing may extend unbroken to a maximum height of
approximately 12 feet.
▪

Windows opening above that height, whether to a second story
or to first floor volumes above that height, should be arranged in
a patterned way, including multi-paned window walls, rectilinear
fixed or operable windows, dormers, gables, or arched windows.

▪

Projecting bubble windows are inappropriate.

Business Park Guidelines.
One to three story combination
office/manufacturing (R&D) type buildings are envisioned within the Business
Park areas, along with smaller industrial structures. The primary development
type is expected to be a multi-tenant structure fronting the major roadway with
smaller, single tenant structures located in a second tier of building at the rear of
deeper parcels, although areas could also be devoted to smaller office/industrial
structures designed for owner/tenants.
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(i)

The office portions of buildings should address the major roadway on
which they front, rear elevations and service areas should not orient to
these streets. Buildings may also address interior parking courts.

▪

The use of arcades across multi-tenant structures is encouraged,
if possible, but columns should display mass and thickness.

▪

The use of awnings is recommended only at major building
entries.

EUCALYPTUS BUSINESS PARK SPECIFIC PLAN
Adopted: December 18, 1990
Revised October 2000
Revised December 2002
Revised December 2003
Revised August 2006

Revised May 2008
Revised November 2008
Revised April 2009
Revised September 2014

Page 131
Revised February 2019
Revised March 2022

Chapter V—URBAN DESIGN GUIDELINES

(ii)

Commercial Guidelines. The commercial area within the EBPSP area
is envisioned to primarily serve the project's employees and businesses,
as well as adjacent business areas. As the northwestern gateway to the
project, a high level of quality is warranted in terms of style and
architecture. It is desired that the Commercial area maintain a cohesive,
quality image, and act as a landmark for passing cars along Chino Valley
Freeway 71.
▪

Arcades and quality, pedestrian-oriented amenities should be
provided, where appropriate, to maintain an intimate scale and
protection from automobiles.

▪

The use of single color stucco on buildings should be limited.

▪

Simple wall planes are encouraged, but may be enhanced by the
use of projecting bays, "greenhouse" elements and arcades.
Walls should also provide an enhanced cornice line that may be
as simple as accent-colored parapet coping.

▪

Building walls, as well as screen walls, seating area walls, and
retaining walls should be of an exterior plaster (stucco) finish,
brick or sandblasted concrete. Brick or sandblasted concrete tile
may, for example, clad an accented wall. Plaster as a wall finish,
should have little or no texture, specifically avoiding textures that
are closely identified with stylistic themes such as "Spanish" or
"Mediterranean," except in theme restaurants.

▪

The following items
architectural imagery:

are

with

the

desired

−

Sprayed on stucco;

−

Metal or aluminum siding (metal may be used in small
quantities as an accent material;

−

Wood siding and other rustic materials, except where
employed in a theme restaurant;

−

Unplastered concrete masonry;

−

Split-face or slumpstone concrete masonry;

−

Chain link fencing; and

−

Structures which are predominately painted (other than
on stucco), except where employed in a theme
restaurant.

▪

Simple, geometric openings, especially square or vertically
oriented rectangular openings, are preferred.

▪

The use of brightly colored awnings (where they can be
protected from high winds) to cover simple openings. Such
awnings may incorporate graphics.
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▪

Windows should, if possible, be recessed a minimum of one foot.
The use of painted plaster borders, or plaster or wood window
surrounds is discouraged because of their often “added-on”
appearance.

▪

Where a second story is provided, metal pipe railings and closed
plaster rails with simple wood or metal rails attached or spanning
the width of balcony rails are appropriate.

▪

Exterior stairs, if provided, may be clad in simple ceramic tiles,
exposed concrete or elastomeric decking.

▪

Color and form will enhance the desired continuity of buildings
within the center.

▪

Variations in roof form should be incorporated into building
forms. The use of simple, contemporary dormers in pitched
roofs is suggested, but these should maintain strong, geometric
forms; many other forms may also achieve the desired effect.
Clerestory windows and high windows within raised-plate roof
areas are encouraged. The use of simple-shaped rain gutters is
recommended.

▪

Brightly colored accents such as light fixtures, signage, door
handles, railings, and awnings can enliven simple architecture.
The use of window or railing planter boxes is encouraged.

▪

Brightly colored wooden shutters are permitted, and may be
used for solar control; metal shutters or traditional side shutters
are inconsistent with the desired architectural imagery.

▪

Service and trash areas should be screened from view from
parking areas, shop entrances and adjacent parcels. This may
be accomplished through the use of landscaping and screen
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walls; however, locating these areas to the rear of retail buildings
is preferred.
▪

(iii)

Truck doors, if provided, must be closed off by roll-down doors.
Trash storage bins must be enclosed within solid walls. Painted
grill-type metal gates (or similar opaque material) must be used
to conceal trash areas. In addition, outdoor trash areas that are
visible from adjacent existing and future multi-storied buildings
must be roofed over.

Office/Commercial Guidelines. The office/commercial area of the
EBPSP area should convey an image of quality and strength.
Combinations of low and mid-rise buildings are anticipated within the
Office/Commercial portions of the specific plan area. Low-rise buildings
of one to two stories are desired to fill spaces between major buildings,
and to provide ancillary services, retail, banking and restaurant functions.
▪

To enhance pedestrian-level activity, the use of non-reflective
glass on the ground floor of structures is preferred to reflective
glass.

▪

The ground floor of all buildings should display a more textural
quality than might be desired of the upper floors, with openings
and recessed windows scaled to human involvement.

▪

Columns, where used, should display mass and thickness.

▪

Transitions between building materials should be carefully
considered; veneer material should return in soffit and wall
panels, giving these materials the appearance of mass and
thickness.
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▪

(iv)

The use of ground-level awnings is desirable, but where
employed, should be uniform in color and shape for the length of
the building elevation.

Manufacturing and General Industrial Guidelines. One and two-story
combination
manufacturing
buildings
are
envisioned
within
Manufacturing areas. The primary development type will be a single
user structure on a single parcel; multi-tenant structures are anticipated
to occur on to a lesser degree. Flat roofs with articulated cornice lines
are the desired dominant visual image.
▪

The office portions of buildings should address the major street
on which the building is located.
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Vertical Seams, Window Glazing Bands & Textured Walls

Window Glazing, Color Bands, Textured Bands & Entry Identification

Mix of Complimentary Materials, Articulated Surfaces, Increased
Window Areas & Some Textured Walls
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▪

(v)

(vi)

The use of arcades along the building's street frontage is
encouraged where there are multiple entries; columns should
display mass and thickness.

Service Stations.
▪

Service stations must orient toward the interior of the parcel
within which they are located.

▪

Textured walls should be oriented toward street intersections,
and should be highly landscaped.

▪

Windows, where provided, provide visibility to office, rather than
service areas. Access to service areas will be from the interior of
the parcel.

Parking Structures. Where used, parking structures within the EBPSP
area should be designed and constructed to a standard of high quality,
enhancing the overall community image.
▪

Architectural Imagery.
−

Materials should be compatible with or match the main
buildings they serve.

−

Metal or aluminum panels are not consistent with the
desired architectural imagery. Metal may, however, be
used in small quantities as an accent material.

−

The view of a parking structure's exterior as seen from
adjacent buildings, driveways and major streets should
be that of flat, horizontal parking levels. Ramps should
be located entirely within the structure and separated
from exterior walls, be screened by walls, or face away
from street or freeway view. Spandrel panels should be
level and uniform. Painted pipe rails may be employed
to break down the mass of the panels.
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−

▪

▪

(vii)

Parking levels are encouraged to be stepped back from
the street or terraced to visually reduce the overall mass
of the parking structure. Planted atriums may be
provided to create an orientation point within large
parking structures.

Vertical Circulation.
−

Vertical circulation elements (elevators and stairs) may
be provided as visual elements in order to break up the
inherent horizontal orientation of the structure.

−

Stairways must be open such that stairway users can be
observed from outside the structure. The use of accentpainted pipe rails is encouraged, tying into the accent
color of adjacent buildings.

−

Glass elevators are encouraged to provide interest and
color, as well as for passenger security.

Rooftops: Roofscaping.
−

Rooftop parking, if provided, should be visually
organized to provide a simple, orderly appearance from
adjacent buildings.

−

Landscaping of rooftop areas will be required, and may
be accomplished by use of vine planters with attached
structures or by raised planters containing shrubs or
trees.

Wall and Fence Design Regulations. Walls serve a major function in
the landscape, and will be used to screen automobiles, loading and
storage areas and utility structures. The intent is to keep the walls as
low as possible while still performing their screening function.
▪

Material.
−

Walls should be of a complimentary color and/or material
with adjacent buildings. Variations, such as spit face
concrete block, ribbed concrete, or heavy sandblasted
concrete, may be considered if they are compatible with
the architectural style of an individual development. In
no case shall chain link or precision construction block
be provided which is visible from a public or private
street or common access drive.

−

Alternative screening methods, such as the use of
architectural wing walls, or building massing is
encouraged to the extent that these features are
compatible with the primary building.
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▪

▪

Configuration.
−

Screen walls shall be located behind building setback
lines.

−

The use of landscaping and offsets in and along screen
walls adjacent to the street is encouraged to break up
the straight linear pattern of the wall.

Height. The following are maximum heights for screening walls
from street side as measured from the highest adjacent grade:
Parking Walls:
Loading Areas:
Trash Enclosures:
Utilities Structures:
Signage Walls:
Storage/Screen Walls:

E.

3 feet
10 feet
8 feet
As
necessary
to
screen
(Maximum 8 feet)
To meet heights specified in
signage section of chapter.
6 feet to 10 feet

SIGNAGE GUIDELINES
1.

Introduction. Signage and graphics are an important unifying design element of the
urban environment. The purpose of signage within the EBPSP area is to provide
adequate identification of individual developments, buildings and business
establishments, while maintaining the quality of the area's appearance through
appropriate design, location and maintenance. A basic consistency of size and quality is
desired; however, a varied palette of style and character is also desired, enhancing the
individuality and personality of each development.
Within the EBPSP area, a variety of sign types will be found, including:

2.

a.

Site identification ground signs along the Chino Valley Freeway (SR71), primary
urban arterials, secondary urban arterials and local streets;

b.

Building identification, single- and multi-tenant ground-floor signage, restaurants,
hotels, and theaters;

c.

Signs for onsite vehicular and pedestrian circulation; and

d.

Temporary construction and marketing signs.

Relationship of the Sign Guidelines Contained in the EBPSP to the City of Chino
Sign Code (Chino Municipal Code Title 16). Signs in the EBPSP shall conform to the
sections of the sign code most appropriate (closely related) to the use of the area. For
purposes of this specific plan and the sign code (Title 16), the following classification
equivalents exist:
Designation
Zone Equivalent
Sign Code Section
Auto Mall
CG
16.05
Commercial
CG
16.05
Commercial/Office
CG
16.05
Business Park
BP
16.05
Manufacturing
M1
16.05
General Industrial
M2
16.05
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All other portions of the City of Chino Sign Code (Title 16) shall apply, except as herein
specifically revised.
Chino Valley Freeway (SR71) Frontage. Signage identification along State Route 71 will be
limited to wall signs designed for expressway visibility. Signage oriented toward State Route 71
is limited to no more than one (1) freestanding sign, no higher than 80 feet above finished grade.
Freeway oriented signs shall be limited to automobile dealerships, restaurants, hotels and
comprehensively planned commercial shopping centers in excess of 10 acres. These signs shall
be permitted either on or offsite and;

3.

▪

Commercial shopping center projects shall be required to prepare a
comprehensive sign program that identifies all types of proposed signs, their
locations and the design of each sign, including the proposed colors and
materials.

▪

If freestanding sign is proposed as part of the development, the precise location,
height, color, materials and relationship to the project’s architectural theme, shall
be identified as part of the sign program.

Office Building Signage. Only one corporate graphic icon may be permitted per
building elevation, which is facing a street or highway. Complete corporate names are
not permitted. Office buildings may have both a building sign (graphic icon) and an
identification sign.
Office building graphics are to consist of individual fabricated symbols. The use of sign
enclosures and can signs is not permitted. These signs may be lighted, but only with
internal illumination.
Symbols may be located no closer than on half the symbol height to the top, sides, and
bottom of the building parapet or top of the window line below the graphics.
Any applied graphics must be attached to the building without use of applied visible
supports or raceways. The building wall materials and sign attachments should be
designed to withstand the weight of the graphics with electrical transformer(s) contained
within. In addition, the building material should be able to accommodate the changing of
graphics when there is a corporate tenant change.
The following guide shall be observed for symbol height:
Number of Floors
1–2
3–4
5+

Symbol Only Maximum Height
3 feet
5 feet
6 feet

All signs which are located on an office building shall not be located above the second
story, except for the graphic icon described above, which shall be located above the top
story windows and below the roof line.
4.

Building Address Signs. Building address numbers shall be displayed on every
building at or as close as possible to the main entry. The numerals shall face the
adjacent street, access road or the approach walkway, as necessary. The address
numbers shall be non-illuminated and of a material and form consistent with other
building identification signage used on the same structure or with materials listed in
previous sections.
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5.

Vehicular and Pedestrian Signs. Vehicular and pedestrian signs provide information,
directions and regulations for exterior parking and circulation onsite. To keep their
number to a minimum, vehicular and pedestrian signs should be placed only where
information is required. The use of symbols to reinforce information (such as no loading
zones, and handicapped parking) will be encouraged; wording should be kept to a
minimum.
The signs are to be constructed of aluminum, fiberglass, stone, brick or concrete. Acrylic,
ferrous metal, and stucco are not appropriate. Colors for the sign should be natural or
white. All copy should be silkscreen printed or vinyl die cut. These signs are not to be
lighted.

6.

Information and Directional Signs. Information and parking directional signs are to
provide directional information to, from, or through a project. The information provided
should be kept to a minimum (i.e. visitor parking, monthly parking), and should use
directional arrows where appropriate.

7.

Pavement Graphics. Pavement graphics applied directly to the ground surface are used
to indicate traffic lanes, direction and parking stalls. The graphics shall contrast with the
pavement, and be of a uniform color approved by the City Engineer.
In addition to the above, "blue dots" will be placed in the EBPSP area streets, drives, and
parking areas as required by the Chino Rural Fire Protection District to identify fire
hydrant locations.

8.

Parking Structure Graphics.
Parking structures may employ painted graphics
indicating parking level or column orientation, direction of exit, direction of elevators or
stairs, and directions to buildings. The use of accent colors used in adjacent buildings is
encouraged.

9.

Flags and Banners. The use of flags and banners within the EBPSP area may be
permitted to enhance the visual image of the project site. Flag poles and banners may
be freestanding elements or may be attached to the building facade or atop the building
parapet or canopy. If more than one flag or pole are in close proximity, then adequate
spacing between flag poles and standards should be provided to prevent flag or banner
entanglement. Flags and banners that are to be illuminated may be lighted only by
concealed exterior light sources.
Freestanding flagpoles shall be located to harmonize with the architecture of the
building(s) and landscape treatment. The height of the flagpoles and standards may vary
but shall be proportionally harmonious with the building(s).
Flag poles or standards that are attached to the building shall be in aesthetic proportion
with the building.
Flags shall be of a size appropriate to the height of the pole on which they are displayed
as indicated below:
Pole Height
20 feet
25 feet
30 feet
35 feet
40 feet

Appropriate Flag Size
3 feet x 5 feet
4 feet x 6 feet
5 feet x 8 feet
5 feet x 8 feet
5 feet x 8 feet
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Architectural banners may be used to aesthetically enhance the immediate surroundings.
They shall contain no copy, corporate symbol or letter forms. They are to be mounted to
a pole or standard, and are not to be affixed to any part of the building facade. The
banner size shall be appropriate to the pole or standard size, as well as to the height to
which it is mounted.
All banners or flags used for special events are allowed for a reasonable time prior to the
event, but must be immediately removed upon completion of the event. All special event
banners and flags must be approved by the City before they are displayed, including the
exact number of banners, flags, sizes, colors, message, method of display, length and
time of display, and locations. Special event banners or flags may not be affixed to any
part of the building facade.
10.

Temporary Signs. Temporary signs for individual developments, within the EBPSP area
comprise freestanding construction information, construction fence graphics, marketing
signs, primary leasing information and vacancy leasing information.
Temporary signs shall be constructed of such a material to ensure their longevity and
high quality appearance (e.g. graffiti resistant).
a.

b.

c.

Freestanding Construction Signs.
A maximum of one freestanding
construction sign shall be permitted per building site per street frontage. The
information on this type of sign shall be limited to the following:
(i)

Name of the building or project; type and size (square footage of
leasable space) of building; major tenant; names of developer, financial
lending institution, general contractor, architect, and leasing agent; and
proposed occupancy date.

(ii)

A rendering of the building.

Construction Fence Graphics. Information displayed on the construction fence
shall be limited to the following:
(i)

Name of the building or project; type and size (square footage of
leasable space) of building; major tenant; names of developer, financial
lending institution, general contractor, architect, and leasing agent; and
proposed occupancy date.

(ii)

Required Safety and Warning Signs.
▪

No rendering of the building will be permitted on construction
fence signs.

▪

The design, layout, lettering styles, color selections and
decorative graphics for the entire construction fence shall be
approved by the City. Safety and warning signs must be
designed as an integral part of the construction fence.

Temporary Marketing Signs. This type of sign serves to inform prospective
tenants of the type and category of the building undergoing its final stages of
construction. This sign will replace the contractor's construction sign, and may
not be displayed until after the construction sign and fence have been removed.
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(i)

Primary Leasing Information. A maximum of one primary leasing
information sign shall be permitted per building or complex per street
frontage. The information contained on this type of sign shall be limited
to the following:
▪

Name of the building or project, available leasing space,
identification of leasing agent, and the expected occupancy date.

▪

Name of the building or project; type and size (square footage of
leasable space) of building; name of developer, architect and
leasing agent; and expected occupancy date.

▪

A rendering of the building.

The temporary primary leasing information sign may be displayed until
such time as the building or project is 90 percent leased. No primary
leasing information sign will be permitted after 12 months from initial
occupancy of the first tenant without approval from the City.
(ii)

11.

F.

Vacancy Leasing Information. After initial leasing activity, occasional
vacancies may require leasing information to be displayed. A single
temporary vacancy leasing information sign per street frontage may be
used to display the availability of space (date and size) and the name
and phone number of the leasing agent or agency.

Bus Shelter Signage. No advertisement or signage shall be permitted on bus shelters
other than information such as bus routes and schedules.

LIGHTING

Lighting within the EBPSP area should be designed to serve functional, safety, and aesthetic purposes.
The aesthetic effect of lighting is an important design element that will identify the EBPSP area with a
special quality of activity. Onsite, exterior lighting should be consistent in height, spacing, color and type
of fixture. Onsite lighting should also be compatible with adjacent street lighting. The lighting of
buildings, especially the tops of multi-storied buildings is encouraged, as are other innovative uses of
light.
1.

General Lighting Guidelines.
a.

Lighting should be energy efficient. Areas within the project site should not be
over-lighted; rather, the lighting system should provide the amount of light
actually required by users and viewers.

b.

To reduce light pollution, 90o cutoff luminaries should be provided where
necessary to eliminate glare on adjacent properties and public rights-of-way.

c.

Light standard heights should respond to the lighting need of the use: parking
and road, 15-30 feet; walkway and pedestrian paths 10-16 feet, accent uplights
or low lights, 3 feet.

d.

Light posts should be located in such manner that they will not become safety
hazards to vehicles, pedestrians or bicycles. Shatterproof coverings are required
for low-level lighting where there is a danger of breakage.

e.

The style of light fixtures and their location should be compatible with the design
of the adjacent architecture and landscape.
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2.

3.

Street Lighting.
a.

Lighting fixtures along arterials and other streets within the EBPSP area should
be attractively designed.

b.

The placement and lighting levels of street lighting within the specific plan shall
conform to the standard specifications of the City of Chino.

c.

When it is desirable to separate the roadway from adjacent landscaping, the
source of illumination should be metal halide.

d.

Light distribution should end at the sidewalk to reinforce the image of the road as
a ribbon. Roadway lighting fixtures should therefore provide 90o cut-off
luminaries.

Onsite Lighting. Onsite lighting includes lighting for parking areas, vehicular and
pedestrian routes, service areas, building exteriors, landscaping, security and special
effects.
a.

b.

General Lighting Guidelines.
(i)

Exterior lighting shall be shielded and confined within the boundaries of
individual building sites, and should not have direct rays or glare shine
onto public streets or adjacent properties.

(ii)

The location of light fixtures should correspond to anticipated use.
Lighting of pedestrian movement paths should illuminate changes in
grade, path intersections, seating areas and any other uses along the
movement path which, if left unlighted, would create an unsafe situation
or cause the user to feel insecure.

(iii)

The mounting heights of onsite lighting should be 10 to 16 feet. For
safety purposes, higher poles should be used where streets cross
walkways.

(iv)

Light patterns along walkways should overlap at a sufficient height to
illuminate a person's body vertically (approximately 7 feet).

(v)

Where low-level lighting (below 5 feet) is used, fixtures should be placed
so that they do not produce glare at eye level (3'-8" average for wheel
chair users and 5'-6" for standing adults).

(vi)

Lighting for security purposes should be limited to service areas, and
should not be substituted for parking lot or pedestrian lighting.

Lighting of Buildings and Building Entries.
(i)

Night lighting of buildings is encouraged, but should be accomplished in
a selective manner, avoiding overall building illumination, which
produces an undesirable look. Night lighting of buildings may be used
to:
▪

Highlight special, recognizable building features;

▪

Emphasize repeated features; and
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▪

(ii)

c.

G.

Use the juxtaposition of light and shadow to articulate the
building facade.

Building entries should be warm and inviting. Vertical surfaces within the
building should be illuminated for visual penetration of glass entryways.
Decorative features may be used inside or outside the entries for impact
and emphasis.

Lighting of Parking Areas and Rooftops of Parking Structures.
(i)

Parking areas and rooftops of parking structures (if parking is provided
there) should use the same light source (metal halide) as streets,
maintaining the same color renditions.

(ii)

Parking areas and the rooftops of parking structures (if parking is
provided there) should be illuminated by post-mounted luminaries with
mounting heights of 10 feet to 12 feet.

(iii)

Where parking is provided on the roof of a parking structure, poles
should be positioned at the interior of the roof; fixtures should not be
place along the exterior perimeter of the roof.

PAVING AND STREET FURNITURE
1.

2.

Walkway Paving and Design.
a.

Sidewalks within the EBPSP area shall have a minimum width of 5 feet. Other
walks shall have a minimum unobstructed width of 4 feet, but may be required to
be wider depending upon expected use levels.

b.

The surface of all walks should be stable, firm, relatively smooth in texture, and
have a non-skid surface.

c.

Durability and maintenance should be considered in the selection of all paving
materials to ensure the safety of future users.

d.

Grades should be less than five percent, but may be increased up to eight
percent for short distances where circumstances dictate.

e.

The use of specialty paving materials to enhance and identify building entries,
plazas, seating areas, etc. is encouraged.
(i)

The use of specialty paving materials to identify transitions from public
streets onto private streets and drives is required.

(ii)

The type of specialty paving materials, which are used, should be
compatible with the adjacent building architecture.

Street Furniture. The location and design of street furniture can contribute significantly
to the overall character of the EBPSP area. Thus, street furniture, where provided, needs
to be compatible with other urban design elements. These urban design elements are
complemented by benches, planters, public art works, bollards, street lights, accent
lights, trash receptacles, drinking fountains, bicycle racks, kiosks, public telephones and
public transit shelters.
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a.

b.

General Guidelines.
(i)

Durability and maintenance should be considered in regard to the
potential for vandalism, as well as natural weathering.

(ii)

Figures V-16 and V-17 illustrate the desired vocabulary of streetscape
fixtures in a contemporary design vocabulary, which would be
appropriate for the EBPSP area and the City of Chino.

Seating.
(i)

Benches should be provided within both public and private areas in
places where people might want to or need to spend time.

(ii)

Bench materials should not retain heat or cold, and should not be made
of materials that could splinter.

(iii)

Benches should be located adjacent to pedestrian movement paths, but
should not obstruct pedestrian movement.

Figure V-16—Street Furniture: Transit Shelter Design

(iv)

Seating should be set back a minimum of 2 feet from walks.

(v)

Advertising on benches, including benches within bus shelters shall be
prohibited.

(vi)

Seats should be proportioned for human comfort, and should support a
minimum of 250 pounds for each person they are intended to
accommodate.
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(vii)

c.

Seat surfaces should be designed to shed water, and should be smooth
without recesses that might hold water or accumulate debris.

Drinking Fountains. Drinking fountains, where provided, should be accessible
to the handicapped, as follows:
(i)

Fountains should be within hard surfaced areas.

(ii)

Controls for drinking fountains should consist of hand-operated levers,
rather than knobs or foot pedals.

(iii)

A minimum 29-inch vertical clearance should be provided below the
fountain nozzle.

(iv)

Nozzle heights should be 33 inches for wheelchair users and children,
and 36 to 39 inches for adults.

Figure V-17—Street Furniture
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d.

e.

H.

Telephones.
(i)

Exterior telephones, where provided, should be a part of the adjacent
building, not a separate structure, except in the case of an automobile
service station.

(ii)

Exterior telephones should be covered and protected, but should also be
visible.

(iii)

Adequate lighting of exterior telephones should be provided for nighttime
use.

(iv)

Access to the telephone unit should be over hard surfaces.

Bollards.
(i)

Bollards should be used in various portions of development sites to
provide visual interest and to delineate pedestrian spaces.

(ii)

Bollards, where provided, should be set a minimum of 3 feet apart, edge
to edge, to permit wheelchair passage.

GRADING GUIDELINES
1.

2.

Because of the flat nature of the EBPSP area, it is not anticipated that any large slope
banks (in excess of ten feet in vertical height) will be necessary. Instead, low to
moderate slopes will be utilized to accent and separate different land uses.
a.

Slopes along State Route 71 within CalTrans right-of-way are to be landscaped
by adjacent property owners, and should be designed so as to minimize a
monotonous appearance.

b.

Long, continuous engineered slopes that have hard edges and no transition area
at the top and toe of slopes should be avoided. Contour grading and varying
slopes should be utilized where feasible to create a more natural appearance.

c.

Where parking areas are constructed along a street frontage, the following
measures should be employed to minimize their visual impact without obstructing
views of signs:
(i)

Screen parking areas with low berms and landscaping.

(ii)

Depress parking areas slightly below the grade of the road area, if
possible.

Prior to the commencement of any grading or grubbing of a site, an applicant shall
request that the City, or its representative, conduct a survey of the site (and adjacent
sites which are in close proximity) to assess whether wildlife exist on the site which
should be protected. If the City deems it necessary, the applicant shall provide sufficient
monies to the City in order for the City to hire an outside expert to assist in this endeavor.
a.

The Environmental Impact Report prepared for this Specific Plan identifies
certain species that may be impacted as a result of the development of the plan
area. The only wildlife found within the project area that is designated as a
sensitive species by the California Department of Fish and Game is the
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Burrowing Owl. If active Burrowing Owl nests are found on the site, then the City
may require additional mitigation measures, such as:
b.

Grading and grubbing of the site shall be limited during the year (from October 1
through May 1);

c.

Adult owls and owlets shall be relocated to a site within a reasonable distance of
their previous site or a biological habitat area;

d.

Adult owls and owlets shall be temporarily relocated to another location and shall
be relocated back to the site at a time deemed appropriate by the City. Certain
provisions shall be taken to insure the easy transition of the animals back to this
location which may include providing perches, or limiting the use of certain
pesticides and rodenticides; and

e.

If active nests exist in close proximity to the area being proposed to be graded or
grubbed, then the applicant shall install an impermeable temporary construction
fence to prevent dust and debris from disturbing the active nesting sites on either
the subject or an adjacent site.
The Environmental Impact Report also identified various other raptors on the site,
which include the Red-tailed Hawk, Western Turkey Vulture, Laggerhead Shrike,
American Kestral and Common Raven. While these species are not classified
endangered or sensitive, they are under the protection of the California
Department of Fish and Game. Necessary steps shall be taken to accommodate
their long-term preservation on the site.

3.

The project site is located in an area that could be seismically active. As such, certain
assessment as to the potential for seismic hazards will need to be conducted on a
project-by-project basis as described within Chapter VI.

4.

The impacts of dust during construction of a site shall be limited as much as possible by
the implementation of appropriate dust control measures. These measures may include,
but are not limited to:

5.

a.

Watering the uncovered soil on the site at least twice a day (late morning and
after work) in order to form a crust on the surface of the soil;

b.

Pave the streets and driveways of a development as early in the construction
process as is possible; and

c.

Require wheel washers at the entrances and exits of construction sites.

d.

Require that the portion of the site which is not built upon in a timely manner to
implement appropriate long-term dust and erosion control measures (e.g.
hydroseeding) and maintenance of said measures as deemed appropriate by the
City.

The dust control measures to be utilized on a site shall be noted on the grading plans and
shall be included as part of all map approvals.
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I.

SPECIAL SITE DEVELOPMENT GUIDELINES AND STANDARDS FOR
MANUFACTURING/WAREHOUSE-INDUSTRIAL USES
This section contains special site development standards and guidelines that apply to large
warehouse buildings, greater than 50,000 square feet in area, located in the Light Industrial
designation.
1.

Loading Doors. No loading doors shall face Eucalyptus Avenue, Chino Hills Parkway or
Central Avenue.

2.

Building Setbacks for Warehouse Buildings. These building setbacks apply to
elevations, which face Chino Hills Parkway, Central Avenue or Eucalyptus Avenue, and
are measured from the ultimate curb face of these streets, excluding bus stops, turn
lanes and similar curb changes. These setbacks apply to buildings only.

3.

Landscape Setbacks and Perimeter Walls. This Section establishes requirements for
landscape setbacks and perimeter walls for large warehouse buildings. Landscape
setbacks shall be measured from the ultimate face of the curb, and include sidewalks and
landscaping provided as streetscape treatments.
a.

Building Elevations with Loading Doors Facing Public Streets.
(i)

Building elevations with loading doors facing perimeter streets shall
include perimeter screen walls immediately adjacent to landscape
setbacks required by this section. Such walls shall be a maximum of 6
feet in height.

(ii)

The height of the perimeter screen wall measured on the interior side of
the wall may be greater than 8 feet. However, the exterior wall height of
the perimeter screen wall shall be visually reduced to a maximum of 8
feet through the use of landscape berms and/or retaining walls to
facilitate a 2 to 3 foot grade difference between the interior base of the
wall and the street.

(iii)

The required landscape setback for perimeter screen walls with an
exterior height greater than 6 feet shall be increased by an additional 5
feet for each additional foot in height, up to a maximum wall height of 8
feet.

(iv)

Insets for the screen wall, a minimum of 4 feet in depth, shall be provided
for the wall at 35 to 40 foot intervals along the street frontage. The wall
may encroach into the landscape setback a maximum of 4 feet for the
insets, provided that the required minimum setback is maintained as an
average.

(v)

A line of sight study shall re required to ensure that the full height of
trucks within parking areas and the building’s doors will be screened
from vehicles traveling along any portion of the public street.

(vi)

The design of the perimeter wall shall be compatible with the building,
utilizing similar materials and treatments.
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b.

Elevations Without Loading Doors Facing Public Streets. A minimum
landscape setback of 42 feet shall be required for a distance of 200 feet from
street intersections, measured from the end of the intersection curb return along
the length of the street. A minimum landscape setback of 32 feet shall be
maintained for other building frontages along public streets.

c.

Typical Landscaping. Approximately 15 trees per gross acre shall be provided
at the following sizes and quantities:
(i)

10% at 36-inch box (typically 12 to 14 feet in height and 6 to 7 feet in
spread); and

(ii)

25% at 24-inch box (typically 9 to 10 feet in height and 4 to 5 feet in
spread); and

(iii)

65% at 15-gallon (typically 7 to 8 feet in height and 2 to 3 feet in spread).

This standard will be applied on a project specific basis. The overall quantities
and sizes may be varied due to building height and setback, amount of
landscape area along the street frontage, and extent of textural and building
articulation on building elevations visible from the street.
4.

5.

Building Design.
a.

Office elements within the building shall be emphasized with building treatment
articulation (e.g. separate roof element, elevated parapet height, expansive
window area, column features where applicable, insets, pop-outs, etc). Where
possible, office elements shall be oriented toward perimeter streets.

b.

Building walls facing streets shall be articulated and include texture treatment
through the use of sandblasted, fluted, or integral colored concrete and insets.

Site Development.
a.

Two parking plans will be approved indicating parking for a warehouse use and a
manufacturing use. At the time of site development, if the building is for
speculative use, parking (vehicular and truck) for a warehouse use shall be
provided. Additional landscaping shall be provided in-lieu of the increased
parking required for a manufacturing use.

b.

Site access points will be reviewed for the purpose of identifying potential truck
traffic conflicts on-site and surrounding uses.

c.

Outdoor storage shall be where approved by the Planning Commission and shall
be fully screened from view of any public street.

d.

Site design shall consider employee amenity areas such as tables, seating areas
and shade trees, etc.
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VI. DEVELOPMENT REGULATIONS
A.

GENERAL PROVISIONS
This chapter includes the development regulations and guidelines for all new development within
the Eucalyptus Business Park Specific Plan (EBPSP). The EBPSP is intended to carry out the
goals and policies contained in the City of Chino General Plan in an orderly and attractive fashion
in order to establish a well designed, high quality working and shopping environment. All
development within EBPSP area shall therefore be consistent with the provisions of the Chino
General Plan. The provisions contained herein are also intended to accomplish the goals and
objectives identified in Chapter III, to implement the component plans identified in Chapter IV, and
to facilitate implementation of the design guidelines contained in Chapter V.
1.

Relationship to the City of Chino Zoning Ordinance. Development standards and
criteria contained in this document will supplement or replace those of the City of Chino's
Zoning Ordinance. Whenever the regulations contained herein conflict with the provisions
of the Chino Zoning Ordinance, the regulations contained herein shall take precedence.
Any standards or land use proposals not specifically covered herein shall be subject to the
regulations, standards, and specifications of the City of Chino Zoning Ordinance.
Unless otherwise specifically approved as part of this specific plan, all offsite
improvements shall be subject to the City of Chino's policies and standards in effect at
the time improvement plans are submitted. If any provision of this document conflicts
with the regulations of the Chino Zoning Ordinance, the provisions of this document shall
take precedence.

2.

Interpretation. The Director of Community Development or the Director's designee shall
have the responsibility to interpret the provisions of this Specific Plan. All such
interpretations shall be in written form, and shall be permanently maintained. Any person
aggrieved by an interpretation may request that such interpretation be reviewed by the
Planning Commission.

3.

Enforcement. The Director of Community Development shall enforce the provisions of this
Specific Plan and all applicable codes of the City of Chino, including, but not limited to,
building, mechanical, fire, and electrical codes, and codes related to drainage, wastewater,
public utilities, subdivisions, and grading. In addition, the Director of Community
Development shall have the responsibility to ensure that the applicable codes of all
governmental agencies and jurisdictions are being met prior to the issuance of any permit
or approval requested pursuant to this plan.

4.

Amendments. The procedures to amend this specific plan shall be as specified by Chino
Municipal Code Section 20.04.040 (Specific Plans and Amendments). In addition,
amendment to any element of the City of Chino General Plan may be required if a conflict
is found to exist with any proposed specific plan amendment.

5.

Definitions. Terms, words, phrases and their derivations that are not defined by this
specific plan shall have the same meanings as those set forth in the Zoning Ordinance of
the City of Chino.

6.

Compliance with Uniform Building and Fire Codes. All construction within EBPSP area
shall be in compliance with the Uniform Building Code, Uniform Fire Code, and all other
ordinances adopted by the City pertaining to construction and safety features. All other City
standards and policies shall apply at the time of submittal.
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7.

Implementation of EIR Mitigation. An EIR has been prepared and certified for the
EBPSP. The mitigation measures contained in the certified Final EIR have been
incorporated into the specific plan document, and shall be a condition of approval on all
development within the specific plan area as determined by the City of Chino.
Environmental Assessment requirements for individual projects within the specific plan area
shall focus on the subjects identified for such requirements in the EBPSP EIR pursuant to
CEQA guidelines.

8.

Property Owners' Association, CC&R's. Where required or established, CC&R's and/or
property owners' association by-laws along with a typical deed, shall be submitted for
review and approval by the Planning and Engineering Divisions and the City Attorney. The
approved CC&R's shall be recorded concurrently with the final map or prior to building
permits if a tract map is not filed. A copy of the recorded CC&R's shall be submitted to the
Planning Division. A copy of the signed deed for the first parcel shall also be submitted to
the Planning Division.

9.

Right to Farm Provisions.
a.

Purpose and Intent. As urban development occurs within the EBPSP area,
commercial and industrial uses will locate adjacent to pre-existing agricultural
activities. As a result, agricultural operations may become the subject of nuisance
complaints of litigation, could be pressured to cease or curtail operations, or may
be discouraged from making investments in farm improvements.
To conserve and protect the continued viability of agricultural operations in the
EBPSP area, right to farm regulations have been provided to limit the
circumstances under which agricultural operations may be deemed to constitute a
nuisance. The intent is to balance the rights of farmers to produce dairy products,
food, and other agricultural commodities with the rights of non-farmers who own,
occupy, or use land adjacent to agricultural properties.

b.

Applicability. The Right-to-Farm provisions contained herein shall apply to all
legal agricultural operations existing at the time of Specific Plan adoption. For
the purpose of these Right-to-Farm regulations, agricultural operations shall
include all uses identified in Table VI-A (Land Use Matrix), under the “Agricultural
Use Types” land use category.

c.

Policy.
(i)

No agricultural operations conducted or maintained in a manner consistent
with proper and accepted customs and standards, as established and
followed by similar agricultural operations in the same locality, shall be or
become a nuisance, private or public, due to any changed condition in or
about the locality if the agricultural operation was existing at the time of
adoption of the EBPSP, or thereafter legally expanded at the time it began.

(ii)

This section shall not invalidate any provision contained in the California
Health and Safety Code, fish and Game Code, Food and Agricultural
Code, or Division 7 (commencing with Section 13000) of the Water Code,
if the agricultural operation constitutes a nuisance, public or private, as
specifically defined or described in any such provision.

(iii)

This section is not to be construed so as to modify or abridge the state law
set out in the California Civil Code relative to nuisances, but rather it is only
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to be utilized in the interpretation and enforcement of the provisions of City
ordinances and regulations.
10.

B.

Severability. If any regulation, condition, program, or portion thereof of this specific plan is
for any reason held invalid or unconstitutional by any court of competent jurisdiction, such
portion shall be deemed a separate, distinct, and independent provision, and the invalidity
of such provision shall not affect the validity of the remaining portions.

PERMITTED USES
Table VI-A (Land Use Matrix) establishes the uses that are permitted, conditionally permitted,
administratively permitted, or not permitted within each of the land use categories within the
EBPSP, excluding the Commercial (C) land use category which shall be regulated according to the
CG (Commercial General) zoning district in Table 20.06-1, Allowed Uses in the Commercial Zoning
Districts, of the Chino Zoning Code. The regulations contained in this section apply not only to the
primary use of property within the specific plan area, but also to each accessory and support use.
P=
C=
A=
=

Permitted uses
Conditionally permitted uses
Administratively permitted uses
Not permitted

In addition to the above symbols, references to special notes have been included on the proceeding
pages, following Table VI-A (Land Use Matrix).
Chapter VII (Phasing and Implementation) describes requirements for filing and processing of
developments within the EBPSP area, including requirements for site plans, and conditional and
administrative use permits.
Within Southern California Edison (SCE) easements for their 220 kV line within the EBPSP area,
passive-type parks, agricultural, and horticultural uses will be considered compatible. The
easement may be utilized for rail service, trailer storage, parking and similar uses of non-structural
basis subject to adherence to SCE guidelines.
All other uses not listed as Permitted, Conditionally Permitted, or Administratively Permitted are
prohibited unless a finding is made by the Planning Commission that the use is consistent with the
purpose and intent of the EBPSP, and is similar to, and no more objectionable than, uses which are
permitted, conditionally permitted, or administratively permitted within the district in which the use is
proposed.
Table VI-A—Land Use Matrix
Land Use Types
Manufacturing & Assembly Use Types:
Automotive and Light Truck Repair: Subject to the provisions of
Section VI.D.2 (Automobile and Light Truck Repair Facilities), activities
include, but are not limited to, automotive and light truck (less than 6000
lbs.) repair and the incidental retail sale of goods and services for
automobiles and light trucks. Uses typically include, but are not limited
to, brake, muffler, and tire shops; transmission and engine repair;
automotive painting and bodywork, and the installation of major
accessories
General Manufacturing and Assembly: Activities typically include, but
are not limited to, the mechanical or chemical transformation of raw or
semi-finished materials or substances into new products, including
manufacture of products; assembly of component parts (including
required packaging for retail sale); blending of materials such as
lubricating oils, plastics, and resins; and treatment and fabrication
operations. Activities are conducted wholly within an enclosed building,

AM

BP

C

CO

M

GI

[1]

C





A

A



C





P

P/C[10]

EUCALYPTUS BUSINESS PARK SPECIFIC PLAN
Adopted: December 18, 1990
Revised October 2000
Revised December 2002
Revised December 2003
Revised August 2006

Revised May 2008
Revised November 2008
Revised April 2009
Revised September 2014

Page 154
Revised February 2019
Revised March 2022

Chapter VI—DEVELOPMENT REGULATIONS

Table VI-A—Land Use Matrix
Land Use Types
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and uses which require massive structures outside of buildings such as
cranes or conveyer systems, or open air storage of large quantities of
raw or semi-refined materials are not included within this land use type.
Also not included are those uses described as "Special Industrial
Operations.” General manufacturing is typically undertaken for the
wholesale market, but may include direct sales. A key feature is the
creation of added value to the final product.
Light Manufacturing and Assembly: Activities typically include, but
are not limited to, the mechanical or chemical transformation of raw or
semi-finished materials or substances into new products, including
manufacture of products, assembly of component parts (including
required packaging of individual items for retail sale), and treatment and
fabrication operations. Light manufacturing is conducted wholly within
an enclosed building. Operations are typically undertaken for the
wholesale market, but may include direct sales. A key feature is the
creation of added value to the final product (i.e., product is created
which has a greater retail value than the sum of the individual
components used in the manufacturing process). Also included are
labor intensive manufacturing, assembly or repair processes that do not
involve frequent truck trips (more than eight [8] truck trips daily) or the
transport of large scale products. Light manufacturing activities do not
produce odors, noise, vibration, or particulates which would adversely
affect uses within the same structure or on the same site and also
exclude those uses described as "Special Industrial Operations".
Outdoor Manufacturing and Assembly: Activities typically include,
but are not limited to, the mechanical or chemical transformation of raw
or semi-finished materials or substances into new products, including
manufacture of products; assembly of component parts (including
required packaging for retail sale); blending of materials such as
lubricating oils, plastics, and resins; and treatment and fabrication
operations conducted outside of an enclosed building. Not included are
uses that require massive structures outside of buildings such as cranes
or conveyer systems, or open air storage of large quantities of raw or
semi-refined materials. Also not included are those uses described as
"Special Industrial Operations.” Outdoor manufacturing is typically
undertaken for the wholesale market, but may include direct sales. A
key feature is the creation of added value to the final product.
Research, Development, and Testing: Activities typically include, but
are not limited to, scientific research and theoretical studies and
investigations in the natural, physical, or social sciences; engineering,
fabrication, and testing of prototypes developed with the objective of
creating marketable end products; and the performance of physical and
environmental testing and related activities by or under the supervision
of professional scientists and highly trained specialists.
Special Industrial Operations: Activities include those activities which
might otherwise be defined as Light, General, or Outdoor Manufacturing
or Research, Development, and Testing, but which use, store, or handle
hazardous, highly flammable, or explosive materials. These uses
include all "H" category occupancies as described in the currently
adopted Uniform Building Code, including facilities that conduct
semiconductor fabrication, and comparable research and development.
Wholesale, Storage, and Distribution Use Types:
Retail and Wholesale in Conjunction with Manufacturing: Activities
typically include, but are not limited to, retailing and wholesaling or
goods and products manufactured onsite. Typical uses include furniture
manufacturing and sales, computer and electronics assembly and
sales, paper manufacturing and sales and general storage and
warehousing services. A key feature of these uses is that they are
designated as “point of sale” and therefore generate sales taxes.
Storage—Business: Activities include the onsite, indoor storage of
business materials such as, but not limited to, "dead files." Included,
are storage areas provided by individual businesses, as well as by
building/complex owners as an amenity for onsite tenants.
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Table VI-A—Land Use Matrix
Land Use Types
Storage—Inoperable Vehicles: Activities include the parking and/or
storage of inoperable vehicles. Typical uses include truck storage
yards, tow storage yards, and junkyards.
Wholesale, Storage, and Distribution Use Types (Cont.):
Storage—Operable Vehicles: Subject to the provisions of Section
VI.C.5 (Outdoor Storage). Activities include the parking and/or storage
of operable vehicles within secured or unsecured areas. Typical uses
include fleet storage lots for those vehicles owned or leased by the
business occupying the site.
Storage—Outdoor in Conjunction with a Permitted or Conditionally
Permitted Use: Subject to the provisions of Section VI.C.5 (Outdoor
Storage).
Storage—Personal: Activities typically include storage services and
facilities primarily for personal effects and household goods within
enclosed storage areas having individual access. Excluded are uses
such as workshops, hobby shops, manufacturing and commercial
activities. Typical uses include mini-warehouses.
Wholesale, Storage, and Distribution: Activities typically include, but
are not limited to, wholesaling, storage, and warehousing services.
Excluded are trucking services and freight terminals; wholesaling from
the premises of unfinished, raw, semi-refined products requiring further
processing, fabrication, or manufacturing; and storage on the premises
of raw and semi-refined products requiring further processing,
fabrication, or manufacturing. A key feature of these uses is that no
value is added to products handled within the site. In addition, onsite
wholesaling operations do not typically generate sales taxes.
Commercial Use Types:
Administrative and Professional Offices: Activities typically include,
but are not limited to executive management, administrative or clerical
uses, and information or consultation of a professional nature. Uses
typically include, but are not limited to, corporate headquarters, branch
offices, data storage centers, architects, lawyers, insurance sales,
financial planners, travel agencies, and accountant's offices.
Adult Businesses: Adult businesses are defined in Chino Municipal
Code Section 5.05.020.
Agricultural Supplies and Services: Activities typically include, but
are not limited to, the retail sales from the premises of feed and grain,
fertilizers, pesticides, herbicides, and similar goods. Uses typically
include, but are not limited to, feed and grain stores, well drilling and
tree service firms. Also included are showroom and sales of farm
equipment.
Alcohol Sales—For On-Site Consumption: Activities typically include
the sale, subject to required license, or consumption of alcoholic
beverages on the premises. Uses include restaurants and bars.
Alcohol Sales—For Off-Site Consumption: Activities typically include
the sale, subject to required license, of alcoholic beverages in sealed
containers for consumption off the premises. Uses typically include
grocery and liquor stores.
Animal Care: Activities typically include, but are not limited to, the
provision of animal care, treatment, and boarding services of large and
small animals. Uses typically include, but are not limited to, animal
clinics, large and small animal hospitals, and kennels. Excluded are
grooming and pet stores.
•
Animal Care Use Only
•
Animal Care Use with a permanent residence in excess of
1,000 square feet in size, which functions as a caretakers unit
and is accessory to the animal care facility. The animal care
use and the residence shall be located together on one
parcel, which shall be functionally separate from other uses
permitted within the zone.
•
Pet Stores including those providing grooming and care as an
ancillary use to the retail operation.

AM

BP

C

CO

M

GI















A





A

A









P

P















[2]





P

[10]

[1]

P

C

P

[1]

[1]















A





A

A



C

C

C







C

C










A
C







A
C

A
C





A







EUCALYPTUS BUSINESS PARK SPECIFIC PLAN
Adopted: December 18, 1990
Revised October 2000
Revised December 2002
Revised December 2003
Revised August 2006

Revised May 2008
Revised November 2008
Revised April 2009
Revised September 2014

Page 156
Revised February 2019
Revised March 2022

Chapter VI—DEVELOPMENT REGULATIONS

Table VI-A—Land Use Matrix
Land Use Types
Automotive Cleaning: Activities typically include the washing and
polishing of automobiles. Uses typically include automobile laundries;
car washes, excluding self service washes; and automotive detailing.
Automotive Rental Agencies: Activities typically include, but are not
limited to, the rental from the premises of motor vehicles, with provision
for incidental maintenance services.
Automotive Sales: Activities typically include the retail sale of new
vehicles together with their incidental maintenance. Typical uses
include automobile sales agencies. Used vehicles may be permitted as
an incidental use, not to exceed 49% of the total vehicle inventory on
site.
Recreational Vehicle Sales: Activities typically include the retail sale
of new RVs together with their incidental maintenance, including minor
paint repair. The sales of used RVs may be permitted as an incidental
use, not to exceed 49% of the total inventory on site. Recreational
Vehicles may include vehicles primarily designed for recreational
camping or travel use that has its own motive of power or is mounted or
towed by another vehicle such as travel trailers, fifth-wheel trailers,
folding camping trailers, truck campers, motor homes, boats, offhighway vehicles, and other devices used for recreational purposes.
Automotive Service Station: Subject to the provisions of Section
VI.D.5 (Automotive Service Stations), activities typically include, but are
not limited to the sale from the premises of goods and the provision of
services normally required in the daily operation of motor vehicles,
including the principal sale of petroleum products, the incidental sale of
replacement tires, and the performance of minor repairs.
▪
Intended for Passenger Vehicle Use
▪
Intended for Trucks and Fleet Vehicles
Building Maintenance Services: Activities typically include, but are not
limited to, maintenance and custodial services, window cleaning
services, disinfecting and exterminating services, and janitorial services.
Building Supplies and Sales: Activities typically include, but are not
limited to; the retail sale or rental from the premises of goods and
equipment, including paint, glass, hardware, fixtures, electrical supplies
and lumber and hardware stores. Outdoor storage may be permitted
subject to screening requirements.
Business Supply Retail and Services: Activities typically include, but
are not limited to; retail sales; rental or repair from the premises of office
equipment, office supplies; and similar office goods primarily to firms
and other organizations utilizing the goods rather than to individuals.
The sale or rental of motor vehicles and the sale of materials used in
construction of buildings or other structures is excluded from this use
type.
Business Support Services: Activities typically include, but are not
limited to, firms rather than individuals of a clerical, employment, or
minor processing nature, including multi-copy and blue-print services.
The printing of books, other than pamphlets and reports for another firm
is excluded from this use type.
Communication Services: Activities typically include, but are not
limited to, broadcasting and other information relay services accomplished primarily through use of electronic and telephonic mechanisms.
Uses typically include, but are not limited to, television and radio
studios and telegraph offices.
Conference and Convention Facilities: Activities typically include, but
are not limited to, meeting rooms and halls for conferences and
conventions along with ancillary catering services. While these uses
are typically associated with a hotel, conference/convention facilities
may occur as freestanding structures.
Construction Sales and Services: Uses typically include establishments or places of business primarily engaged in construction activities
and incidental storage on lots other than construction sites of construction equipment. Also included is the retail sale of materials used in the
construction of buildings or other structures other than incidental sales
of paint, fixtures, and hardware. Typical uses include tool and
equipment rental or sales yards, and building materials stores.
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Table VI-A—Land Use Matrix
Land Use Types
Convenience Sales and Services: Uses typically include establishments or places of business primarily engaged in the provision of
frequently or recurrently needed items or services typically associated
with residential neighborhoods. Included are neighborhood grocery
stores and supermarkets, drug stores, mini-markets (other than those
established as part of an otherwise permitted automotive service
station), and video stores.
Day Care Services: Subject to the provisions of Section VI.D.6 (Day
Care Facilities), activities typically include the daytime care of
individuals under 18 years of age. Uses typically include nursery
schools, preschools, and day care centers. Excluded, are uses
classified under "Community Education.”
Drive-Thru Sales and Services: Activities typically include
establishments, which, by design, physical facilities, service, or
packaging procedures, permits or encourages customers to place
orders, receive services, and/or obtain goods while remaining in their
motor vehicle.
Durable Goods Sales: Activities typically include, but are not limited to,
the retail sales from premises of durable goods that are purchased
infrequently. Uses typically include, but are not limited to, furniture,
piano and organ, major appliance (e.g. refrigerators), and carpet and
flooring stores.
Eating and Drinking Establishments: Activities typically include, but
are not limited to, the retail sale from the premises of food or beverages
prepared for on-premises and offsite consumption. Uses typically
include, but are not limited to restaurants, fast food type services,
sandwich shops, and mini-markets where the primary use is food
preparation. Excluded are drive-through sales and services. Employee
cafeterias are permitted in all zones as an accessory use.
Entertainment/Recreation: Activities typically include, but are not
limited to, sports performed either indoors or outdoors, entertainment
services, or recreation for participants or spectators. Specific entertainment/recreation use types include:
•
Amusement Center: Public places of amusement or
business in which 4 or more coin-operated amusement
devices are installed, such as photography machines, video
games, fortunetelling machines, and other games of skill or
science, but not including games of chance or other similar
devices. Included, are any places open to the public,
whether or not the primary use of the premises is devoted to
operation of such devices.
▪
Indoor Entertainment: Predominantly spectator uses
conducted within an enclosed building. Typical uses include
motion picture theaters, meeting halls, dance halls, and
private clubs and lodges.
▪
Indoor Sports and Recreation: Predominantly participant
sports conducted within an enclosed building. Typical uses
include bowling alleys, billiard parlors, ice and roller skating
rinks, and indoor racquetball courts.
▪
Outdoor Entertainment: Predominantly spectator uses
conducted in open, partially enclosed, or screened facilities.
Typical uses include sports arenas, racing facilities, and
amusement parks.
▪
Outdoor Sports and Recreation: Predominantly participant
sports conducted in open, partially enclosed, or screened
facilities. Typical uses include driving ranges, miniature golf
courses, swimming pools, and tennis courts.
Financial Institutions: Uses typically include, but are not limited to,
banks, savings and loans, and credit unions.
Fortune Telling Services: Activities typically include those in which a
person professes to foretell events in other people's lives in return for
money or other remuneration.
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Table VI-A—Land Use Matrix
Land Use Types
Health Clubs and Spas: Activities typically include, but are not limited
to sport and health-related activities performed either indoors or
outdoors. Uses typically include, but are not limited to, health clubs,
spas, gyms, and tennis clubs.
Hotels and Motels: Activities typically include, but are not limited to
lodging services to, transient guests on a less-than-monthly basis, other
than in the case of uses such as private boarding houses. Cooking
Facilities may be provided in individual rooms or suites.
Industrial Medical and Health Care Services: Activities typically
include, but are not limited to, the provision of work-related therapeutic,
preventive, or correctional personal treatment (including out-patient
surgical services) by physicians, dentists, and other medical
practitioners, as well as the provision of work-related emergency
medical treatment.
Laundry Services: Activities typically include, but are not limited to,
institutional or commercial linen supply and laundry services, dry
cleaning plants, rug cleaning, and diaper service laundries.
Medical Offices: Activities typically include, but are not limited to
therapeutic, preventive, or correctional personal treatment by
physicians, dentists, and other medical practitioners on an appointment
basis.
Medical and Health Care Services: Activities typically include, but are
not limited to, medical testing and analysis services, short and long-term
emergency care services and walk-in medical clinics; and typically
include those services performed by family planning clinics, in-patient
health care facilities, hospitals, emergency centers (except as noted
under “Industrial Medical and Health Care Services”) and associated
pharmacies.
Medical Marijuana Dispensaries: A facility or location where medical
marijuana is made available to and/or distributed by any of the following:
a qualified patient, a person with an identification card, or a primary
caregiver. Each of these terms is defined herein and shall be
interpreted in strict accordance with California Health and Safety Code,
Sections 11362.5 and 11362.7 et. seq. as such sections may be
amended from time to time.
Personal Services and Sales: Activities typically include, but are not
limited to retail sales of small personal convenience items and
professional services which are used frequently by the business
community. Uses typically include, beauty and barbershops, florist
shops, photography studios, and apparel laundering and dry cleaning
agencies.
Repair Services: Activity typically include, but are not limited to, repair
of such articles as upholstery, furniture, electronic equipment, and large
electrical appliances.
Civic Use Types:
Civic Administration: Activities typically include, but are not limited to,
management, administration, or clerical services performed by public,
quasi-public, and utility agencies.
Community Education: Typical activities include educational services
provided by private or parochial institutions. Typical uses include
elementary schools, junior high schools, high schools, junior colleges,
and vocational and trade schools.
▪
Community education for minors
▪
Community education for adults
Cultural Facilities: Activities typically include, but are not limited to,
those performed by public and private museums and art galleries, public
and private libraries and observatories. Also included are facilities for
the performing arts.
Parks: Uses typically include lands reserved for active and passive
recreational use and leisure time sports, picnicking, and other similar
activities.
Places of Worship: Activities include religious services and assembly
such as customarily occurs in churches, synagogues, and temples.
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Table VI-A—Land Use Matrix
Land Use Types
Utility Facilities: Activities typically include, but are not limited to, those
performed by public agencies or publicly regulated utility firms. Uses
typically include, but are not limited to, electric, gas, and oil transmission
facilities; mail processing facilities; bus and multi-modal transit stations;
and water reservoirs, water tanks, wells, and pumping stations.
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Agricultural Use Types:
Agriculture: Activities typically include the commercial onsite
production of food and fiber products. Existing agricultural operations
in effect at time of specific plan adoption by the Chino City Council are
permitted to continue—see Section VI.A.9 (Right-to-Farm Provisions).
▪
Animal Production: Activities include the commercial raising of
commercial animals. Typical uses include grazing, ranching, and
dairy farming.
▪
Crop Production: Activities include the raising and harvesting of
tree crops, raw crops, or field crops on a commercial basis.
Packing and processing is excluded.
Horticulture: Activities typically include, but are not limited to,
horticultural/floricultural specialties such as flowers, shrubs, groundcovers, and trees intended for ornamental or landscaping purposes.
Residential Use Types:
Caretaker’s Residence: Activities include the occupancy of living
accommodations (not to exceed 1,000 square feet) associated with an
industrial use type for the purpose of providing 24-hour surveillance of
the industrial property.
Family Residential: Activities typically include the occupancy of living
accommodations on a wholly or primarily non-transient basis, but
exclude institutional living arrangements and caretaker facilities.
▪
Detached Residential: A building designed and/or used to house
not more than one family including all domestic employees of such
family and which dwelling is not attached to any other dwelling.
▪
Attached Residential: A building designed and/or used to house
more than one family within individual dwelling units, including
duplexes, triplexes, etc., as well as townhouses, condominiums,
and apartments.
Group Residential: Activities include the occupancy of living quarters
by a group or groups of persons on a weekly or longer basis. Included
are voluntary living arrangements such as boarding houses and
fraternities, as well as involuntary living arrangements such as prisons
and asylums.
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Permitted Uses Notes:
1.

May be established only as an accessory use to uses, which are otherwise permitted, in this designation subject to the
approval requirements of the primary use. Not permitted as the primary use.

2.

Uses with less than 50,000 square feet may be permitted with the issuance of an Administrative Permit. Uses with 50,000
or more square feet per parcel or planned development may be permitted with the issuance of an Administrative Permit only
if the following conditions apply:
a.

The proposed use is designed to support, and is clearly incidental to, an on-site manufacturing operation; or
The proposed use is designed to support, and is clearly incidental to, an off-site manufacturing operation within
the City of Chino;
AND

b.

The proposed use, along with the manufacturing operation it supports, will meet the following criteria:
(i)

A positive municipal benefit/cost ratio of at least 1.1 will result (projected annual recurring revenues
divided by projected annual recurring costs is equal to or greater than 1.1); and

(ii)

A minimum employment density of at least 20 employees per acre will result.

OR
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c.

If the criteria in subsection (b) above are not satisfied, appropriate offsets shall be guaranteed by development
agreement to ensure that the criteria will be met. Such offsets may include, but are not limited to, development of
commercial uses by the project sponsor within the City of Chino, designation of a proposed warehouse or
distribution facility as “point of sale” for sales tax purposes, establishment of office facilities within the City of Chino,
etc. Note: This provision shall not apply to Twin Oaks Business Park located on the Southwest corner of
Eucalyptus and Ramona Avenues, which was developed prior to the adoption of this specific plan.

3.

May be established as a noncommercial employee amenity incidental to an otherwise permitted use.

4.

Financial institutions, which support and are incidental to ongoing operations which are otherwise allowable may be
permitted (e.g. company credit union).

5.

Permitted also within the Southern California Edison Easement, subject to applicable easement restrictions.

6.

May be permitted as a new activity only within Southern California Edison easements subject to applicable requirements for
the easement. New crop production activities may occur in the area designated as Auto Mall until it reverts to the
Commercial/Office designation.

7.

Existing single- family residences located within the specific plan area as of the adoption of the specific plan by the Chino
City Council are permitted to continue.

8.

Permitted in up to 50 percent of a building. Buildings that wish to have more than 50% of their floor area devoted to medical
offices may do so if the entire building is adequately parked at the Medical and Dental Office parking rate of one space/200
square feet GFA.

9.

Automotive Sales in the Commercial-Office designation shall be permitted under the following criteria:

10.

a.

The automotive sales facility is 2.5 acres or larger; and

b.

The facility is substantially contiguous to an existing automotive sales facility.

All buildings in excess of 500,000 sq. ft. in the General industrial land use district shall only be permitted with the approval of
a Special Conditional Use Permit.
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C.

DEVELOPMENT STANDARDS
1.

Development Regulations. Table VI-B (Development Regulations) establishes the
minimum standards for development proposed within the EBPSP area.
These
regulations shall govern the development of all property within the specific plan area, and
shall supersede the provisions of the City of Chino Zoning Ordinance.
Certain uses and activities, due to their nature, have the opportunity to create more
significant impacts upon the community than others do. As a result, specific regulation of
these activities and uses is warranted. Thus, in addition to the provisions of this Section,
certain uses will be subject to the additional regulations outlined in Section VI.D (Specific
Use Development Standards), including antennas and satellite dishes, automobile and
light truck repair facilities, automobile dealerships, automobile rental agencies,
automobile service stations and day care facilities.

Table VI-B—Development Regulations
Feature

Site Requirements
Minimum Parcel Size
Minimum Parcel Width
Minimum Parcel Depth
Minimum Parking Setbacks and
Landscaping
▪
Street Frontages
−
Central Avenue
−
Eucalyptus Avenue
−
Chino Hills Parkway
−
Chino Hills Freeway
−
Corporate Center Avenue
−
Ramona Avenue
Site Requirements (continued)
−
Yorba Avenue
−
Monte Vista Avenue
−
Local Streets
−
Private Drive Aisles
▪
San Antonio Channel
▪
Interior Side Property Lines
▪
Rear Property Line

Depth

AM

BP

C

CO

M

GI

Additional
Regulations

2.5 ac
200 ft
250 ft

2.5 ac
200 ft
250 ft

2.5 ac
200 ft
250 ft

5.0 ac
280 ft
350 ft

1.0 ac
150 ft
170 ft

2.0 ac
150 ft
170 ft

Note 1
Note 1
Note 1
Notes 3 & 5

NA
NA
25 ft
15 ft
20 ft
20 ft

25 ft
20 ft
25 ft
NA
20 ft
20 ft

NA
20 ft
NA
15 ft
20 ft
20 ft

NA
NA
25 ft
15 ft
20 ft
20 ft

NA
20 ft
25 ft
NA
NA
20 ft

NA
20 ft
25 ft
NA
NA
20 ft

NA
NA
15 ft
10 ft
10 ft
5 ft
0 ft

NA
20 ft
15 ft
10 ft
10 ft
5 ft
0 ft

NA
NA
15 ft
10 ft
10 ft
5 ft
0 ft

NA
NA
15 ft
15 ft
10 ft
5 ft
0 ft

20 ft
20 ft
15 ft
10 ft
10 ft
5 ft
0 ft

20 ft
20 ft
15 ft
10 ft
10 ft
5 ft
0 ft

50 ft
45%

70 ft
45%

50 ft
45%

120 ft
45%

80 ft
45%

80 ft
50%

Note 2
Notes 1

25 ft
30 ft
100%

25 ft
30 ft
85%
100%

25 ft
30 ft
100%

25 ft
30 ft
75%
90%
100%

25 ft
30 ft
80%
100%

25 ft
30 ft
80%
100%
100%

Notes 3 & 4
Notes 3 & 4
Notes 3 & 4
Notes 3 & 4
Notes 3 & 4

10 ft
0 ft
0 ft

10 ft
0 ft
0 ft

10 ft
10 ft
0 ft

20 ft
10 ft
10 ft

10 ft
0 ft
0 ft

10 ft
0 ft
0 ft

Note 1
Note 1
Note 1

of

Building Requirements
Building Height Limit
Maximum Lot Coverage (footprint of onsite
structures)
Minimum Setbacks
▪
Streets, Exterior Side Property Lines (% of
building height, unless otherwise specified)
−
Portion of Building Up to 25 ft
−
Portion of Building 26 ft to 35 ft
−
Portion of Building 35 ft to 50 ft
−
Portion of Building 50 ft to 70 ft
−
Portion of Building Over 70 ft'
▪
Interior Side Property Lines
−
One Side
−
Other Side
▪
Rear Property Line
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Development Standards Notes:
1.

2.

Subject to the provisions of Section VI.C.9 (Planned Developments) minimum lot sizes, widths, and depths; parking and
landscape setbacks for interior, rear and side parcel lines; building setbacks for interior side and rear property lines and
building coverage requirements may be modified.
Building height shall be measured from finished grade of the curb along the street or drive along which the building is located.

3.

Setbacks shall be measured from property line or from the face of curb when adjacent to a private street.

4.

In order to provide variety to streetscapes within the EBPSP area, encourage innovation in site design, and to enhance the
articulation of building facades, encroachment of certain building projections into otherwise required street setbacks may be
desirable. Portions of buildings may be permitted to encroach into the minimum building setback along public streets if the
City, in approving the proposed site plan, makes the following findings:
a.

The proposed encroachment shall maintain a minimum building setback no less than forty percent (40%) of the
otherwise required building setback.

b.

The proposed encroachment into the minimum required setback occupies no more than twenty-five percent (25%)
of the normally required setback area.

c.

Portions of the building other than the proposed encroachment are set back a greater distance than the required
minimum setback so that the landscaped area located between the normally required setback line and the building
is equal to or greater than two times the surface area of the proposed encroachment into the minimum setback
(see Figure VI-1).
(i)

On a dimensioned site plan of the proposed structure, add lines drawn at right angles to the curb as far
apart as necessary so as to encompass the entire building width (Lines 1 and 2), as well as the normally
required setback line for the district within which the site is located (Line 3).

(ii)

Calculate the surface area of the proposed encroachment into the minimum setback (the proposed
building area located between the required building setback line and the curb identified as Area A).

(iii)

Calculate the proposed building setback area provided in excess of the required minimum (the area
formed by Lines 1 and 2 and the building identified as Areas B, C, D, etc.).

(iv)

The total square footage of the proposed building setback area provided in excess of the required
minimum (Areas B, C, etc.) shall be greater than or equal to twice the square footage of Area A
(proposed encroachment in the minimum setback) as identified in the following formula:
(Area B + Area C + Area D...)  (2 x Area A)

Figure VI-1—Alternative Setback
Line

Line 2

1

Face of Curb

Proposed Setback
Line

A

Line3

B

d.

Required Setback
Line

C

The amount of landscaping provided on the site exceeds the requirement for the district within which the proposed
encroachment is located by an area at least equal to the surface area of the proposed encroachment.
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e.

The proposed encroachment into the minimum required setback is an item of architectural interest (e.g. office
element of an industrial building, arcade, etc.); alternatively, the proposed encroachment into the minimum required
setback is a corner of a building which has been sited at an angle to the street.

f.

The mass and scale of the proposed encroachment into the minimum required setback is consistent with the mass
and scale of the building, of the overall site design, and of the overall design intent of the EBPSP.

5.

Additional setbacks may be required in order to implement EIR mitigation measures regarding burrowing owls.

6.

Automobile display areas associated with a legally established automobile sales use may encroach into the required
parking setback area, provided the display area occupies no ore than 30% of the required setback area. However, in no
case shall a parking setback less than 10-feet in depth be provided.
In addition, the total landscaped area provided along street frontages shall be equal to that which would otherwise be
provided if no encroachment were to occur. Any such encroachment into a required parking setback area shall be paved
with a decorative/enhanced pavement treatment, such as interlocking pavers.

7.

In the BP and GI land use districts, building and landscape setback shall be measured from curb face in the segment from
Central Avenue to the San Antonio Channel and shall be a minimum of 37 feet. Where supplemental traffic lanes are
required, the setback shall be a minimum of 12 feet from the property line, which may result in a setback of less than 37 feet.
This setback area shall be landscaped.
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Figure VI-2—Conceptual Site Plan: Auto Mall (Interior Parcels)
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Figure VI-3—Conceptual Site Plan: Business Park (Corner/Interior Parcel)
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Figure VI-4—Conceptual Site Plan: Commercial (Corner Parcel)
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Figure VI-5—Conceptual Site Plan: Commercial/Office (Corner/Interior Parcel)
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Figure VI-6—Conceptual Site Plan: Manufacturing (Corner/Interior Parcel—Rear Loading)
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Figure VI-7—Conceptual Site Plan: Manufacturing (Corner/Interior Parcel—Side Loading)
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2.

Landscaping.
a.

Onsite landscape area (includes hardscape, pedestrian facilities other than within
parking areas and along public streets, plazas, courtyards, etc.) shall be provided
as follows, measured on a net site basis (a majority of this landscape area shall be
in vegetation rather than in hardscape):
Minimum Required On-Site Landscaped Area
Location
AM
BP
C
CO
Corner Lots
Interior Lots

10%
10%

15%
15%

15%
15%

20%
20%

M

GI

15%
10%

15%
10%

b.

Prior to issuance of building permits or prior to final approval of street improvement
plans, as applicable, four sets of detailed landscape and irrigation construction
drawings shall be submitted for review and approval by the Planning Division. All
landscaping irrigation systems shall be installed prior to the granting of final
inspection by the City. All irrigation service shall be metered separately from
domestic water.

c.

Permanent automatic irrigation systems shall be provided in all landscaped areas.
To the extent possible, water conserving irrigation techniques such as drip
irrigation shall be provided.

d.

All landscaped areas shall be maintained in a healthy and thriving condition, free
from weeds, trash, and debris.

e.

Building setbacks that are not used for drive entries, parking, or approved outdoor
uses shall be fully landscaped. All unpaved non-work areas shall be landscaped.
All future development phase areas shall be hydroseeded.

f.

The area between the existing Chino Valley Freeway right-of-way and the ultimate
right-of-way shall be landscaped and maintained as described in (e), above, and
shall not count toward required landscape area.

g.

To soften building setbacks, a minimum 10-foot wide landscape area shall be
provided adjacent to building elevations that face public streets, the Chino Valley
Freeway, parks and open space areas, private streets and common drives serving
three or more users which provides access to required parking. At the pedestrian
entries to a building, a portion of this requirement may be met by the use of
decorative hardscape. The depth of the required landscape and/or hardscape
shall be measured from building face.
In addition, the following landscaping shall be provided:
(i)

A 5-foot wide landscape and/or decorative hardscape area shall be
provided where parking is adjacent to the building and is visible from the
public street, private street, or common drive serving three or more users;
and

(ii)

A 2.5-foot wide raised hardscape area where parking is adjacent to the
building and is not visible from the public street, private street, or common
drive serving three or more users.
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Where a building is located adjacent to a landscaped setback, landscaping in
addition to the setback is not required.
i.

All parking visible from any public or private street shall be shielded by a
combination of berms (maximum 3:1 slope) planted with trees, shrubs and turf;
garden walls; and shrubs per the Eucalyptus Business Park Master Streetscape
Plan.

j.

Curbs, bumpers, and similar permanent devices shall be provided within parking
areas so that parked vehicles do not bump building, screen, landscape, or
perimeter walls and also do not overhang sidewalks, planters, or other landscaped
areas.

k.

Unenclosed parking facilities shall contain a minimum landscaped area as follows:

Parking Lot Size

Minimum Required Landscaped
Area
(% of total parking area)

Under 15,000 sq-ft
15,000 to 29,999 sq-ft
30,000 sq-ft and Greater

5.0%
7.5%
10.0%

For purposes of this requirement, "parking area" shall include boundary
landscaping, except required landscape setback areas.
Parking area
landscaping may be counted toward requirements for site landscape area.
l.

Planters shall have a minimum width of 5-feet and minimum length not more than
6-inches less that the longest abutting parking stall, exclusive of curbing, and shall
have sufficient room to accommodate tree growth.

m.

Parking facilities containing more than 3,600 square feet of parking area shall
include landscape islands having a minimum width of 5-feet, exclusive of curbing
and car overhang, at the ends of all parking aisles.

n.

A minimum of 15 trees per gross acre shall be provided. The total number of trees
used within parking areas shall not be less than one canopy tree per 5 parking
spaces.

o.

Trees used within required landscape areas, including parking areas shall have a
minimum size of 15 gallons. Trees provided within project sites shall be of the
following minimum sizes:
Required Tree Sizes
15 gallon (minimum 0.75" caliper)
24" box (minimum 1.75" caliper)
36" box (minimum 2.75" caliper)
48" box (minimum 3.25" caliper)

p.

40%
30%
20%
10%

All 15-gallon trees shall be staked per City standards. All box trees shall have guy
wires.
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3.

Parking Requirements. All parking area plans shall be reviewed and approved by the
Planning Division. The following standards shall apply to all parking facilities within the
EBPSP area:
a.

On-Street Parking. On-street parking is to be prohibited on all public streets.

b.

Required Number of Parking Spaces.
(i)

The minimum off-street parking requirements for uses within the EBPSP
area shall be as provided in Table VI-B (Off-Street Parking Space
Requirements). Requirements for uses not listed in Table VI-C shall be as
required by the by the Zoning Ordinance of the City of Chino or the
Planning Commission if no standard is provided in the Zoning Ordinance.

(ii)

In the absence of floor plans, ultimate user, and/or a proposed mix of uses,
the required number of parking spaces shall be calculated as follows:
Land Use Designation

Business Park

Commercial

Commercial Office

Manufacturing

General Industrial

(iii)

Required Parking
One space of each 385 sq-ft of gross floor area
(GFA); 35% maximum compact spaces; 50%
maximum long-term spaces; 10% of the spaces
provided shall be designated for car and van pool
use.
(Based on 60% of the GFA as
Manufacturing, 30% as Offices, and 10% as
Retail, General)
One space per 250 sq-ft of GFA; 25% maximum
compact spaces; long-term spaces not permitted.
(Based on 100% of the GFA as Retail, General)
One space of each 250 sq-ft of GFA; 30%
maximum compact spaces; 35% maximum longterm spaces; 7% of the spaces provided shall be
designated for car and vanpool use. (Based on
70% of the GFA as Offices and 30% as Retail,
General)
Per Chapter 20.18 (Parking) of the City’s Zoning
Code: Manufacturing: One space per 600 sq-ft of
floor area; Storage: One space per 1,000 sq-ft of
floor area for the first 20,000 sq-ft, one space for
each 2,000 sq-ft of floor area for the second
20,000 sq-ft, and one space for each 4,000 sq-ft
of floor area in excess of the initial 40,000 sq-ft.
Office: one space for each 250 sq-ft of floor area.
If the maximum office buildout is not specified,
office area shall be assumed as follows:
Buildings with GFA of 0 to 15,000 sq-ft – 15% of
GFA shall be counted toward office; buildings
with GFA of 15,001 to 50,000 sq-ft – 10% of the
GFA shall be counted toward office; and buildings
with GFA of more than 50,000 sq-ft – 5% of GFA
shall be counted toward office.
Meet the minimum parking provisions for
Manufacturing, except fewer spaces may be
striped for use as long as the site meets the
minimum number of parking stalls required by
the Zoning Ordinance of the City of Chino

Maximum Percentage of Compact Spaces and Long-Term Spaces.
The maximum percentage of compact spaces referred to in Table VI-C
shall be calculated based on the total number of parking spaces required.
The maximum percentage of long-term spaces shall be calculated based
on the number of non-compact spaces provided.
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(iv)

Reductions to the Required Number of Parking Spaces. A reduction in
the required number of parking spaces may be granted pursuant to Chino
Municipal Code Section 20.14.030.B.6 (Reductions to the Required
Number).

(v)

Required Number of Handicapped Parking Spaces. Handicapped
parking spaces shall be provided at the rate and configuration required by
the State of California.
Required Number of Motorcycle Parking Areas. Motorcycle parking
areas shall be provided pursuant to Chino Municipal Code Section
20.14.030.3 (Parking for Motorcycles).

(vi)

(vii)

Required Number of Bicycle Parking Areas. Bicycle parking areas shall
be provided pursuant to Chino Municipal Code Section 20.14.030.4
(Parking for Bicycles).

Table VI-C—Off-Street Parking Space Requirements
Use

Minimum Required OffStreet Parking

Maximum %
Compact
Spaces

Manufacturing, Assembly, Wholesale, Warehouse, & Distribution Uses
Manufacturing
Per Chapter 20.18 (Parking)
35%
of the City’s Zoning Code:
1 space/600 square feet of
gross floor area (GFA)
devoted to manufacturing,
plus the required amount of
parking for areas devoted to
other uses
Research & Development
1 space/425 square feet
35%
GFA
Wholesale, Warehouse &
Distribution

Per Chapter 20.18 (Parking)
of the City’s Zoning Code:
One space per 1,000 sq-ft of
floor area for the first 20,000
sq-ft, one space for each
2,000 sq-ft of floor area for
the second 20,000 sq-ft, and
one space for each 4,000
sq-ft of floor area in excess
of the initial 40,000 sq-ft
devoted
to
wholesale,
warehouse, and distribution,
plus the required amount of
parking for areas devoted to
other uses

Commercial Uses
Auditoriums, Places of Public 1 space/3 seats or 1
Assembly
seat/100 square feet where
there are no fixed seats
Auto Repair & Service
1 space/300 square feet
GFA, plus 2 spaces/service
bay
Auto Sales

2 spaces/1,000 square feet
of interior and exterior office
and display area, plus 2
spaces/service bay

Maximum %
Long-Term
Spaces

50%

10% of the spaces provided
shall be designated for car
and vanpool use.

50%

10% of the spaces provided
shall be designated for car
and vanpool use.
10% of the spaces provided
shall be designated for car
and vanpool use.

35%

50%

25%

None

25%

None

Spaces may not be used for
vehicle
sale,
service,
storage, rental, or repair.

25%

None

Spaces may not be used for
vehicle
sale,
service,
storage, rental, or repair.
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Table VI-C—Off-Street Parking Space Requirements
Use

Auto Service Station
Automobile Washing
Bank, Savings & Loan

Barber Shop & Beauty
Parlors
Bowling Alleys

Business & Personal
Services
Day Care Centers

Eating & Drinking
Establishments

Health Clubs
Hospitals
Hotels/Motels

Lumber Yards, Nurseries &
Hardware Stores

Medical & Dental Offices
Offices

Retail, General
Retail, Furniture & Major
Appliances
Tennis, Handball &
Racquetball Facilities
Theaters, Movie

Maximum %
Compact
Spaces

Maximum %
Long-Term
Spaces

1/employee, plus 2/service
bay, plus 1/company vehicle
3 spaces/washing stall
1 space/250 square feet
GFA, plus 1/employee in the
largest shift
3 spaces/station

25%

None

25%
25%

None
25%

25%

None

5 spaces/alley, plus 2
spaces/billiard table, plus 1
space for each 75 square
feet of game arcade area,
plus required for other uses
1 space/250 square feet
GFA
1 space/employee, plus 1
space/5 children capacity

25%

None

25%

None

25%

None

1 space/75 square feet up to
6,000 square feet GFA, plus
1 space/55 feet over 6,000
square feet GFA
1 space/150 square feet
GFA
1 space/1.5 beds
1 space/guest room, plus 1
space/100 square feet GFA
of banquet, assembly, or
restaurant seating, plus 1
space/400 square feet GFA
of accessory retail area
1 space/250 square feet
GFA retail sales area, plus 1
space/1,000 gross square
feet of outdoor display and
storage area
1 space/200 square feet
GFA
1 space/250 square feet
GFA

25%

None

25%

None

25%
25%

25%
None

25%

None

25%

25%

35%

50%

1 space/250 square feet
GFA
1 space/500 square feet
GFA
3 spaces/court, plus required
parking for other onsite uses

25%

None

25%

None

25%

None

5 spaces, plus 1 space/3
fixed seats

25%

None

25%

25%

35%

50%

25%

None

Minimum Required OffStreet Parking

Civic Use Types
Community Education, Adult 1
space/each
3-person
capacity,
plus
1
space/employee or faculty
Government Offices
1 space/250 square feet
GFA
Libraries, Museums,
Galleries

1 space/300
GFA

square

feet
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shall be designated for car
and vanpool use.

10% of the spaces provided
shall be designated for car
and vanpool use.

10% of the spaces provided
shall be designated for car
and vanpool use.
10% of the spaces provided
shall be designated for car
and vanpool use.
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Table VI-C—Off-Street Parking Space Requirements
Minimum Required OffStreet Parking

Use

Religious Assembly

Maximum %
Compact
Spaces

Maximum %
Long-Term
Spaces

25%

None

25%

None

1 space/100 square feet of
main
assembly/auditorium
area, or 1 space/3 seats
when
fixed
seats
are
provided,
whichever
is
greater
To be determined case-bycase

Utilities

Notes

A parking study shall be
submitted for review and
approval by the Planning and
Engineering Divisions.

c.

Use of Required Parking Areas. Areas required to meet applicable parking
requirements may not be used for any purpose other than parking.

d.

Parking Space Dimensions. Automobile parking spaces shall meet the following
design standards:
(i)

Full-sized Space. The minimum width and depth shall be as defined in
Chino Municipal Code Chapter 20.14 (Off-Street Parking & Loading) and
Figure VI-8.

(ii)

Long-term Space. A minimum width of 8.5 feet and minimum depth of 19
feet shall be provided, as shown in Figure VI-8.

(iii)

Compact Space. The minimum width and depth shall be as defined in
Chino Municipal Code Chapter 20.14 (Off-Street Parking & Loading) and
Figure VI-8.

(iv)

Parallel Space. A minimum dimension of 8-feet by 22-feet shall be
provided. However, if a parallel space abuts another parallel spaces only
on one end and access is adequate to that space, the length may be
reduced to 20 feet, as shown in Figure VI-8.

(v)

Handicapped Parking Space. All handicapped parking spaces shall be
designed, constructed, and signed pursuant to State requirements.
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Figure VI-8—Minimum Parking Stall Dimensions

e.

Parking Bay and Drive Aisles Dimensions. The minimum dimensions of parking
bays and maneuvering aisles shall be as shown in Tables VI-D, E, F, and G.

Table VI-C—Widths for Double Loaded Parking Aisles With One-Way
Traffic
Parking Angle
Compact Stalls Long-Term Stalls Standard Stalls
(in degrees)
(8-feet wide)
(9.5-feet wide)
(9-feet wide)
30
45
60
70
80
90

40’
44.5’
48.5’
51’
52.75’
54’

43’
49.83’
55.92’
59’
61.58’
63.33’

42’
52.5’
60’
61’
62.5’
64’
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Table VI-D—Widths for Single Loaded Parking Aisles With One-Way Traffic
Parking Angle
Compact Stalls Long-Term Stalls Standard Stalls
(in degrees)
(8-feet wide)
(9.5-feet wide)
(9-feet wide)
30
45
60
70
80
90

26’
28.25’
31.75’
34.25’
36.75’
39’

27.5’
31.5’
36.75’
39.67.
42.5’
45.33’

28.5’
32.75’
39’
40’
43.25’
45’

Table VI-E—Widths for Double Loaded Parking Aisles With Two-Way
Traffic
Parking Angle
Compact Stalls Long-Term Stalls Standard Stalls
(in degrees)
(8-feet wide)
(9.5-feet wide)
(9-feet wide)
30
45
60
70
80
90

48.25’
52’
54’
54’
54’
54’

51.16’
56.33’
59.75’
61.42’
62.67’
63.25’

56.5’
63.5’
66’
67’
66.5’
64’

Table VI-F—Widths for Single Loaded Parking Aisles With Two-Way Traffic
Parking Angle
Compact Stalls Long-Term Stalls Standard Stalls
(in degrees)
(8-feet wide)
(9.5-feet wide)
(9-feet wide)
30
45
60
70
80
90

34’
36.25’
37.75’
38.5’
39’
39’

35.5’
38.5’
40.92’
42.5’
44’
45.33’

41.25’
43.75’
45’
46’
46’
45’
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Figure VI-9—Parking Space Striping Requirements
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f.

Improvement Standards. Unenclosed parking areas within the EBPSP area shall
be improved as follows:
(i)

Directional Arrows and Signs. Drive aisles, approach lanes, and
maneuvering areas, which are one-way, shall be clearly marked with
directional arrows to facilitate vehicular movement as required by the City
Engineer. In addition to directional arrows, the Planning and Engineering
Divisions may require installation of signs to ensure safe and efficient
vehicular movement.

(ii)

Drainage. All parking facilities shall be graded and provided with drainage
facilities so as to provide for the disposal of water without surface flow over
sidewalks and over driveways within public rights-of-way.

(iii)

Lighting. All parking facilities shall be provided with nighttime security
lighting designed so as to confine emitted light to the parking area. The
maximum average illumination at ground level within commercial areas
shall be 3.0 foot-candles. The maximum average illumination at ground
level within manufacturing and business park areas shall be 2.0 footcandles.

(iv)

Safety.

(v)

▪

Unloaded drive aisles shall be provided where necessary and as
required by the City Engineer in developments which exceed 100
vehicles to prevent safety hazards and vehicular congestion on
public streets which might be created by vehicles queuing or
utilizing public streets to drive between parking aisles.

▪

Parking area design shall ensure adequate visibility of and
between pedestrians, bicyclists, and motorists when entering or
exiting parking facilities and individual spaces, and when
circulating within a parking facility. To the extent possible, the
parking facility shall be designed so that primary pedestrian
access to and from building entrances is along, rather than across
parking aisles, and to discourage pedestrians from crossing
landscaped areas to reach building entrances.

▪

Bicycle and automobile parking areas shall be separated by a
physical barrier or sufficient identification and distance to protect
parked bicycles from damage by cars.

Striping and Identification.
▪

All automobile parking spaces shall be clearly outlined with double
lines on the surface of the parking facility (see Figure VI-9).

▪

All handicapped parking spaces shall be striped and marked
according to applicable state standards.

▪

All parking spaces for compact cars shall be clearly identified as
"Compact Car Only.”

▪

All spaces reserved for car and van pools shall be clearly marked
with the words "Car Pool Only" on either the tire restraints at the
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back of each space, on the pavement at the opening of the space,
or both.
▪

(vi)

(vii)

All motorcycle spaces shall have bollards installed and
appropriately spaced so as to prevent automobile usage.
Motorcycle spaces shall be marked so as to be clearly identified
for motorcycle use.

Surfacing.
▪

All permanent automobile and handicapped parking spaces and
loading and maneuvering areas shall be paved and permanently
maintained with asphalt, concrete, or other all weather surface
approved by the Planning and Engineering Divisions.

▪

In order to prevent damage from motorcycle kick stands, required
motorcycle-parking areas shall be paved with concrete or
equivalent surfacing approved by the Planning and Engineering
Divisions.

▪

All bicycle parking and storage areas shall be surfaced so as to
keep the area in a dust-free condition.

Location of Parking.
▪

All handicapped parking spaces shall be located pursuant to state
requirements as close as possible to the entrance(s) to the use
which they are intended to serve, and oriented so that the user of
the handicapped parking space need not go past the rear of
automobile parking spaces in order to reach the building's main
entrance.

▪

All car and van pool spaces which are provided shall be located in
the most advantageous and reasonable location as close as
possible to the primary employee entrance(s) to the use(s) which
they are intended to serve.

▪

Permitted compact parking spaces shall be reasonably dispersed
throughout the parking facility. The location of compact parking
facilities shall be approved by the Planning Division.

(viii)

Parking Access from Streets. Parking spaces shall be located and
designed such that motorists entering and leaving a parking space need
not back onto a public or private street or onto a private drive other than a
specifically designated parking aisle.

(ix)

Passenger Loading Areas. Passenger loading areas shall be provided
for any building or building complex, which will generate 100 or more
employees. Such loading areas shall be located convenient to the primary
employee entrance(s) to the use(s), which they are intended to serve,
generally adjacent to the frontage street, and shall be so designated either
by signs or painted pavement. Passenger loading areas shall be designed
such that vehicles, and car and vanpools can safely stop and discharge
passengers.
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g.

Requirements for Subterranean, Semi-subterranean, and Above Ground
Parking Structures.
(i)

(ii)

(iii)

Requirements for All Parking Structures.
▪

Development of parking structures shall be subject to issuance
of a Conditional Use Permit as specified in Chino Municipal
Code Section 20.03.070 (Special Conditional Use Permits).

▪

No interior parking lot landscaping shall be required for
structured parking areas. However, all required parking area
landscape setbacks shall be provided.

▪

Stairwells within parking structures shall be open so as to
facilitate casual observation.

▪

Ramps within parking structures shall not have a slope greater
than 20%; provided, however, that the first and last 10-feet shall
have a transitional slope no greater than 10%.

▪

The minimum ramp width shall be 18-feet.

▪

Entry level clearance for multi-story parking structures shall be a
minimum of 7-feet to accommodate vanpool vehicles.
If
preferential parking for vanpools is to be provided on other
levels, access to those levels must also be provided for vanpool
vehicles.

Subterranean Parking Facilities.
▪

All openings for ingress and egress facing a public street shall be
situated a minimum of 30-feet from the right-of-way line.

▪

A subterranean parking structure may be constructed and
maintained within any setback area provided that all required
landscape setback areas are maintained.

▪

Exits from subterranean parking structures shall provide
adequate sight distance in compliance with applicable standards
established by the Engineering Division.

Semi-Subterranean Parking Facilities.
▪

A parking structure shall be considered to be semi-subterranean if
the structure is partially underground and if the finished floor of the
upper level of the structure does not exceed 3-feet above the
average natural or existing grade of the parcel, except for
openings for ingress and egress.

▪

All openings for ingress and egress facing a public street shall be
situated a minimum of 30-feet from the right-of-way line or from
the curb face if it is located along a private street or drive.

▪

Semi-subterranean parking structures shall meet applicable
parking setback requirements.
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(iv)

h.

4.

Above Ground Parking Structures.
▪

Aboveground parking structures shall be no greater in height than
50-feet and shall meet applicable building setback requirements.

▪

The exterior elevations of aboveground parking structures shall be
designed so as to avoid the use of blank concrete facades.

▪

The perimeter of the parking structure shall be landscaped at
ground level with a minimum of one tree for every 20-feet of linear
distance of facade in addition to required streetscape landscaping.
Groundcover and shrubs shall also be provided to break up the
mass of the structure.

Parking Design Requirements for Transportation Demand Management. All
developments shall meet the site design guidelines contained within Section IV.C.2
(Site Design Guidelines).

Loading Requirements.
a.

Loading area(s) shall be provided as required by the Planning Division.

b.

Standards for maneuvering areas are illustrated in Figure VI-10.

c.

Loading areas shall be designed to provide for backing and maneuvering onsite
and not from or within a public street.

d.

Loading and maneuvering areas shall not encroach into building setback areas.

e.

All loading areas shall be screened from view from public and private streets by a
decorative screen wall, ornamental landscaping, and/or portions of onsite
buildings.

f.

Direct loading from a public street shall not be permitted. Loading docks and doors
shall only be permitted within the interior side or rear yard area.

g.

Where loading doors or service bays face a private street or drive aisle, roll-up
doors and openings in the screen wall shall be positioned such that doors are not
visible from the street.

h.

All screen walls and wing walls shall be of a compatible material with adjacent
buildings, and shall be of sufficient height to provide adequate visual screening.

i.

A sight line analysis shall be prepared by the project sponsor and filed with all
development applications to demonstrate compliance with loading door screening
requirements.

j.

A maximum of 50% of the lineal footage of any interior side or rear building
elevation may be devoted to loading doors.

k.

Truck maneuvering areas shall not encroach into required parking stalls and drive
aisles.
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l.

Onsite truck maneuvering to and from loading areas shall be provided to
accommodate a minimum of a WB-50 truck. If a site shows that it could
accommodate a smaller truck, then a deed restriction shall be placed on the
property, which states this limitation. Properties, which gain access from streets
with a designation of Collector or higher shall be designed so that a WB-50 can be
accommodated onsite in such a manner so that it can exit the site in a forward
manner.

m.

For each two (2) loading spaces provided (including truck wells and the area in
front of each loading door), one trailer parking/waiting space shall also be provided.

Figure VI-10—Truck Loading and Maneuvering

5.

Outdoor Storage.
a.

Outdoor storage and display of operable vehicles offered for sale shall only be
permitted in conjunction with legally established facilities for new and used motor
vehicle sales.
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b.

c.

6.

Outdoor storage may be permitted subject to the following standards:
(i)

Outdoor storage areas shall not be located in the area between a primary
structure and a public or private street.

(ii)

Outdoor storage shall be adequately screened from view from public
streets by an opaque material that is compatible with the materials of
adjacent buildings as approved by the City (chainlink with slats is not
permitted).

(iii)

The location of outdoor storage areas shall be limited to those areas so
indicated on approved site development plans. Outdoor storage shall be
prohibited within areas reserved for off-street parking.

(iv)

Outside secured parking may be permitted, subject to the following:
▪

Secured parking shall be strictly limited to those vehicles owned or
leased by the business occupying the site and shall be operated
from the same site upon which they are stored;

▪

Vehicles within secured parking areas shall be completely
screened from view of the public street to the satisfaction of the
Director of Community Development;

▪

Chain-link fencing shall not be used to secure vehicles, except in
areas that cannot be seen by the general public or adjacent
properties; and

▪

Secured parking shall only be permitted in areas so designated on
an approved site plan.

Refuse bins and disposal areas shall be fully enclosed by a 6-foot high
decorative masonry block wall designed in accordance with standard drawings
adopted by the City. Such enclosures shall be provided with solid view
obstructing gates fitted with self-closing door devices, cane bolts to secure the
gates when in the open position and rod locks and corresponding rod holes in
both the open and closed gate positions. Enclosures shall be provided with a
separate walk-in entrance that is designed to screen the interior of the enclosure
from view from the exterior and prevent refuse dispersion.
(i)

Refuse bins shall be provided in sufficient number and shall be placed in
convenient location(s).

(ii)

All trash shall be deposited in the trash enclosure and the gate leading
thereto shall remain closed, except when in use, and shall be maintained
in good working order.

(iii)

Trash areas shall not be used for storage. The premises shall be kept in a
neat and orderly condition at all times. In a condition of good repair and
appearance.

Performance Standards.
a.

Applicability. Unless otherwise specified, the performance standards contained
herein are intended to be applied to all applicable development and land uses
within the EBPSP area in addition to other standards of the EBPSP and the Chino
Zoning Ordinance.
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b.

Exemptions. The following sources of nuisances are exempt from the provisions
of this section:
(i)

Emergency equipment, vehicles, devices, and activities;

(ii)

Temporary construction, maintenance, or demolition activities conducted
between the hours of 6:00 a.m. and 7:00 p.m.

c.

Air Quality. No operation of activity shall cause the emission of any smoke, fly
ash, dust, fumes, vapors, gases, or other forms of air pollution which can cause
damage to human health, vegetation, or other forms of property, or which can
cause excessive soiling on any other parcel. No emission shall be permitted which
exceeds the requirements of the South Coast Air Quality Management District or
the requirements of any Air Quality Plan adopted by the City of Chino.

d.

Electrical or Electronic Interference. No operation of activity shall cause any
source of electrical or electronic disturbance that adversely affects persons or the
operation of any equipment on any other parcel and that is not in conformance with
the regulations of the Federal Communications Commission.

e.

Heat and Cold. No operation or activity shall emit heat or cold that would cause a
temperature increase or decrease on any adjacent property in excess of ten
degrees Fahrenheit (10oF).

f.

Light and Glare. Unless intended as part of a master lighting plan, no operation,
activity, or lighting fixture shall create illumination, which exceeds five (5) footcandles on any adjacent property, whether the illumination is direct or indirect light
from the source. Glare levels shall be measured with a photoelectric photometer
following standard spectral luminous efficiency curves adopted by the International
Commission on Illumination.

g.

Liquid and Solid Wastes. No operation shall discharge at any point into any
public or private street, public sewer, storm drain, private stream, body of water, or
into the ground, of any materials which can contaminate any water supply, interfere
with bacteriological processes in sewage treatment, or otherwise cause the
emission of dangerous or offensive elements, except in accordance with standards
approved by the California Department of Public Health or other governmental
agency with jurisdiction.

h.

Maintenance of Open Areas. All open areas shall be landscaped, surfaced, or
treated and maintained permanently in a dust-free condition.

i.

Mechanical and Electrical Equipment. All mechanical and electrical equipment,
such as, but not limited to, air conditioners, antennas, pumps, transformers,
heating and ventilating equipment, shall be located and operated in a manner that
does not disturb adjacent uses and activities.

j.

Noise and Sound. Unless otherwise specified, loudspeakers, bells, gongs,
buzzers, or other noise attention or attracting devices shall not exceed 60 decibels
at any one time beyond the boundaries of the property within which the noise is
created.

k.

Odors. No operation or activity shall be permitted which emits odorous gases or
other odorous matter in such quantities as to be dangerous, injurious, noxious, or
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otherwise objectionable to a level that is detectable with or without the aid of
instruments at or beyond the property within which the odor is created.
l.

Vibration. No operation or activity shall be permitted to cause a steady state,
earth-borne oscillation that is continuous and occurring more frequently than 100
times per minute beyond the property within which the vibration was originally
created. Ground vibration caused by moving vehicles, trains, aircraft, or temporary
construction or demolition is exempted from this requirement.

7.

Seismicity. In order to fully evaluate potential liquefaction hazards, as well as the
possibility of seismically induced settlement and ground lurching, applicants for individual
development projects shall precisely locate the water table and collect soil samples so that
the potential for seismic settling can be taken into account in project design. A Standard
Penetration Test sampling of potentially liquefiable soils will also be conducted. These
tests shall be taken and incorporated into a soils report which shall be submitted to the City
for review and acceptance prior to issuance of grading permits. This report shall outline
any concerns that may arise from the assessment of the tests taken and various options
that are available to mitigate the potential impacts. All design measures that the City
deems necessary to protect against seismic hazards shall be incorporated into the building
design prior to the issuance of building permits.

8.

Hazardous Materials and Wastes.

9.

a.

Prior to issuance of a business license, individual businesses, with the exception of
office uses, locating within the EBPSP area shall provide the Chino Rural Fire
Protection District with an inventory all hazardous materials used at the site, a
description of where and how each is stored, and how each react in a fire. This
inventory shall be updated quarterly.

b.

Placards or other appropriate signage shall be maintained in all uses indicating the
storage location of hazardous materials.

c.

Prior to issuance of a business license, individual businesses, with the exception of
office uses, shall submit for the review and approval of the Planning and
Engineering Divisions and the Chino Valley Independent Fire District a hazardous
materials and waste management plan. The plan shall provide for the use of the
best available technology within the production process. The plan shall also
outline proposed methods for source reduction, treatment, handling, transportation,
and disposal of hazardous materials and wastes, including emergency response
and employee training procedures. A copy of the approved business plan
submitted to the San Bernardino County Environmental Health Services
Department shall be provided to the Planning Division.

d.

Prior to occupancy, a truck routing plan shall be submitted to the City for review
and approval. The truck routing plan shall include the routes and hours or
transport to be used for all hazardous materials and wastes.

Planned Developments. The purpose of planned developments within the EBPSP is to
achieve superior development to that which can be achieved through the standards
contained in the specific plan by permitting greater design flexibility.
a.

Subject to all of the provisions of this section, the following development standards
may be modified:
(i)

Minimum parcel sizes, widths, and depths.
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(ii)

Parking and landscape setbacks for interior side parcel lines.

(iii)

Building setbacks for interior and rear property lines.

(iv)

Parking requirements for individual parcels. However, the minimum
number of parking stalls must be provided on a project basis or, in the
case of a phased project, per project phase.
If parking standards are not met on an individual parcel basis, the
additional required parking spaces must be provided within a common
area for which a property owners’ association is responsible, or adequate
reciprocal parking agreements must be recorded prior to the issuance of a
building permit.

b.

(v)

Landscaping requirements for individual parcels, except for required
landscaping along streets, private drives and the San Antonio Channel.
However, the minimum required amount of landscaping must be provided
on a project basis or, in the case of a phased project, per project phase
(except as provided by Section C.9.f of this Chapter).

(vi)

Maximum lot coverage.

Buildings with a maximum height of 20-feet or less and have street and driveway
facing walls which are vertically notched or stepped a minimum of every 50-feet
may modify the following standards:
(i)

The front yard building setbacks may be reduced up to 20%;

(ii)

The front yard parking and landscape setback may be reduced up to 25%
or 10-feet, whichever is greater.

c.

A completed application for a Planned Development shall be submitted, showing
the information required by the City of Chino for a Special Conditional Use Permit.

d.

Applications for a planned development must encompass a minimum area of 10
gross acres.

e.

Within a planned development, all required setbacks along Chino Valley Freeway,
street and private drive frontages and the San Antonio Channel shall be met.

f.

Landscape coverage within a Planned Development area may be reduced to 10%
of the planned development area, provided a combination of the following criteria
are met:
(i)

Plant material is upgraded to increase the amount/distribution of larger
size material.

(ii)

Architectural building elevations along street frontages are enhanced to
include additional articulation, texture treatment, etc.

(iii)

Outdoor employee welfare areas are provided with appropriate furniture
and treatment
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(iv)

g.

h.

i.
D.

Corner intersection treatments and entry features (i.e., landscaping,
signage, planter walls, etc.) are enhanced.

Although buildings within a planned development need not be set back from
interior property lines, unless a zero separation is provided, a minimum building
separation equal to 15-feet or 50% of the height of the taller building, whichever is
greater, shall be maintained.
Individual buildings and lots need not have direct access to a public street;
however, sufficient easements and/or reciprocal access agreements shall be
recorded to ensure that adequate ingress and egress is available to each lot and
building.
Flag lots shall be prohibited.

SPECIFIC USE DEVELOPMENT STANDARDS.
Certain uses and activities, due to their nature, have the opportunity to create more significant
impacts upon the community than others. As a result, specific regulation of these activities and
uses is warranted. The purpose of this section is to identify and provide appropriate regulation for
such uses.
1.

Antennas and Satellite Dishes.
a.

Standards for Satellite Dishes.
(i)

The diameter of the dish may not exceed 10-feet.

(ii)

The dish shall not exceed 15-feet in height and shall comply with all
applicable building setback standards.

(iii)

The dish shall be finished in a color design to neutralize its appearance
and to blend in with its immediate surroundings.

(iv)

The dish installation shall be screened from view from public and private
streets, and shall be located in such a way as to prevent obstruction of the
dish's reception window from potential permitted development of adjacent
properties.

(v)

The display of signs or any other graphics on a satellite dish is prohibited.

(vi)

Subject to review and approval as part of the Design Review Process, the
following may be permitted:
▪

Two or more satellite dishes on a single parcel.

▪

A satellite dish with a diameter greater than 10-feet.

▪

Placement of the dish in a required setback provided that the
applicant demonstrates that compliance with the provisions of
applicable requirements would result in interference or technical
unfeasibility beyond the control of the applicant.

▪

Installation of the dish on a roof or in excess of the permitted
height, provided that the applicant demonstrates that compliance
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with height restrictions would result in interference or technical
unfeasibility beyond the control of the applicant.
b.

2.

3.

Standards for Antennas. The installation of one antenna, which exceeds the
maximum allowable building height, shall be permitted subject to the following
limitations:
(i)

Any operation of radio transmitting equipment, excluding public service,
public safety, or emergency radio services shall be subject to applicable
performance standards for the EBPSP.

(ii)

The antenna shall be located atop a building, and may not extend more
that 10-feet over the applicable building height limit.

Automobile and Light Truck Repair Facilities.
a.

Orientation of Structures. Entrances to individual service bays shall not face
public or private streets.

b.

Sound Transmission. All structures shall be constructed to achieve a minimum
Standard Transmission Coefficient (STC) sound rating of 45-50.

c.

Repair Activities. Except as specifically provided herein, all repair activities and
operation shall be conducted entirely within an enclosed building. Outdoor hoists
are prohibited.

d.

Litter. The premises shall be kept in a neat and orderly condition at all times, and
all improvements shall be maintained in a condition of good repair and
appearance. No used or discarded automotive parts or equipment or permanently
disabled, junked, or wrecked vehicles may be stored outside the main building.

e.

Storage of Vehicles. Required parking areas, and public and private streets and
alleys shall not be used for the repair or finishing work or storage of vehicles to be
repaired or waiting for customer pickup.

Automobile Dealerships.
a.

Washing of Vehicles, Storage of Vehicles to be Repaired, and Repair of
Vehicles. All washing, rinsing or hosing down of vehicles and of the property,
storage of vehicles to be repaired and repair of vehicles shall comply with
applicable requirements for vehicle repair facilities. All runoff shall be drained from
the site in a controlled manner subject to the approval of the Engineering Division.

b.

Loading and Unloading of Vehicles. In addition to the provisions of Section
VI.C.4 (Loading Requirements) of this chapter, off-loading shall be onsite or offsite
subject to the approval of the Planning Division. Loading and unloading shall not
block the ingress and egress of any adjacent property.

c.

Queuing of Vehicles. An adequate onsite queuing area for service customers
shall be provided. The queuing area or lanes shall be large enough to hold at least
1.5 vehicles for each service bay in the facility based on a queuing distance of 25feet per vehicle. Onsite driveways may be used for queuing, but may not interfere
with access to required parking spaces. Required parking spaces may not be used
for queuing.
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4.

Automobile Rental Agencies.
a.

5.

Washing, Storage, and Repair of Vehicles.
(i)

All washing, rinsing or hosing down of vehicles and of the property,
storage of vehicles to be repaired and repair of vehicles shall comply with
applicable requirements for vehicle repair facilities. All runoff shall be
drained from the site in a controlled manner subject to the approval of the
Engineering Division.

(ii)

No vehicles to be displayed, rented, or sold, shall be parked or stored on
any street or alley. In addition, such vehicles shall not be stored or parked
within required parking areas.

Automotive Service Stations.
a.

Setbacks. No building shall be placed within 20-feet of any interior side of rear
parcel line.

b.

Gasoline Pump Placement. Gasoline pumps shall be placed a minimum of 30feet from any property line.

c.

Canopies. Canopies over gasoline pumps shall be placed a minimum of 20 feet
from any property line.

d.

Landscaping.

e.

(i)

Included as part of the landscaping required by this Chapter shall be a
planting strip at least five feet (5') wide, excluding required curbs, along
interior side and rear property lines.

(ii)

Permanent opaque landscaping or berming (maximum slope of 3:1) shall
be provided and maintained in the planters, at a height of not less than 3feet above grade.

Access and Circulation.
No more than one driveway with a maximum
width of 40-feet shall be permitted on any one street frontage, and shall be located
as follows, subject to approval of the Engineering Division:
(i)

Driveways shall not be located closer than 50-feet from a street
intersection, (measured from the beginning and end of the curb return), or
20-feet from an interior side property line. Under no circumstance shall a
driveway be permitted to interfere with the movement and safety of
vehicular and pedestrian traffic.

(ii)

All service bays and wash racks shall be located within a fully enclosed
building; access to service bays shall be oriented away from public and
private streets.

f.

Rest Rooms. Each service station shall provide a men's and women's public rest
room which are accessible to the general public and physically disabled during all
hours that the station is open to the public.

g.

Telephone. At least one public telephone shall be provided at each service station
in a location that is easily visible from adjacent streets.
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h.

Air Pump and Water Supply Area. At least one air pump and water supply area
shall be provided at each automotive service station, and shall be located such that
its use will not conflict with onsite vehicular movement.

i.

Building Orientation. When an automotive service station is located at the
corner of two public streets, the building shall be located and oriented so as to
screen the gasoline pumps and service bays from view from the intersection of the
two streets.
Location of Activities. All repair and service activities shall be conducted entirely
within an enclosed service building, except as follows:

j.

6.

(i)

The dispensing of petroleum products, water and air from pump islands;

(ii)

Replacement service activities such as wiper blades, fuses, radiator caps,
and lamps;

(iii)

Minor repair work taking less than one hour to perform; and

(iv)

The sale of items from vending machines placed next to the main building
in a designated area not to exceed 32 square feet.

k.

Equipment Rental. Rental of equipment such as, but not limited to, trailers,
recreational vehicles, automobiles, and trucks is not permitted.

l.

Security Plan. A security plan shall be developed by the applicant and approved
by the Planning Division prior to issuance of a building permit.

Day Care Facilities.
a.

Outdoor Play Area. Day care facilities shall provide outdoor play facilities in
compliance with the provisions of the California Health and Safety Code governing
childcare facilities. These play areas may be counted toward onsite landscape
requirements. Non-landscape play areas may count toward the overall site
landscape requirements specified elsewhere in this Chapter. Stationary play
equipment shall not be located within required landscape setback areas.

b.

Fences and Walls. For purposes of noise abatement and safety, a 6-foot high
decorative masonry wall shall be constructed on all property lines, except that
along streets (other than Chino Valley Freeway), a fence or wall may not exceed
36-inches in height. The perimeter wall shall be provided with controlled points of
entry, and materials, textures, colors, and design of the wall shall be compatible
with onsite development and adjacent properties.

c.

Passenger Loading and Unloading. In addition to required onsite parking, a
passenger loading/unloading plan shall be submitted to the Planning Division for
review and approval prior to issuance of a building permit of business license,
whichever comes first.

d.

State and Other Licensing. All day care facilities shall be State licensed, and
shall be operated according to all applicable state and local regulations.
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VII. IMPLEMENTATION
A.

B.

PHASING
1.

Land Development Phasing. Because the Eucalyptus Business Park Specific Plan
(EBPSP) area is already ringed by portions of master planned water, sewer and drainage
systems, phasing of specific plan area development in any order can be accommodated.
Based on discussions with area property owners, it is apparent that initial development
within the EBPSP area will occur in the following areas: west of Ramona Avenue, south of
the San Antonio Channel; west of Corporate Center Avenue, north of the San Antonio
Channel; and between Monte Vista and Central Avenue.

2.

Phasing Considerations for EBPSP Area Services and Facilities. Infrastructure and
facilities required to implement the EBPSP, as well as phasing considerations for those
features are identified in Table VII-A.

FUNDING MECHANISMS
1.

Potential Funding Mechanisms. In order for the study area to develop consistent with the
Specific Plan, infrastructure and community facilities must be funded. Summarized below
are possible methods for funding improvements within the EBPSP area. In general, only a
limited number of financing sources are available to public agencies which can be used to
finance infrastructure and community facilities. These are described below.
a.

Construction by Developers. This is a well-established method of constructing
infrastructure within California.
Under this method of financing, individual
developers could be required to construct infrastructure and other facilities as part
of their projects. Recent case law limits this form of financing to requiring
developers to mitigate all impacts related to their project; exactions and
requirements must be reasonably related to the project impacts.
Often, facilities built by original developers must be over-sized to allow for future
development, or off-site facilities must be constructed to extend services and
facilities to the property in question. In some cases, developers may be required
to pay in advance for engineering and design costs for proposed infrastructure.
In most cases, the developer is eventually repaid from project financing or a
reimbursement agreement. A reimbursement agreement is a contract between
the City and a developer to reimburse the developer for advances made to a
project if and when funds are received from future development. The City does
not usually have any liability to repay the developer if other development does
not occur. Reimbursement agreements are generally written to be valid for a 10year period.
Construction of facilities by individual developers is the easiest financing method
to implement, and should be employed to the extent possible. This method
allows developers to move ahead with their projects subject to their own timing
without the potential delays, which might accrue in the creation of more elaborate
financing schemes. However, issues of equity preclude developer construction
for features of area wide or general benefit unless reimbursement is involved. In
addition, in requiring construction of facilities by developers, even if there is to be
reimbursement, care must be taken to avoid overloading front end development
costs on a private development project to the point that onsite project amenities
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must be sacrificed in favor of up-front costs for offsite facilities or the point that
the project is no longer financially feasible.
b.

"Pay-As-You-Go." This method involves the accumulation of funds from fees or
other sources prior to acquisition and construction of facilities. The collection of
fees may be imposed as a condition of approval from individual projects within
the Specific Plan area, and is not subject to vote as are assessment districts and
special taxes.
Although pay-as-you-go reduces interest costs that accrue from long-term
financing, interest savings may be offset by price escalation in the period during
which funds collect.
Another disadvantage is that the benefits of the
improvement are delayed until sufficient fees are collected. State law presently
requires that fees collected for a specified purpose may only be used for that
purpose, and cannot be commingled with funds to be used for other purposes.
State law also limits the amount of time that fees can be held without being used.
Thus, if pay-as-you-go is used for financing facilities within the EBPSP area, it
may be necessary to secure up-front funds from other sources, and use fees that
are subsequently collected as reimbursement. The same care must be taken in
the levying of fees as with requirements for developer construction: the extent of
the fees should not jeopardize the financial feasibility of an otherwise desirable
project.

c.

Assessment Districts. State law authorizes various types of assessment
districts that can be used to finance capital expenditures. Through the
assessment district, financing is arranged through the sale of bonds. Obligation
for repayment of the bonds is shared by those within the district. Formation of an
assessment district generally requires agreement of at least a majority of affected
property owners.
Capital improvements are often financed through the use of assessment bonds
issued pursuant to the Improvement Act of 1911 or the Improvement Bond Act of
1915. These do not require voter approval, but involve notice and a public
hearing. Except under certain conditions, a majority of property owners
protesting the assessment negate the proceedings.
This method involves an allocation of the costs of the facilities being financed to
the land being benefited. After assessments are confirmed, property owners are
given 30 days during which they may pay all or part of the assessments in cash.
Assessments over $150 that are not paid then go to bond. Special assessment
bonds may be prepaid on any interest payment date.
State law places a maximum on the interest rate that may be paid; however, no
constraints other than market forces apply to the discount that may be bid.
The formation of assessment districts can be procedurally complex, particularly
as it relates to spreading of assessments in relation to the benefit received. This
system works best for facilities that have a clearly defined scope, purpose and
area of benefit. Its primary advantage is that it provides a means of constructing
one or more large facilities at a single time, thereby enhancing the efficiency of
project completion. There are, however, few facilities that need to be constructed
in large increments that could not be constructed by individual developers.

d.

Mello-Roos Community Facilities Act. The Mello-Roos Community Facilities
District Act of 1982 authorizes formation of community facilities districts that may
provide certain additional public services or facilities to be financed through
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elector-approved special taxes or funded through special taxes securing longterm debt for construction of facilities.
"Services" are defined as additional services performed by employees to provide
police protection; fire protection and suppression; and/or recreation programs
including operation, maintenance and repair activities for parkways. Services
may be financed through a Mello-Roos Community Facilities District to the extent
that they are in addition to those provided within the district prior to its formation.
"Facilities" includes the purchase, construction, expansion, or rehabilitation of
property including, but not limited to the following which may be relevant to the
study area: recreation, or parkway facilities; governmental facilities which the
legislative body is authorized to construct, own, or operate; natural gas,
telephone, and electrical lines for customers who do not have access to those
facilities.
If fewer than 12 registered voters reside in a proposed community facilities
district, a vote is taken by the landowners based on one vote per acre or portion
thereof. If there are twelve or more registered voters, a vote is taken of those
voters. If long-term bonded indebtedness is required, a resolution and public
hearing is also required regarding the necessity of incurring the debt. A twothirds (2/3) vote of the property owners or registered voters is necessary for any
special tax levy, as well as for the issuance of long-term debt to finance facilities;
a single ballot proposition may be used for both purposes.
Bonds issued pursuant to a Community Facilities District are secured by the
voted special taxes levied within the District. The special taxies are levied in the
same manner as general taxes for the legislative body, with the funds paid to the
District for the particular debt service. The bonds may be sold a private sale
without advertising for bids if the legislative body determines that such a sale
would result in a lower interest cost on the bonds. Otherwise, the bonds must
first be offered at public sale; if no satisfactory bid is received, the legislative
body may reject all bids and re-advertise, or sell at private sale. These bonds
are exempt from limits on general taxation, and cannot exceed a 40-year term.
The advantages and disadvantages of Mello-Roos districts are similar to those
for assessment districts. The Mello-Roos Community Facilities District Act is
more flexible than assessment district law, however, in the facilities that may be
constructed and in the manner in which it is formed.
e.

Redevelopment (Tax Increment) Funds. The EBPSP area is within an
established redevelopment project area. Within this area property taxes were
"frozen" at a base level when the area was created. Increases in property taxes
occurring since that time accrue to the agency (with the exception of certain
funds that are passed through to outside service agencies) for financing of
eligible projects. Redevelopment law permits increments to be used to finance
land acquisition for public purposes; construction of public facilities such as
roads, water and sewer facilities, and payment of administrative, legal, planning,
and engineering costs related to the proposed redevelopment project. In
addition, bonds can be issued to be repaid by tax increments.
Tax increment financing of infrastructure and community facilities within
redevelopment project areas is an inviting mechanism. However, it should be
used cautiously. As long as the Redevelopment Agency has incurred debt
affecting the project area, tax increments must be used to retire that debt. While
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increments can and are passed through to outside agencies supplying essential
services to the project area, funds cannot be passed through to the City itself.
The use of tax increments should therefore be conceived of as a municipal
investment to be used on such projects as will repay themselves through
increased revenue to the City.
f.

Landscape and Lighting Act of 1972. The Landscape and Lighting Act of 1972
authorizes local agencies to impose assessments on benefited property to
finance the construction of various landscaping, lighting, and recreational
improvements, as well as for maintenance of these facilities. The Act permits
creation of a district divided into zones that can have different assessments
depending upon the type of service being provided within each zone, or to have
no assessment.
A report must be prepared and a public hearing held for each fiscal year for
which assessments are to be levied. The report must include plans and
specifications, an estimate of costs, a diagram of the district, and an assessment
of the costs. At the first year public hearing, the proceedings must be abandoned
if a majority protest is filed, unless the protests are overruled by a four-fifths (4/5)
vote of the local legislative body. In subsequent years, an annual hearing must
be held concerning the report as to the state of the improvements; however, the
above-mentioned provisions regarding abandonment do not apply to subsequent
years.
The use of landscape and lighting districts provides a good method of financing
the construction of open space and image enhancement facilities. Its scope is
limited, and would need to be used in combination with other methods to finance
other types of facilities.

g.

2.

City Contributions. In certain circumstances, the City might wish to contribute
funds from the general fund or from an enterprise fund if identified costs would
not be to the exclusive benefit of the EBPSP area. Certain facilities may be
appropriate for larger scale funding mechanisms than just from the EBPSP area.
The primary issue with the use of City contributions is the extent to which
facilities related to the EBPSP area should be paid for by parties outside of the
area.

"Developer," "Shared," and "Common" Facilities. In determining the appropriate
method of financing infrastructure and facilities need to support buildout of the EBPSP
area, a determination was made as to the general scope of benefit for the facility being
financed.
Three categories of infrastructure and facilities were then identified:
"Developer," "Shared," and "Common."
"Developer" facilities are those which will primarily serve an individual development within
the EBPSP area, or which will serve a small number of individual developments, but
which need not be constructed pursuant to City-sponsored financing schemes. These
facilities will, therefore be constructed by individual developers as part of individual
projects within EBPSP area.
"Shared" facilities are developer facilities that will serve more than development.
Although developers will construct these facilities, reimbursement agreements will be
entered into so that each development pays its "fair share" of facilities.
Common facilities are defined as those that serve large portions of the study area, and
could not reasonably be assigned to one or two developments. Common facilities
include traffic signals, entry statements (including public art pieces placed within those
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statements), and the portion of the recycled water system used to irrigate the SCE
easement.
3.

Recommended Funding Mechanisms. Recommended methods of financing facilities
within the EBPSP area are identified in Table VII-A (Phasing Considerations & Proposed
Financing Mechanisms for Infrastructure & Facilities). Many of the needed facilities will
be financed citywide through the Capital Improvement Plan and property owners within
the EBPSP area will be required to pay for an appropriate portion of these improvements.
Those facilities needed exclusively for the EBPSP area will be financed as noted in
Table VII-A and will be required of property owners/developers above and beyond the
citywide fees required for the development.

Table VII-A—Phasing Considerations & Proposed Financing Mechanisms for Infrastructure & Facilities
Feature
Phasing Considerations
Funding Sources
Water System

Recommended: Each project within the
EBPSP area shall be conditioned to
provide the drainage facilities needed to
support their development pursuant to this
document. If the City Engineer determines
the cost of constructing the drainage
system required by a property owner is
less than the fee which the City could
collect, then the property owner shall pay
to the City the difference between the
established fee and the cost of drainage
facilities improvements. If the cost of
providing drainage facilities is more than
the established fee that the City could
collect, then the City shall enter into a
reimbursement agreement with the
property owner. The City will contribute its
fair share of storm drain funds to account
for tributary drainage generated outside of
the EBPSP.

▪

Recommended: This line is to be
constructed by the first development in the
area west of Ramona Avenue.

▪

Corporate Center Avenue line from This line will be required for development
Eucalyptus Avenue to Ramona of the Auto Mall, Commercial and
Avenue
Commercial/ Office areas west of Ramona
Avenue. It is possible that the Commercial
area north of the San Antonio Channel
could receive water service on a temporary
basis prior to construction of the Corporate
Center Avenue line from existing lines in
Ramona
and
Eucalyptus
avenues.
Specific testing and analysis will need to be
conducted before development of this area
is permitted without construction of the
Corporate Center Avenue line.

Alternative: Reimbursement agreements
will be entered into to ensure that all lands
west of Ramona Avenue pay their share
for line construction. If the Commercial
area north of the San Antonio Channel
develops first, and is permitted to receive
water service on a temporary basis prior to
construction of the Corporate Center
Avenue line, fees shall be collected by the
City for reimbursement to the developer of
the property south of the channel west of
Ramona Avenue.

Monte Vista line from Eucalyptus As discussed above, construction of the
Avenue to Chino Hills Parkway
Monte Vista line will be necessary to
support development of the area west of
Monte Vista to Ramona Avenue. This line
will also be necessary to support
development between Monte Vista and the
SCE easement running parallel to Central
Avenue.

Recommended: The Monte Vista line is to
be constructed by adjacent development.
Ideally, this line will be constructed in a
single increment between Eucalyptus
Avenue and Chino Hills Parkway, but could
be constructed in two phases, north and
south of Yorba Avenue. This line is
included within the citywide Capital
Concurrent with construction of this line, Improvement Plan (CIP). This line is
construction of the Eucalyptus Avenue line included within the citywide Capital
Improvement Plan (CIP). Upon completion
to complete a loop will be required.
and acceptance of this line, the City may,
as it deems appropriate, either reimburse
the developer or may enter into a
reimbursement agreement.
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Table VII-A—Phasing Considerations & Proposed Financing Mechanisms for Infrastructure & Facilities
Feature
Phasing Considerations
Funding Sources

▪

Yorba Avenue line from Eucalyptus Construction of the Yorba Avenue line will Recommended: This line is to be paid for
be necessary to support development that by adjacent development.
Avenue to Monte Vista Avenue
is located between Ramona and Monte
Vista avenues north of the San Antonio
Channel and which does not front on
Eucalyptus, Ramona, or Monte Vista
avenues. This line should be constructed
concurrent with the Eucalyptus Avenue
and Monte Vista Avenue lines as
necessary to create a loop.

▪

Central Avenue line

Construction of the Central Avenue line, at
least between Eucalyptus Avenue and
Chino Hills Parkway is a prerequisite for
development of the Central Avenue
frontage. Specific testing and analysis will
need to be conducted if development is to
be permitted prior to completion of the
Central Avenue line to the north and south.

Recommended: The Central Avenue line
will be constructed by the adjacent
development from Eucalyptus Avenue to
Chino Hills Parkway.
The adjacent
property owner should be reimbursed for
the cost of upsizing the line from a ten-inch
to a sixteen-inch line.

Recycled water System

The proposed recycled water system to
irrigate parkways, entry statements and
portions of the SCE easements and to
provide water for industrial processes
should be constructed concurrent with
domestic water system improvements.
Initial construction will consist of pumping
facilities and connections at the Carbon
Canyon Waste Water Reclamation Facility,
as well as extension of a recycled water
line along Monte Vista Avenue to
Eucalyptus Avenue. As areas are opened
for development, loops are to be
constructed from Eucalyptus to Chino Hills
Parkway, including irrigation systems for
the SCE rights-of-way. Permission should
be secured by adjacent development for
the construction of this line prior to the
issuance of building permits.

Recommended: Each project within the
EBPSP area shall be conditioned to
provide the recycled facilities needed to
support their development pursuant to this
document. If the City Engineer determines
the cost of constructing the recycled water
system required by a property owner is
less than the fee which the City could
collect, then the property owner shall pay
to the City the difference between the
established fee and the cost of recycled
water facilities improvements. If the cost of
providing sewer facilities is more than the
established fee that the City could collect,
then the City shall enter into a
reimbursement agreement with the
property owner.
Alternative: If a majority of the property
owners prefer, a Mello-Roos Community
Facilities District or Assessment District
could be established instead of the
collection of fees due at the time of
permitting.
Costs for laterals to serve individual sites
for industrial processes and landscape
irrigation will be paid for by individual
users.
Recommend: Each project within the
EBPSP area shall be conditioned to
provide the sewer facilities needed to
support their development pursuant to this
document. If the City Engineer determines
the cost of constructing the sewer system
required by a property owner is less than
the fee which the City could collect, then
the property owner shall pay to the City the
difference between the established fee and
the cost of sewer facilities improvements.
If the cost of providing sewer facilities is
more than the established fee that the City
could collect, then the City shall enter into
a reimbursement agreement with the
property owner.

Sewer System
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Table VII-A—Phasing Considerations & Proposed Financing Mechanisms for Infrastructure & Facilities
Feature
Phasing Considerations
Funding Sources

Alternative: If a majority of the property
owners prefer, a Mello-Roos Community
Facilities District or Assessment District
could be established instead of the
collection of fees due at the time of
permitting.
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Table VII-A—Phasing Considerations & Proposed Financing Mechanisms for Infrastructure & Facilities
Feature
Phasing Considerations
Funding Sources
▪

Construction of the sewer line s) and,
potentially, a lift station, is required to
support development opf the southerly
portion of the business park facing on
Monte Vista Avenue.

Monte Vista Avenue

Recommended:
The line is to be
constructed by the first development along
Monte Vista Avenue requiring it. Upon
completion and acceptance of this line, the
City may, as it deems appropriate, either
reimburse the developer or may enter into
a reimbursement agreement. Based on
the Modified Recommended Plan of the
City’s 1993 Sewer Master Plan, conducted
by Montgomery Watson of Pasadena, CA,
a connection to the CBMWD’s Westside
interceptor Relief Sewer at the intersection
of Telephone and Eucalyptus Avenues is
required. In addition, approximately 100
feet of sewer line in Monte Vista Avenue
south of Eucalyptus Avenue will need to be
enlarged.
In addition, connections to the CBMWD
line will be retained at the existing
connections at Corporate Center Avenue,
Ramona Avenue and Monte Vista Avenue.
As discussed, CBMWD’s non-reclaimable
waste line traverses the manufacturing
portion of the specific plan area under
Monte Vista Avenue. Thus, the potential
exists for constructing lines to connect
individual manufacturing sites to the
NRWL. It is recommended that such a
sewer system not be constructed as part of
specific plan improvements, but that the
potential for connections be retained as
part of individual developments within the
EBPSP manufacturing areas.

▪

Ramona Avenue line from existing line A northerly extension of this line is required
to San Antonio Channel
to support any additional development
along Ramona Avenue south of the San
Antonio Channel and north of the existing
ten-inch sewer line. The first development
requiring this line will construct it.

Recommended: This line is to be
constructed by the first development along
Ramona requiring it. This line is included
within the citywide Capital Improvement
Plan (CIP).
Upon completion and
acceptance of this line, the City may, as it
deems appropriate, either reimburse the
developer or may enter into a
reimbursement agreement.

▪

Corporate Center Avenue line from Construction of the sewer line in Corporate
Ramona Avenue to San Antonio Center Avenue is required to support
Channel
additional development south of the
channel west of Ramona Avenue.

Recommended: Construction of this line
will be undertaken by the first development
adjacent to Corporate Center Avenue
requiring it.
Alternative: Costs for this line will be borne
by the lands west of
Ramona Avenue south of the San Antonio
Channel, excepting therefrom the Chino
Hills Ford property.

▪

Potential parallel sewer line along
Ramona Avenue and Chino Hills
Parkway between Corporate Center
Avenue and Monte Vista Avenue

Construction of a new line to parallel the
existing ten-inch line in Ramona Avenue
and Chino Hills Parkway up to Monte Vista
Avenue may be necessary to support
buildout of the area south of the San
Antonio Channel; the existing line will
support approximately 2/3 of buildout if
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Recommended: If construction of a new
line along Chino Hills Parkway is
necessary, costs will be borne by lands
south of the channel except Chino Hills
Ford. This line will be constructed by the
first development requiring it, subject to a
reimbursement agreement to ensure

Page 201
Revised February 2019
Revised March 2022

Chapter VII—IMPLEMENTATION

Table VII-A—Phasing Considerations & Proposed Financing Mechanisms for Infrastructure & Facilities
Feature
Phasing Considerations
Funding Sources
uses do, in fact, generate 3,500 gallons per sharing of costs with other lands benefiting
acre per day as indicated in the City's from the line.
master plan. Sewer line construction shall
occur at the time of the first development
adjacent to Corporate Center Avenue.
▪

Yorba Avenue line from Eucalyptus This line is required to support
development between Ramona and Monte
Avenue to Monte Vista Avenue
Vista Avenues north of the San Antonio
channel, except for those properties that
front directly on Ramona, Eucalyptus or
Monte Vista Avenue. Construction of this
line shall occur at the time of the first
adjacent development.

Recommended: This line will be
constructed by the first adjacent
development. This line is included within
the citywide Capital Improvement Plan
(CIP). This line is included within the
citywide Capital Improvement Plan (CIP).
Upon completion and acceptance of this
line, the City may, as it deems appropriate,
either reimburse the developer or may
enter into a reimbursement agreement.
Recommended: Each project within the
EBPSP area shall be conditioned to
provide the drainage facilities needed to
support their development pursuant to
this document.
If the City Engineer
determines the cost of constructing the
drainage system required by a property
owner is less than the fee which the City
could collect, then the property owner
shall pay to the City the difference
between the estimated fee and the cost of
drainage facilities improvements. If the
cost of providing drainage facilities is
more than the established fee, which the
City could collect, then the City shall enter
into a reimbursement agreement with the
property owner.

Drainage System

Alternative: If a majority of the property
owners prefer, a Mello-Roos Community
Facilities District could be established
instead of the collection of fees due at the
time of permitting.
▪

▪

Line
along
alignment

Telephone

Avenue

Little Chino Creek Improvements

The storm drain running along
the Telephone Avenue alignment is
needed to support development of the
area west of the SCE easement
running parallel to Central Avenue to
mid-way between Telephone and
Monte Vista avenues. This drain line
is also designed to receive run-off
from the drainage area northeast of
the EBPSP, designated as system
numbers 50 and 51 in the 1993
Master
Plan
of
Drainage.
Construction of this line shall occur at
the time of the first adjacent
development.
Interim drainage
improvements may be required in lieu
of the City’s master plan facilities.

Recommended: This line is to be
constructed by the first development
requiring it.

Phasing Considerations: If properties east
of Highway 71 (which front Little Chino
Creek) are proposed to develop prior to the
improvements to Little Chino Creek by the
County (to its ultimate design), the City
may require the developer to reserve or
dedicate the necessary right-of-way and

The developer of the properties within the
plan area which abut the Little Chino Creek
shall be responsible for paying for or
reimbursing the County for its share of the
cost of Little Chino Creek to its ultimate
design as generally described under the
phasing section.
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Alternative: Reimbursement agreements
will be entered into to ensure that all
adjacent properties pay for their share of
the line. The City will contribute its fair
share of storm drain funds to account for
tributary drainage generated from areas
outside of the EBPSP. Interim drainage
improvements shall be completely financed
by development needing it.
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Funding Sources
either:
1)

Construct temporary improvements to
Little Chino Creek to handle the
maximum flows which can be
accommodated west of Highway 71
plus the flows generated from the
project site east of Highway 71, and
enter into an agreement with the
County to insure payment by the
developer to the County of its share of
the ultimate improvements at the time
when the improvements are made.
Temporary improvements will not
entitle development to reimbursement
from the County.

2)

The developer shall construct or shall
enter into an agreement with the
County to construct the improvements
to Little Chino Creek to their ultimate
design prior to occupancy of the new
development.

3)

The developer shall participate in an
Assessment or Mello-Roos District for
the construction of Little Chino Creek
to its ultimate design.
The
improvements to Little Chino Creek
shall be completed prior to occupancy
being granted by the City.

If improvements to Highway 71 (to freeway
status) occur prior to the improvement of
Little Chino Creek to its ultimate design,
Little Chino Creek will be improved to its
ultimate design by the State prior to the
completion
of
the
freeway.
Reimbursement
from
adjacent
development (east of Highway 71) and the
San Bernardino County Flood Control will
be provided.
If San Bernardino County improves Little
Chino Creek to its ultimate design prior to
development east of Highway 71 and prior
to completion of Highway 71, then
reimbursement to the County by adjacent
development and CalTrans shall be
provided on a fair share basis prior to
issuance of building permits for any
development.
Street System

Complete street improvements from the
centerline to the ultimate right-of-way of the
proposed development, as well as
minimum street improvements on the
remaining street section, as approved by
the City, shall be provided.
Street
improvements may be delayed if the City
determines that safety conditions warrant
(e.g.
avoiding
"saw-tooth"
street
construction).
Additional
street
improvements may be required by the City
where needed to provide adequate street
links to existing City streets.
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Recommended: Each project within the
EBPSP area shall be conditioned to
provide the street improvements needed to
support their development pursuant to this
document. If the City Engineer determines
the cost of constructing the street
improvements required by a property
owner is less than the fee which the City
could collect, then the property owner shall
pay to the City the difference between the
established fee and the cost of roadway
improvements. If the cost of providing
street improvements is more than the
established fee that the City could collect,
then the City shall enter into a
reimbursement agreement with the
property owner.
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Alternative: If a majority of the property
owners prefer, a Mello-Roos Community
Facilities District or Assessment District
could be established instead of the
collection of fees due at the time of
permitting.
▪

Corporate Center Avenue from Development of the area north of the San
Eucalyptus Avenue to Ramona Antonio Channel west of Ramona Avenue,
Avenue
with the exception of the lands fronting on
Ramona, will require development of
Corporate Center Avenue north of the
Channel.
Construction of the bridge
crossing the channels along Norton and its
completion through to Ramona Avenue on
the south may be necessary to support
buildout of the Commercial/Office and Auto
Mall Areas south of the channel, and west
of Ramona. The need for the bridge and
the timing of its construction shall be tied to
the approval of the Master Plan for the
properties south of the San Antonio
Channel, west of Ramona Avenue, east of
Highway 71 and north of Chino Hills
Parkway commonly referred to as the
Chino Corporate Center (SCUP 630). In
the event that the Master Plan area
increases its density to the point that the
bridge is required (as determined by City
staff) to service the development, then the
property within the Master Plan area shall
be responsible for the entire cost of the
bridge. The master plan for this area shall
specify when the bridge(s) will be required
to be constructed.

Recommended:
Street
improvements
including streetscape improvements are to
be constructed by adjacent development.
The property to the north of the San
Antonio Channel will be required to
construct the street from the channel north.
The property south of the channel will be
required to improve the street from the
channel to Ramona Avenue, including the
construction of two bridges when the City
deems it necessary. The bridge over the
Little Chino Creek shall be paid for entirely
by the properties south of the San Antonio
Channel and west of Ramona. If the
Master Plan for the Chino Corporate
Center (SCUP 630) shows that a bridge is
needed on Corporate Center Avenue over
the San Antonio Channel, then the
properties within the Master Plan area shall
be responsible for the entire cost of the
bridge.

▪

Ramona Avenue from Eucalyptus Improvements along Ramona Avenue
Avenue to Chino Hills Parkway
between Eucalyptus Avenue and Chino
Hills Parkway will be needed to support
buildout of the commercial and office areas
to the west and industrial and
commercial/office areas to the east. The
median shall be constructed when traffic
volumes dictate the need for the median
for safety and traffic flow purposes and
upon coordination with abutting property
owners and businesses.

Recommended: Street improvements,
including streetscape improvements, are to
be constructed by adjacent development.
This improvement is included within the
citywide Capital Improvement Plan (CIP).
Upon completion and acceptance of this
improvement by the City, the City may, as
it deems appropriate, either reimburse the
developer or enter into a reimbursement
agreement.

▪

Ramona Avenue bridge over the San The bridge facility should be completed
Antonio Channel
when fifty percent (50%) of the street
improvements along Ramona Avenue
between Eucalyptus Avenue and Chino
Hills Parkway are provided for, and
adequate funds have been collected to
construct the bridge.

Recommended:
This improvement is
included within the citywide Capital
Improvement Plan (CIP). Upon completion
and acceptance of this improvement by the
City, the City may, as it deems appropriate,
either reimburse the developer or enter into
a reimbursement agreement.

▪

Yorba Avenue from Eucalyptus Yorba Avenue improvements will be Recommended: Street improvements,
Avenue to Monte Vista Avenue
needed to support development of uses including streetscape improvements are to
fronting along this roadway.
be constructed by adjacent development.

▪

Local east-west street south of SCE The local street will be needed to support Recommended: Street improvements,
easement between Monte Vista and development fronting along it.
including streetscape improvements are to
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Alternative: A reimbursement agreement
will be entered into to ensure that
properties on both sides of the channel pay
for their share of bridge construction based
on project traffic generation. If the property
to the north develops first, the cost of that
property's share of the bridge in the form of
cash, letter of credit, bond, or other security
acceptable to the City shall be paid to
ensure reimbursement.

Page 204
Revised February 2019
Revised March 2022

Chapter VII—IMPLEMENTATION

Table VII-A—Phasing Considerations & Proposed Financing Mechanisms for Infrastructure & Facilities
Feature
Phasing Considerations
Funding Sources
Telephone Avenues

be constructed by adjacent development.

▪

Central Avenue

▪

Eucalyptus Avenue from Corporate Completion
of
Eucalyptus
Avenue
Center Avenue to Central Avenue
improvements south of the centerline will
be needed to support buildout of the
specific plan.
The timing of such
improvements will depend upon the types
and actual rate of development.

▪

Eucalyptus Avenue west of Corporate Completion of this portion of Eucalyptus
Avenue
Avenue will be necessary to support
development of the Commercial area west
of Corporate Center, north of the San
Antonio Channel, and is being constructed
as part of AD 88-1.

Recommended: Street improvements,
including streetscape improvements are to
be constructed by adjacent development.
This improvement is included within the
citywide Capital Improvement Plan (CIP).
Upon completion and acceptance of this
improvement by the City, the City may, as
it deems appropriate, either reimburse the
developer or enter into a reimbursement
agreement.

▪

Chino Hills Parkway

Completion of Chino Hills Parkway
improvements will be needed to support
buildout of the specific plan. The timing of
such improvements will depend upon the
types and actual rate of development.

Recommended: Street improvements,
including and streetscape improvements,
are to be constructed by adjacent
development.
This improvement is
included within the citywide Capital
Improvement Plan (CIP). Upon completion
and acceptance of this improvement by the
City, the City may, as it deems appropriate,
either reimburse the developer or enter into
a reimbursement agreement.

▪

Chino Hills Parkway bridge over the The bridge facility should be completed
San Antonio Channel
when 50% of the street improvements
along the north side of Chino Hills Parkway
are provided for, and adequate funds have
been collected to construct the bridge or
when
deemed
necessary
through
subsequent analysis by City Staff.

Recommended: The bridge crossing of the
San Antonio channel will be constructed by
adjacent development. This improvement
is included within the citywide Capital
Improvement Plan (CIP). Upon completion
and acceptance of this improvement by the
City, the City may, as it deems appropriate,

Completion
of
Central
Avenue
improvements (half-width along the west
side) will be needed for development
fronting along this roadway. The median
shall be constructed when traffic volumes
dictate the need for the median for safety
and traffic flow purposes and upon
coordination with abutting property owners
and businesses.

Recommended: Street improvements,
including streetscape improvements are to
be constructed by adjacent development.
This improvement is included within the
citywide Capital Improvement Plan (CIP).
Upon completion and acceptance of this
improvement by the City, the City may, as
it deems appropriate, either reimburse the
developer or enter into a reimbursement
agreement.

either reimburse the developer or enter into
a reimbursement agreement.
▪

Monte Vista from Eucalyptus to Chino Completion of this portion of Monte Vista
Hills Parkway.
will be necessary to support development
of the Industrial area north of the San
Antonio Channel and east of Ramona.

▪

Interim improvements along State As development adjacent to State Route Recommended: Interim improvements will
Route 71
71 proceeds, interim improvements may be be constructed and paid for by adjacent
required. These will be determined at the
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Recommended: Street improvements,
including streetscape improvements are to
be constructed by adjacent development.
This improvement is included within the
citywide Capital Improvement Plan (CIP).
Upon completion and acceptance of this
improvement by the City, the City may, as
it deems appropriate, either reimburse the
developer or enter into a reimbursement
agreement.
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time adjacent development occurs.
Street Lights

development.

Streetlights need to be constructed as part Recommended: Each project within the
of the adjacent street.
EBPSP area shall be conditioned to
provide the street lights as part of required
street improvements. If the City Engineer
determines the cost of constructing the
street lights required by a property owner is
less than the fee which the City could
collect, then the property owner shall pay
to the City the difference between the
established fee and the cost of street
lighting improvements.
If the cost of
providing street lighting improvements is
more than the established fee which the
City could collect, then the City shall enter
into a reimbursement agreement with the
property owner.
A Lighting and Landscape Maintenance
District will be established to cover the cost
of ongoing maintenance operations.
Alternative: If a majority of the property
owners prefer, a Mello-Roos Community
Facilities District or Assessment District
could be established instead of the
collection of fees due at the time of
permitting.

Traffic Signals

Traffic signals should be constructed
when adjacent development occurs.
Traffic signals will be constructed at the
following locations:

Recommended: Each project within the
EBPSP area adjacent to a planned traffic
signal shall be conditioned to provide the
signal improvements. If the City Engineer
determines the cost of constructing the
Signals included within the citywide CIP
signal improvements required by a
▪
Eucalyptus at Ramona
property owner is less than the fee which
the City could collect, then the property
▪
Eucalyptus at Monte Vista
owner shall pay to the City the difference
▪
Eucalyptus at Central
between the established fee and the cost
▪
Chino Hills at SR 71 (northbound of signal improvements. If the cost of
providing signal improvements is more
and southbound
ramps)
than the established fee that the City
▪
Chino Hills at Ramona
could collect, then the City shall enter into
a reimbursement agreement with the
▪
Chino Hills at Monte Vista
property owner.
▪
Chino Hills at Central
Alternative: If a majority of the property
Signals not included within citywide CIP
owners prefer, a Mello-Roos Community
▪
Eucalyptus at Corporate Center
Facilities District or Assessment District
could be established instead of the
▪
Eucalyptus at Yorba
collection of fees due at the time of
▪
Ramona at Corporate Center
permitting.

Public Transit Stops

Bus turnouts are to be constructed at the Recommended: Bus turnouts are to be
time of street improvements.
constructed and funded as part of adjacent
street improvements.
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Project Entry Statements

Project entry statements along Central
Avenue should be constructed at the time
of dedication. Construction of the project
entry statement along Chino Hills Parkway
at Ramona Avenue will occur when
dedication is provided. Other intersection
identity statements will be constructed
when dedication is provided by adjacent
development.

Recommended: Each project within the
EBPSP area adjacent to a planned entry
statement shall be conditioned to provide
the entry statement improvements. If the
City Engineer determines the cost of
constructing the entry statements required
by a property owner is less than the fee
which the City could collect, then the
property owner shall pay to the City the
difference between the established fee and
the cost of entry statement improvements.
If the cost of providing entry statement
improvements is more than the established
fee that the City could collect, then the City
shall enter into a reimbursement
agreement with the property owner.
Alternative: If a majority of the property
owners prefer, a Mello-Roos Community
Facilities District or Assessment District
could be established instead of the
collection of fees due at the time of
permitting.

Streetscape Improvements

Streetscape improvements along individual Recommended:
Streetscape
streets will be necessary as the streets are improvements are to be constructed by
improved. Although it may be possible in adjacent development.
some cases to phase construction of
certain streets to portions of individual
blocks, streetscape improvements shall be
accomplished at the time of street system
improvements. Dedication of the public
utility and landscape easements described
in Chapters IV, V, and VI shall be provided
prior to the issuance of building permits.
Recommended: If proposed development
impact fees for parks are adopted by the
City, they will be applied to properties
within the specific plan area.

Parks

Transportation Demand
Management Measures

Fire Facilities Improvements

C.

The timing for preparation and review of
transportation demand management plans
is described in Chapter IV, Section C of
this document.

Recommended: The cost for preparation of
transportation management plans is to be
borne by the applicant. Costs for City staff
to review the various Transportation
Demand Management Plans are described
in Chapter IV, Section C of this document.

Fire facility improvements, including the
relocation of a Fire Station will be
necessary to accommodate development
within EBPSP area Specific Plan. It is
anticipated that the amount and type of
development (including some mid- and
high-rise buildings in excess of 55 feet in
height) will necessitate the relocation of a
Fire Station in accordance with the specific
terms and conditions in an agreement

Recommended: The District will determine
the facilities which will be required to
service the Specific Plan area, and
determine
the
appropriate
funding
mechanism to construct the necessary
facilities.
Alternative: If the needs of the Fire District
necessitate the requirement for equipment
and facilities before sufficient fees have
been collected, then a reimbursement
agreement shall be entered into.

NON-FINANCE IMPLEMENTATION
Implementation of the EBPSP will require the coordination of existing City of Chino review
procedures and other implementation actions discussed below.
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1.

Regulatory Procedures.
a.

Zoning Ordinance. Upon adoption of the EBPSP, all land use and development
regulations and guidelines set forth in this specific plan shall replace those of the
City of Chino Zoning Ordinance.

b.

Special Conditional Use Permits and Planned Developments. Certain uses,
because of their particular site development requirements or potential for creating
negative impacts, are subject to the granting of a Special Conditional Use Permit
(SCUP) by the Planning Commission as set forth in Section 20.03.070 (Special
Conditional Use Permits) of the City of Chino Zoning Ordinance. Uses subject to
granting of a SCUP are listed in Section VI, Development Regulations. The
purpose of the SCUP is to provide an opportunity for public review and evaluation
of site design and use requirements and characteristics in order to ensure
adequate consistency with the goals and objectives of the specific plan;
compliance with the plan's requirements, guidelines, and performance standards;
mitigation of potential impacts, and adjustment of specific plan provisions
authorized by the specific plan and Planning Commission. The Planning
Commission shall hold a public hearing on the SCUP, and may grant approval,
approval with reasonable conditions, or denial of a SCUP application subject to a
right of appeal.

c.

Administrative Approval/Site Approval/Development Review. To ensure
compliance with all applicable standards and regulations of the Specific Plan, all
projects shall be subject to City of Chino development review processing
procedures and requirements, including Planning Commission and/or City Council
Review as applicable.
Where a land use is identified in Section VI, Development Regulations as
"Permitted", a site plan shall be submitted to the Planning Division for review and
approval by the City Planner or his/her designee. Review of site plans will
include review of items such as, but not limited to, location of buildings, off-street
parking, landscape areas, loading facilities, building design, and entries/exits;
dedication of streets as required by the specific plan; recommendations of the
City Engineer as to required infrastructure provision; compatibility with
surrounding development; consistency with the provisions or his/ of this specific
plan and the City Zoning Ordinance; and other specific conditions affecting public
health, safety, and welfare.
An applicant may appeal to the Planning
Commission a decision by the City Planner her designee regarding the
interpretation and/or implementation of the building and site design guidelines
contained in Chapter V.
In addition to the above, where a land use is identified in Section VI,
Development Regulations as "Administratively Permitted", a more detailed review
of the proposal will be undertaken. Essentially this review will be similar to that of
a Special Conditional Use Permit with the exception that the City Planner or
his/her designee shall be the approving authority rather than the Planning
Commission. A public hearing shall be held. The City Planner may grant
approval, approval with reasonable conditions, or denial of an administratively
permitted use, subject to a right of appeal.

City staff shall have the ability to Administrative Approve, minor changes
involving the site design and/or the exterior alterations, all of the following
findings can be made;
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(a) The proposed action is in substantial compliance with the applicable Master
Site Approval.
(b) The proposed application is consistent with the design guidelines contained
in this document and the conditions of approval of the Master Site Approval;
(c) The proposed application complies with the applicable site development and
sign regulations contained in the EBPSP and with applicable City ordinances;
(d) The proposed application is consistent with the architectural design of the
rest of the applicable planning area;

(e) The proposed application will not exceed the maximum permitted gross
leasable areas of the applicable planning area;
(f) Proposed Modification to building/tenant space configurations and
dimensions are substantially similar to the originally proposed layout of the
Master Site Approval, and the proposed application does not exceed the
gross leasable area of the building/tenant space by more than ten percent
(10%); and
(g) Parking and internal circulation is adequate for the intended use.

d.

Other Development Review. In addition to the above, review procedures need
to be established for the art in public places program, transportation
management program, and hazardous materials management program as
outlined in Part IV, Component Plans.

e.

General Plan Revisions. The EBPSP recommends several changes from the
existing General Plan designation and policies affecting the site. The existing
Light Industrial area along State Route 71 at Eucalyptus has been proposed for
Commercial use in the specific plan, and Business Park designations have been
proposed which would permit some commercial uses within areas designated
General Industrial in the General Plan. Restrictions have been placed on the
development of warehouses within the specific plan area; warehouses would
otherwise be permitted without such restrictions under the existing General Plan
categories. Performance standards have been established which may preclude
some of the heavy industrial uses permitted in the existing General Industrial
category. The parcel sizes indicated for the Light Industrial designation have
been revised. Revisions have also been made to present General Plan
restriction on multi-tenant development; such developments are permitted within
the specific plan's manufacturing areas.
In light of these revisions, existing General Plan provisions are no longer relevant
to the EBPSP area. It is therefore recommended that the General Plan land use
designation for the specific plan area be amended to "Eucalyptus Business Park
Specific Plan," and that Section III of the specific plan, Goals and Objectives, be
adapted for adoption into the text of the General Plan Land Use Element. This
adaptation will consist of revising the introduction to the Section to eliminate the
first paragraph, as well as minor changes in the context of the Section's wording.
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2.

City Implementation Responsibilities. City of Chino departmental responsibilities for
the implementation of the EBPSP are presented in Table VII-B (Implementation
Responsibility Matrix).
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Table VII-B—Implementation Responsibility Matrix
Topic

CD-P

Circulation
▪
Pedestrian & Bike
▪
Public Transit
▪
Rail
▪
Streetscape Concept
▪
Traffic Signals, Striping & Signage
▪
Transportation
Demand
Management
▪
Vehicular
Community Facilities
▪
Fire Protection
▪
Open Space/Biological Habitat
Development Fees/Financing
Development Regulations
▪
Building Design
▪
Development Standards
▪
On-Site Landscaping
▪
Permitted Uses
▪
Site Design Criteria
Development Review Process
Grading
Hazardous Materials/Waste
Infrastructure
Maintenance
Public Utilities
On-Site Signage

CD-B

Responsible Agency or Department
PW-E PW-S
MS
PD
CS-P
FD
IEUA

SCE

GTE

X

Reference Location in EBPSP Text

X
X
X

X
X
X
X
X

X

X

IV-B3, IV-B4, IV-B6, V-B
IV-B2
IV-B5
V-C1, V-C2, V-F, V-G
IV-C

X

IV-B1, V-B

X

X
X
X
X
X
X
X
X
X
X
X

X

X

X

X

X
X

X

X
X

X
X

X
X
X
X
X
X
X

X

IV-F1, VII-B3
IV-F3, V-C4, V-H, VII-A
IV-C3, IV-F4, VII-B3

X

X

X
X

X

X
X

X

X
X

X

X
X

X
X
X

X

X

V-D
V-C, V-D
V-C3, VI-C2
V-B, V-D, VI-B
IV-C2, V-C, VI-C
VII-C
V-H
VI-C8
IV-D
IV-G
IV-E
V-C2, V-E

CS-P—Community Services Department - Parks and Facilities Division
FD—Chino Rural Fire Protection District
IEUA—Inland Empire Utilities Agency
SCE—Southern California Gas Company
SCE—Southern California Edison Company
GTE—General Telephone

EUCALYPTUS BUSINESS PARK SPECIFIC PLAN
Revised May 2008
Revised November 2008
Revised April 2009
Revised September 2014

X

X

Key:
CD-P—Community Development Department - Planning Division
CD-B—Community Development Department - Building Division
PW-E—Public Works Department - Engineering Division
PW-S—Public Works Department - Services Division
MS—Management Services Department
PD—Police Department

Adopted: December 18, 1990
Revised October 2000
Revised December 2002
Revised December 2003
Revised August 2006
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