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3.0  PROJECT DESCRIPTION 

 
3.1  INTRODUCTION 
 
This section provides a general description of the proposed project including identification of components 
of the Specific Plan that could result in impacts to the environment.  Since the project is a plan rather than 
an individual project, the description of potential development under the plan is programmatic.  
Nonetheless, the intent of the description and the following analysis is to streamline future environmental 
review for reasonably foreseeable development. Individual construction and other project-specific 
impacts will be evaluated on a project-by-project basis. However, development that is not consistent with 
the assumptions contained in this document may require additional environmental review.  This section 
identifies project objectives, the regional and project area location, existing setting, surrounding land uses, 
characteristics of the proposed project, and the anticipated schedule of construction activities. 
 
3.2 PROJECT OBJECTIVES 
 
The purpose of the Downtown General Plan and Specific Plan No. 45 Amendments (proposed project) is 
to create a set of comprehensive goals, policies and standards that will guide the urban form, land use, and 
design of future development in Downtown Redlands, as well as identify development types and densities 
for the Downtown area. The proposed project envisions Downtown as a cohesive neighborhood 
comprised of well-defined blocks and streets, and a distinct historic character. The proposed project 
identifies both conceptual and detailed strategies that reflect this intent by creating a clearly defined 
downtown core, various civic open spaces, and activated streets. The proposed project aims to balance the 
needs of both pedestrians and automobiles by providing appropriately scaled streetscapes and travel 
widths and human-scaled buildings. 
 
The goals and objectives of the proposed Downtown Redlands Specific Plan are: 
 
 Promote Downtown Redlands economic vitality by encouraging a mix of uses. The objectives 

that will help achieve this goal include: 
o Leverage Downtowns I-10 visibility and access 
o Encourage new Downtown residential development 
o Support existing and encourage new locally-owned businesses 
o Attract national retailers with special appeal 
o Develop boutique hotels and a conference center 
o Re-use and connect to existing infrastructure 
o Support transit-oriented development  

 Create a pedestrian-oriented environment. The objectives that will help achieve this goal include: 
o Discourage surface parking adjacent to downtown thoroughfares 
o Encourage ”park once”  and shared parking concepts 
o Improve pedestrian and bicycle connections 
o Encourage use of public transit 
o Improve and integrate Redlands Boulevard 
o Ensure safe pedestrian access to future passenger rail stations 
o Connect Orange Blossom Trail through Downtown 

 Maintain and enhance the distinct Redlands character. The objectives that will help achieve this 
goal include: 
o Leverage existing State Street Character 
o Create Downtown gateways to the I-10 
o Link key assets 
o Encourage contextual architectural design 
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o Encourage public art and murals Downtown   
 Enhance and extend the civic realm. The objectives that will help achieve this goal include:  

o Construct new City Hall facility or rebuild and/or renovate the existing City Hall facility 
o Identify new civic uses for Old City Hall 
o Improve and create new parks and civic spaces 

 Create “smart” density that is appropriate to maintain the historic character of the Downtown 
area, while at the same time providing sufficient density to support a vibrant Downtown, and is 
viable to the success of local transit and the Redlands Passenger Rail Stations.  

 
3.3 PROJECT LOCATION  
 
Regional Location 
 
The project area is located in the central section of the City of Redlands.  The City of Redlands is located 
in the southeastern section of San Bernardino County, 60 miles east of Los Angeles (Figure 3-1).  The 
City encompasses an estimated 37 square miles and is traversed by the San Bernardino Freeway (I-10), 
which generally runs in a southeast direction.  State Route 30 (SR-30) runs in a north-south direction and 
terminates at its intersection with I-10 in the north-central portion of the City of Redlands. 
 
The City of Redlands shares boundaries with the Santa Ana Wash, the City of Highland, and the San 
Bernardino Mountains on the north, the City of Yucaipa and the Crafton Hills on the east, unincorporated 
Riverside County on the south, and the Cities of Loma Linda and San Bernardino on the west.  The San 
Bernardino International Airport is located adjacent and north of the Santa Ana Wash, northwest of the 
City of Redlands.  The University of Redlands is located in the central portion of the City, adjacent and 
north of I-10 with Loma Linda University located approximately two miles west of the City of Redlands 
boundary.  
 
Primary east-west arterials through the City of Redlands include Redlands Boulevard, Citrus/Brookside, 
San Bernardino, and Lugonia Avenues.  North-south arterials include Orange, Eureka, Alabama, and 
Tennessee Streets.  Portions of three eligible California Scenic Highways run through the City of 
Redlands: Lugonia Avenue (SR 38), I-10, and SR-30.  Primary regional access to the project site is 
provided via Orange Street. 
 
Project Site 
 
The 1994 City of Redlands Downtown Specific Plan project site is approximately 160 acres or 0.25 
square miles in size and is located south of I-10 and includes the area from I-10 to Redlands Boulevard.  
The boundaries of the 1994 Specific Plan Area include Pearl Avenue and I-10 on the north, Texas Street 
on the west, Oriental Avenue, Redlands Boulevard, Eureka, and 9th Streets on the south, and Church 
Street on the east. The 1994 Specific Plan also includes an island parcel located south of I-10 at the 
intersection of State and Orange Street (Figure 3-2). 
 
The project area boundaries expands  the boundary from the existing (1994) Downtown Redlands 
Specific Plan to include the commercial, office, residential and civic areas in south Downtown Redlands 
including the areas around the island parcel. The project area is 280 acres or approximately 0.44 square 
miles and extends from Texas Street in the west to North Church Street in the east, and from the south 
side of the I-10 in the north to San Gorgornio Drive, Brookside Avenue, West Vine Street, South 6th 
Street, East Olive Avenue, and East Citrus Avenue in the south. Rail tracks cut through the site, just south 
of Stuart Avenue (Figure 3-2).  
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Project Background 
 
A Specific Plan is a planning tool that combines traditional zoning with general design and development 
standards, including density guidelines, height, bulk and setback requirements, tailored to the unique 
conditions of a particular defined area. It contains policies, development standards, and implementing 
regulations for the development within the area of the plan. The purpose of the proposed project is to 
guide development and design within Downtown Redlands. The proposed project includes a set of 
regulations, design principles, and related implementing actions designed to foster quality development 
that provides the density needed to support a vibrant downtown while at the same time preserving historic 
character. These regulations, guidelines and standards build upon the goals, objectives and policies of the 
City of Redlands General Plan (General Plan), recognizing the project area’s strategic location in the City. 
The Downtown Redlands Specific Plan is provided in its entirety in Appendix A of this Program EIR. 
 
As part of the proposed project, the Downtown Redlands Specific Plan is expanded from the 1994 
Specific Plan area to add an additional 120 acres within the project boundaries and would generally 
include the area south of Redlands Boulevard to Citrus Avenue. While the entire 1994 Specific Plan area 
was located within the City of Redlands Redevelopment area, a small portion of the proposed project 
located near the southern boundary of the project site is outside the boundaries of the Redlands 
Redevelopment Plan area.  
 
The City of Redlands has developed a set of goals, policies, standards and guidelines that would apply to 
all properties within the project area boundaries. The policies, standards and guidelines contained within 
the Downtown Redlands Specific Plan supersede those identified in the Zoning Code. Zoning for the area 
within the revised project area boundaries, including the 1994 area, the island parcel and the area south of 
Redlands Boulevard would be repealed and replaced with the proposed project.   
 
This Specific Plan amends the existing Downtown Redlands Specific Plan and is the result of a 
collaborative stakeholder effort that includes City and civic leaders, citizens, urban designers, architects 
traffic planners, landscape architects, and economic and environmental consultants. Stakeholders were 
brought together in a series of meetings and charettes which culminated in the development of a Master 
Plan. The Master Plan was the framework for the Specific Plan, or alternatively, the Specific Plan is the 
implementation tool of the Master Plan.  
 
Urban Character 
 
Below is a description of the different land uses that currently exist within the project area boundaries. 
These land uses are shown in Figure 3-3 and described below and are generally comprised as follows: 
retail uses dominate the center of the site, while residential uses flank the boundaries. Industrial uses are 
focused around I-10 and do not extend south of Redlands Boulevard, while office uses are clustered along 
Olive and Brookside Avenues, which are the main access routes to and from the residential areas to the 
south of the project site. Auto-oriented uses are mainly positioned along portions of Redlands Boulevard, 
west of Eureka Street. Civic uses are concentrated between Citrus Avenue and Vine Street.  
 
Downtown. Downtown is characterized by small blocks around the historic State Street area; and 
includes several shopping centers and an enclosed mall, positioned between I-10 and State Street. The 
architecture in Downtown ranges from late 19th century brick commercial blocks and examples of 
storefront design, to 19th and 20th century brick packing houses, and recently built shopping centers.  
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Orange Street and the Santa Fe Depot. Downtown along Orange Street, surrounding the Santa Fe 
Depot, combines buildings from 1888 to 1946 with industrial, commercial, and retail functions. There are 
23 contributing buildings on Orange Street, Stuart Avenue, Third Street, Fifth Street, and Oriental 
Avenue that make up the Santa Fe Depot Historic District, which is on the National Register of Historic 
Places.  Many of the structures in the area are scaled to the pedestrian rather than the automobile and 
includes limited parking. Unlike the rest of Downtown, the street layout is still the same as it was when 
Redlands was founded and is generally characterized by narrow sidewalks. The use of brick construction 
ties the buildings together, creating a cohesive district.  
 
State Street. State Street is also pedestrian-scaled. It accommodates retail and mixed-use buildings, 
which tend to front the street directly, creating an activated street, with large mature ficus trees. A small 
pocket park on State Street is the only official public open space within the project boundaries.   
 
Redlands Boulevard. This street is car-oriented with one to two story mid- and late-century commercial 
buildings. The Boulevard is wide and several car dealerships line the portion west of Eureka Street. 
Redlands Boulevard was previously State Highway 99.  
 
High Avenue. The area between 6th and 9th Streets includes primarily cottage residential buildings. The 
physical condition of many of the cottages in the area is poor, though many have potential to be 
rehabilitated into residences or small offices.  
 
South of Citrus Avenue. In this area there is a mixture of very well-preserved architecturally notable 
houses, along with a handful of civic buildings such as the Redlands Bowl, Post Office, A.K. Smiley 
Public Library and Old City Hall. Much of this fabric extends outside of the project area boundaries. 
Residential neighborhoods are also located south of the project site; generally these homes are single-
family detached homes setback from the street. 
 
South of Interstate 10. This area contains many empty lots, and a few small bungalow and classic 
revival houses interspersed with mid-sized industrial uses that include a mixture of brick packing 
buildings. 
 
3.4 OVERVIEW OF EXISTING SETTING AND SURROUNDING LAND USES 
 
Existing Setting  
 
The proposed project is located within a low-lying area of the San Bernardino Valley, four miles south of 
the San Bernardino Mountains.  Rivers, creeks, and underground aqueducts traverse the City of Redlands 
including the Santa Ana River/Wash and San Timoteo River/Wash located approximately two miles north 
and southwest of the project site, respectively.  The topography in the City of Redlands generally slopes 
downward to the southwest, yet the project site itself is fairly level. The project site ranges from 
approximately 1,313 feet above mean sea level along Texas Street in the west to approximately 1,400 feet 
above mean sea level along Church Street to the east.1    Groundwater beneath the project site flows in a 
southwesterly direction and varies in depth in relation to precipitation and groundwater use and 
management.  Nearly the entire project site is within an identified 100-year flood hazard zone.2 A "zanja" 
or culvert runs through the site (near Redlands Boulevard) and is channelized in places. While base flood 
elevations for areas immediately surrounding the zanja have not been determined, other areas in 
Downtown have experienced flood depths of one to three feet.  
 
                                                           

1United States Geological Survey, The National Map Viewer, Available at: http://nmviewogc.cr.usgs.gov/viewer.htm, 
accessed June 15, 2010. 

2Federal Emergency Management Agency, Map Service Center: Map ID 06071C8716H and 06071C8712H, Available 
at: http://www.fema.gov/, accessed June 7, 2010. 
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As described above, a variety of retail/commercial, restaurant, office, residential, institutional, light 
industrial and heavy industrial uses currently exist within the project area boundaries.  Numerous historic 
resources, as well as vacant lots are located within the project boundaries. The project site is generally 
comprised of a single-use within each district, although a mix of uses is allowed under the current zoning. 
The single-use character of each area often results in greater auto-dependence, therefore, the proposed 
project seeks to better integrate uses within districts. 
 
As previously mentioned, several of the primary retail areas are located south of Redlands Boulevard 
within the project boundaries.  The Redlands Mall, located on the southwest corner of Redlands 
Boulevard and Orange Street, was at one time the City’s major retail shopping center.  However, the mall 
recently closed and the City is currently evaluating proposals for redevelopment, but does not have plans 
at this time. Until the site is redeveloped, it will remain vacant.  Directly east of the mall and on the east 
side of Orange Street is the east-west oriented State Street; a tree-lined, historic retail and restaurant 
corridor including antique shops, sidewalk cafes, salons, specialty shops, banks, and pedestrian-oriented 
walkways and open spaces.  Citrus Street runs parallel and south of State Street and includes similar uses.  
Citrus Street contains additional financial services, as well as institutional uses such as Heritage Hall, City 
Hall, and a City Police Department building. The industrial uses are generally located adjacent to the 
existing railroad right of way or along Texas Street, north of Redlands Boulevard. Light and heavy 
industrial uses include a firewood chopping yard and store, auto-related industrial facilities, and the 
Sunkist Groves shipping facility.   
 
Circulation and Parking 
 
As described above, Downtown Redlands includes a mix of uses and combines older traffic patterns with 
newer circulation patterns. A summary of circulation patterns is presented below. 
 
Redlands Boulevard. Redlands Boulevard is primarily a car-oriented thoroughfare and is the former 
historic Route 99 between Los Angeles and Palm Springs. It currently divides the Downtown into two 
districts, minimizing pedestrian connectivity. Redlands Boulevard is a Major Arterial street which runs in 
an east-west direction through the center of Downtown.  There are two lanes in each direction with a 
central median or turn lane at most locations, and with left-turn lanes at intersections.  On-street parking 
is generally allowed on both sides of the street with some time restrictions. 
 
Eureka Street. Eureka Street provides vehicular access to Downtown for traffic traveling east on I-10. 
Eureka Street is a Secondary Arterial street that runs in a north-south direction on the west side of 
downtown.  There is an eastbound off-ramp to Eureka Street from I-10.  South of Pearl Avenue there are 
two lanes in each direction with a left-turn lane at some intersections but not at others.  South of Citrus 
Avenue and north of Pearl Avenue there is one lane in each direction with no center left-turn lane.  On-
street parking is generally not allowed north of Citrus Avenue. 
 
6th Street. 6th Street provides vehicular access to Downtown for traffic traveling west on I-10. 6th Street 
is a Collector street that runs in a north-south direction on the east side of downtown.   It provides 
connection to I-10 to from the east via a westbound off-ramp and an eastbound on-ramp.   The cross 
section is varied but between Pearl Avenue and Redlands Boulevard there are generally two lanes in each 
direction, although there are sections with only one lane in one of the directions.  South of Redlands 
Boulevard, it has one lane in each direction.  On-street parking is generally not allowed, except south of 
Redlands Boulevard.    
  
Orange Street. Orange Street is used as a primary access point to the I-10 and as a local pass-under street 
to access neighborhoods to the north. Orange Street is a Minor Arterial Street that runs in a north-south 
direction through the downtown.   Orange Street provides on-ramps to the westbound I-10. There are two 
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lanes in each direction with left-turn lane pockets at most but not all intersections.  On-street parking is 
generally allowed on both sides of the street with some time restrictions. 
 
State Street.  Historic State Street serves as the current pedestrian core of the Downtown, providing local 
shops and restaurants, while new development to the west and north caters more to the automobile. Many 
parts of State Street are unconnected and fragmented, often resulting in large mega-blocks and dead end 
streets. State Street is a Local street that runs in an east-west direction.  It extends west from Eureka 
Street, and east from Orange Street to Church Street.  It does not connect between Eureka Street and 
Orange Street because of the Redlands Mall.   There is typically one lane in each direction, and on-street 
parking is generally allowed on both sides of the street with some time restrictions. 
 
Railroad Tracks. The existing east-west railroad tracks are largely unused. The Redlands Rail Study 
completed by SANBAG proposes a transit station Downtown between Eureka and Orange.  
 
Transit. Four bus lines pass through the study area connecting Redlands to Fontana, San Bernardino, 
Highland, Loma Linda, Mentone, and Yucaipa. 
 
Most of the parking in Downtown Redlands is provided in private surface lots that are attached to 
commercial and retail structures. However, there is one City-owned parking structure on the southwest 
corner of Citrus Avenue and 6th Street. In addition, the City also owns the parking structures associated 
with the former Redlands Mall. There are approximately 1,069 on-street spaces and 4,436 off-street 
spaces in the Downtown area, for a total of approximately 5,505 parking spaces. The State Street corridor 
demonstrates the highest utilization of parking.  
 
3.5 PROPOSED PROJECT 
 
The proposed project involves revisions to the existing 1994 Downtown Redlands Specific Plan, 
including expansion of its boundaries, modification of its goals, and the incorporation of public space, 
circulation, parking and infrastructure elements that will provide a pedestrian-friendly, amenity-rich 
mixed-use environment in both the immediate and long-range future.  As shown in Figure 3-2, the 1994 
Specific Plan area is bounded on the north by I-10, on the east by Church Street, on the south by Redlands 
Boulevard and on the west by Texas Street.  The project proposes to extend the project boundaries to 
generally include the area south of Redlands Boulevard between Texas Street and Church Street.  
 
The revisions to the Downtown Redlands Specific Plan focus primarily on the form of the urban fabric in 
Downtown Redlands as the paramount feature, rather than the specific uses to be developed. It envisions 
the project area as a semi-urban Downtown comprised of low-scale commercial and residential uses that 
would primarily consist of townhomes or similar types multi-family units. The residential areas would be 
mixed-use (i.e., residential over retail or commercial) in the Downtown core, but residential only at the 
urban fringe. The proposed project organizes land uses into two main districts, three important corridors, 
and two surrounding neighborhood typologies. The Plan acknowledges the significance and value of 
historical buildings and urban form (scale, layout, structure) in Downtown. It builds upon and extends the 
character of existing resources, such as the Santa Fe train depot, and reintroduces the historic block 
structure and landscape/streetscape design in the State Street and north Orange Street areas. The proposed 
project facilitates easy access to and from I-10 and the proposed and new retail/commercial developments 
in the Town Center area. It proposes a series of programs, standards, and guidelines to ensure that present 
and future development in Downtown is cohesive and compatible with the character and vision of 
Redlands.  
 
Although the proposed project focuses on the urban form rather than specific land uses, for purposes of 
this Program EIR, it is necessary to include a quantification of land uses that are anticipated at plan 
buildout. The residential units and building square footages provided throughout the document represent a 
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conservative estimate for year 2025. This analysis is intended to be conservative such that the highest 
potential number of new residential units and building square footages is evaluated herein. It is likely that 
plan buildout would include a smaller incremental change from existing conditions to 2025 based on 
development trends in Redlands and similar communities. 
 
As shown in Table 3.1, buildout of the Downtown Redlands Specific Plan, would result in approximately 
1,676 residential units, 793,113 square feet of retail uses, 119,746 square feet of restaurants, 330,000 
square feet of office space, 16 screens  (3,703 seats) of theaters/cinemas, 100 rooms (20,000 square feet) 
of hotel uses, and 120,000 square feet of civic uses.  These equate to net increases of 1,618 residential 
units, 391,362 square feet of retail uses, 78,650 square feet of restaurants, 285,500 square feet of office 
space, two screens (900 seats) of theaters/cinemas, 100 rooms (20,000 square feet) of hotel uses, and 
7,900 square feet of civic uses. Although, as noted above, it is likely that the actual development that 
would occur as a result of the proposed project would be lower that the totals accounted for here.  
 
 

TABLE 3-1: PROJECT HOUSING, POPULATION, AND EMPLOYMENT 

Element Existing Conditions Proposed Specific Plan 

Housing (units) 244 1,676/a/

Population (persons) /b/ 575 3,938

Employment (jobs) /c/ 2,146 4,283
/a/ Proposed buildout of the project includes 1,478 units, however a maximum of 1,675 could be achieved with the proposed density bonus 
/b/Population is calculated by multiplying the number of housing units by 2.35 persons per dwelling unit, per the average number of persons per 
household number for the Downtown Redlands Specific Plan area. 
/c/ Assumes 500 square feet per employee for retail/other services and 250 square feet per employee for office per the SCAG Employment Density 
Study Summary Report, Appendix E, October 2001. 
SOURCE: U.S. Census 2000, SCAG 2008 RTP Growth Projections; TAHA 2010.

 
 
The assumed development assumptions identified above, also include the following projects that are 
under consideration within the project area boundaries: 
 
 The Redlands Promenade is proposed for the northwest corner of Eureka Street and Stuart 

Avenue and would add 160,000 square feet of retail; and 
 
 The Kirkorian project is also a proposed mixed-use project, located at Eureka Street, north of 

Redlands Boulevard. The project is anticipated to contain a mix of retail, residential and theatre 
uses.  

 
These projects are assumed as part of the overall development that would occur under the proposed 
project. However, each of these projects will undergo separate environmental review.  
 
The 1994 Specific Plan included three land use districts or zones, Town Center, Town Center – Historic 
and Service-Commercial. The Town Center District emphasized retail, office specialty and restaurant-
entertainment activities and generally included the area from Texas Street to 6th Street. The Town Center-
Historic emphasized the historic nature of the Orange Street area and the Service-Commercial area 
encouraged local businesses located on the east portion of the 1994 Specific Plan area. Each of the three 
districts or zones would have a maximum height of three stories or 55 feet.  The revised Specific Plan 
area expands the boundaries and updates the land use zones.  Development is divided into seven sub-areas 
called zones.  The zones organize the Downtown into areas with different urban form and regulations. 
The zones are shown in Figure 3-4 and described below. 
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Zone Descriptions 
 
Town Center. The Town Center zone would be applied to areas south of Pearl Avenue, north of Citrus 
Street, mainly between Eureka and Orange Streets. The zone would be characterized by continuous 
commercial and mixed-use development that present a consistent face to the street and with little space 
between buildings. Ground floors are activated with retail and mixed-uses, with different uses at the upper 
levels. The intent of the Town Center area is to augment the central core area of Downtown, discourage 
auto dependent uses, and encourage streetscapes that are pedestrian-friendly. Off-street parking would be 
either in public garages or away from street frontages, behind buildings. Structures would range from a 
minimum of two stories to a maximum of five stories and have a maximum building height of 65 feet.  
 
Corridor 1. The Corridor 1 zone would be applied to Eureka Street as a connector to the Town Center, 
both from the I-10 southward and from the residential neighborhoods (south of the project area boundary) 
northward. Development in Corridor 1 is appropriated for a high traffic volume street that is also 
pedestrian friendly and complimentary to the rest of Downtown. The buildings in this area are proposed 
to be of similar height and intensity as buildings in the Town Center and accommodate mixed-use 
residential and a wider array of permitted uses. The streetscape would be urban in character with large 
trees to mitigate the automobile dominance of the street. The majority of the Corridor 1 zone is within the 
¼-mile TOD area. Structures would range from a minimum of two stories to a maximum of five stories 
and have a maximum building height of 65 feet. 
 
Corridor 2. The Corridor 2 zone would be applied to Orange Street, the principle pedestrian north-south 
axis from the rail station, along the edge of the Town Center and into the State Street district. The intent 
of the Corridor is to act as a north-south seam between the State Street District and the new Town Center. 
It would be designed as a pedestrian-oriented street with wide sidewalks and traffic calming measures. 
The buildings in this area are anticipated to be less intensive than those along the Eureka Street Corridor 
and would be compatible with the historical character of the State Street District. The Corridor 2 zone is 
located entirely within the ¼-mileTOD area. Structures within the Corridor 2 zone would be built to a 
minimum height of 25 feet, with a maximum height of three stories or 45 feet. An additional six foot 
setback would be required for a fourth and fifth floor. 
 
Corridor 3 East and West. The Corridor 3 East and West zones would be applied to Redlands 
Boulevard, on the two sides of the Town Center as a major thoroughfare to and from the Town Center. 
This Corridor is divided into two sections to differentiate the permitted, conditionally permitted, and 
prohibited land uses, as well as the different urban standards in each area. Corridor 3 West would 
transition from car-related commercial uses to a high-density residential and mixed-use development. The 
buildings along Corridor 3 are proposed to be similar in intensity to Corridor 1 (Eureka Street). Corridor 3 
East would act as a connector between the State Street and Orange Street areas. Structures within the 
Corridor 3 East zone would be built to a minimum of two stories with a maximum of five stories or 65 
feet. The only exception to this would be when structures are build directly adjacent to Corridor 2 zone, in 
which case the maximum building height would be three stories with a maximum height of 45 feet.  
Structures within the Corridor 3 West zone would be built to a minimum height of 25 feet with a 
maximum height of five stories or 65 feet. 
 
State Street District. The State Street District would be applied to historical State Street, between 
Orange Street and 9th Street. The District would also extend south towards Citrus Avenue. Through 
restoration, rehabilitation and infill, the distinct historical character of the original three blocks east of 
Orange Street would be preserved as a vital, pedestrian-oriented area. Structures within the State Street 
District zone would be built to a maximum height of three stories or 45 feet. 
 
Neighborhood 1. Neighborhood 1 would include those areas immediately around the Town Center. This 
zone would help to provide a transition between the less dense and primarily single-family residential 
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areas within the Neighborhood 2 zone and the denser Town Center and State Street District. The uses are 
proposed to be primarily residential with permitted office and small-scale retail. The Neighborhood 1 
zone would allow for structures built to a minimum of two stories, with a maximum of four stories or 55 
feet. Structures with a maximum height of 65 feet can only occupy of to 60 percent of a parcel.  
 
Neighborhood 2. The Neighborhood 2 zone would be applied to areas on the edges of the project area. 
The character of existing historical single-family neighborhoods would be preserved through 
rehabilitation and through recommendations for residential uses that are compatible with the existing 
neighborhoods. The Neighborhood 2 zone would allow for structures built to a maximum of two and a 
half stories, not to exceed 35 feet. 
 
Transit Village Overlay. The Transit Village Overlay would be applied to those properties that are 
within ¼-mile of the transit station. The Overlay would support mixed-use developments, a mix of 
housing types and enhanced pedestrian and bicycle access to the transit station. A residential density 
bonus of 25 percent may be granted pursuant to entering into a development agreement with the City. 
 
Green Building Design Guidelines 
 
The following guidelines are intended to help architects, developers, and builders work towards a healthy 
city that supports a sustainable urban form, strong community, and thriving economy. The City Council is 
committed to ensuring that the new civic buildings within the project area boundaries are initially 
constructed as LEED certified.  
 
Buildings shall be designed with solar orientation with each elevation responding appropriately to its 
orientation. Possible ways of designing a project for solar orientation are: 
 
 Building overhangs and spectrally-selective glazing should be used to reduce solar heat gain on 

windows. Do not use heavily tinted glass unless necessary for security or privacy purposes. 
 South facing elevations should incorporate overhangs. 
 Design roofs on the south side of buildings to allow for the installation of photovoltaic panels. 

Centralize rooftop equipment to allow for greater roof area available for photovoltaic panels. 
 Minimize paved areas to lessen heat buildup around the building that will add to the load on the 

building envelope. Provide landscaped planters adjacent to buildings to influence the 
microclimate found around the building. 

 Provide fins, louvers, landscaping, and/or other shade devises on east and west facing windows of 
buildings to reduce solar gain and glare. 

 Consider providing exterior finishes with high reflectivity and high thermal emittance or wall 
shading elements to reduce solar gain. 

 Use reflective roofing products or “green roofs” to reduce cooling loads. 
 Design windows to maximize daylight and views. Consider passive daylighting strategies that 

bring daylight deep into occupied spaces such as: 
o High ceilings 
o Light colored interior surfaces 
o High clerestory windows 
o Light shelves 

 Use light sensors to reduce use of electricity when adequate daylight exists. 
 Use a monitor roof (i.e., a flat roof with raised portions used to admit light) for daylighting upper 

floors. 
 Shape and plan the interior to enhance daylight distribution. Orient buildings so that maximum 

solar exposure is north and south facing, where solar control is easiest, and minimum exposure is 
east and west facing. 
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 Integrate energy producing equipment such as wind turbines and photovoltaic equipment into the 
architectural design of buildings. 

 Consider providing changing rooms, lockers & showers for cyclists & joggers. 
 Consider incorporating thermal mass into building structure. 
 Specify recycling of demolition & construction waste in construction contracts. 
 Where possible use narrow floor plates for access to daylight, views & natural cooling. 
 Consider designing floor plans that give north and south elevations the most exposure to sunlight 

allowing for deep penetration of natural light into the core of buildings. 
 Consider installation of Energy Star appliances and low-flow water fixtures. 
 Insulate building envelop and HVAC systems to prevent heat/gain loss. 
 Utilize tankless water heaters. 
 Design for natural ventilation by utilizing: operable windows; aligning building on street grid to 

capture prevailing breezes for reduced summer energy demands for cooling. 
 
Circulation 
 
The Circulation element of the proposed project emphasizes a multi-modal approach, such that 
convenient access to, and circulation within, Downtown is afforded to all transportation modes. This 
multi-modal approach is based on the premise that a successful Downtown environment requires not only 
good automobile circulation, but also choices and opportunities for effective and convenient transit, 
pedestrian, and bicycle circulation. Employees and visitors should be able to conveniently park and then 
walk around Downtown in an attractive, safe and comfortable environment. They should also be able to 
travel to Downtown by transit or bicycle. Figure 3-5 shows the existing and planned circulation for 
Downtown. 
 
The Downtown street system essentially comprises a grid-type system, with a variety of differently sized 
streets serving different functions. Principal access to/from the I-10 just to the north of Downtown is 
provided by Eureka Street, Orange Street and 6th Street, which all have ramps to/from I-10. Other key 
entry corridor streets into Downtown are Redlands Boulevard, Brookside Avenue, Citrus Avenue, Cajon 
Street, Texas Street, and Church Street. Below is a description of the existing circulation patterns for 
Downtown. 
 
Major Streets. Major Streets are the principal streets that traffic use to access Downtown, as they are the 
widest streets and they provide principal connections to other areas of the City. Redlands Boulevard and 
Brookside Avenue are classified as major streets. Redlands Boulevard is the principle east-west roadway 
serving Downtown.  Consequently, it carries some of the highest traffic volumes as well as supporting a 
number of regional and local transit routes. 
 
Secondary Streets. Secondary Streets are key streets for access to Downtown, but also serve an 
important role for traffic circulating within Downtown. These streets will typically not be as wide as the 
major streets. They do however typically also connect outside the Downtown to other parts of the City. 
Orange Street, Eureka Street, Citrus Avenue, Texas Street and Cajon Street are all secondary streets. 
Orange Street is the principal north-south thoroughfare in Downtown and it also provides access to I-10 
westbound. Eureka Street provides north-south access in the west side of Downtown and also provides 
access to Downtown from I-10 eastbound. 
 
Collector Streets. The primary function of Collector Streets is for circulation within the Downtown. 
Collector streets include 6th Street, Church Street and Pearl Avenue. Although 6th Street provides north-
south circulation in the eastern part of Downtown, as well as access to and from I-10 from the east it only 
extends as far south as Olive Avenue, and, therefore, functions as a Collector Street. 
 





Downtown General Plan & Specific Plan No. 45 Amendments  3.0 Project Description 
Draft Program EIR 
 

taha 2006-027 3-16 

Local Streets. All other streets are considered Local Streets. The function of all other local streets is to 
support the circulation of local traffic to specific land uses and buildings in the Downtown. While they 
complete the circulation grid, these streets are not expected to carry through-traffic or high traffic 
volumes. Stuart Street is an important local street that provides critical circulation for traffic traveling east 
and west between the I-10 freeway and Redlands Boulevard. Its function is similar to a collector but can 
provide the necessary traffic volumes utilizing a local street standard. 
 
Facilitating the movement of pedestrians and assuring visual connections are key aspects of the proposed 
project. A north-south pedestrian visual connection at 3rd Street between Stuart Avenue and Shoppers 
Lane (Oriental Avenue extension) is proposed. This connection breaks up the large block between Eureka 
and Orange and it also potentially provides circulation across the train tracks. This connection would also 
be where the pedestrian crossing would occur for the "split" transit station between Eureka and Orange 
Streets. 
 
A number of street improvements are identified as part of the proposed project, all of which are potential 
opportunities for street extensions or connections that will enhance the street grid in Downtown. Many of 
the potential improvements will only be achieved in conjunction with potential future redevelopment of 
certain areas, and, therefore, are defined as "opportunities” rather than as definite projects and are 
therefore not included in the analysis in this Program EIR. The following improvements are anticipated in 
this Program EIR. 
 
Proposed Street Improvements 
 
Third Street Connection between Redlands Boulevard and State Street. Third Street would be 
extended south one-block from Redlands Boulevard to connect to State Street, as part of the 
redevelopment of the Redlands Mall. This two-way local street with one lane in each direction, with 
diagonal on-street parking, would be extended through what is currently the Redlands Mall.  
 
Conversion of State Street from a one-way to two-way street between Orange Street and 8th Street. 
This section of State Street, which is currently one-way eastbound, would be converted to a two-way 
street with one lane and angle parking in each direction. This would require: street re-striping, potential 
modification of planters, and reconstruction of the traffic signal at Orange and State Streets. No new 
significant construction for street widening would be required. The timing of this improvement would 
only occur with the extension of State Street to the west or as determined by the City Council. 
 
State Street Extension West of Orange Street. State Street would be extended west one block from 
Orange Street to a southerly extension of 3rd Street, as part of the redevelopment of the Redlands Mall. It 
would be a two-way local street with one lane in each direction, with diagonal on-street parking. 
 
Additional potential street improvements include the following:  
 
Oriental Avenue Connection between 3rd Street and Eureka Street. Oriental Avenue would be 
connected between 3rd Street and Eureka Street to provide a local street connection in this area, in 
conjunction with the Krikorian project. It would be a two-way street (public or private) with one lane in 
each direction. 
 
Stuart Avenue Connection. If and when the existing shopping center on the east side of Orange Street 
between Pearl Street and the railroad redevelops, consideration should be given to extending Stuart 
Avenue from Orange Street to 6th Street. This would enable Stuart Avenue to provide a continuous 
connection through the Downtown area. Such a connection should be a two-way local street with one lane 
in each direction. 
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New North South Street Connection to East of Texas Street. When the area bounded by Eureka Street, 
Redlands Boulevard, Texas Street and Oriental Avenue is redeveloped, a new north-south street 
connecting Redlands Boulevard and Oriental Avenue should be constructed to provide for enhanced local 
circulation in this area. Such a connection should be a two-way local street with one lane in each 
direction.  
 
The proposed project does not allow for any future closure or vacation of any streets in the Downtown 
area that is classified in the General Plan as a major arterial, secondary arterial, or collector street; only 
local streets may be vacated. An amendment to the Specific Plan would be required to allow these 
designated streets to be vacated.  
 
Transit Plan 
 
Bus service to Downtown is provided by Omnitrans which runs four routes into/through Downtown.  Key 
transit streets in the Downtown are shown in Figure 3-6. Redlands Boulevard, Eureka Street, Orange 
Street and Stuart Avenue are all considered key transit streets. Currently all bus routes serving Downtown 
travel along the section of Redlands Boulevard between Eureka Street and Orange Street, and stop 
between 3rd Street and Orange Street to provide convenient transfers between routes. This has several 
negative impacts, including pedestrians crossing Redlands Boulevard mid-block, and the lack of on-street 
parking due to the bus stops.  
 
Passenger rail service between San Bernardino and Redlands is planned to occur in the next ten years. 
The Redlands Passenger Rail, currently being planned by the San Bernardino Associated Governments 
(SANBAG), is proposed as a new passenger train service running from Redlands to Downtown San 
Bernardino, utilizing the existing rail right-of-way. A rail station is planned in Downtown adjacent to the 
historic Santa Fe Depot between Orange Street and Eureka Street. The final site for the station platform 
has yet to be determined. However, the street entrance frontage to the station is proposed to be on Stuart 
Avenue between Orange Street and Eureka Street. Stuart Avenue could provide vehicular access to the 
station, and be the location not only for bus access but also for bus transfers, and for “kiss-and-ride” drop-
off of transit passengers. The existing bus transfer location on Redlands Boulevard could be relocated to 
Stuart Avenue and be integrated with the rail station. A SANBAG study identifies the need for 260 to 300 
parking spaces at the rail station. These spaces could be provided in a parking structure adjacent to the rail 
station. 
 
Pedestrian Circulation 
 
The pedestrian circulation system is shown in Figure 3-7, which illustrates the streets in Downtown that 
are expected to accommodate the highest pedestrian activity. The pedestrian circulation system in 
Downtown should be convenient and safe, and should provide an attractive walking environment that will 
encourage people to walk rather than drive to multiple destinations.  
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The proposed core of the pedestrian circulation system in the Downtown is comprised of the following 
streets: 
 
 Oriental Avenue  
 3rd Street  
 State Street  

 
Other proposed key streets for pedestrian circulation are:  
 
 Redlands Boulevard  
 Orange Street  
 Citrus Avenue  
 6th Street  
 
These streets serve the vast majority of the existing and planned retail commercial, office commercial, 
entertainment, civic, and institutional uses in the Downtown.  A key element of the pedestrian circulation 
system in Downtown would be a railroad tracks crossing at 3rd Street. The crossing could either be at-
grade or overhead via a bridge. This crossing would provide for direct and convenient pedestrian 
circulation between the parking structure, the bus transfer area, and the rest of Downtown.  
 

In order to provide a pedestrian-friendly environment in Downtown, a high quality of streetscape needs to 
be provided. Typical streetscape and roadway design elements would include the following:  
 

 Wider sidewalks  
 Sidewalk bulbouts at intersections (where feasible) and mid-block locations  
 Landscaping and pedestrian amenities (trees, shade areas and seating)  
 On-street parking (to provide a buffer between passing cars in the roadway environment and 

pedestrians in the sidewalk environment)  
 Clearly marked crosswalks  
 Wider crosswalks  
 Crosswalks with special paving  
 Improved lighting  
 
All these design features would provide an improved environment for pedestrians and facilitate walking; 
many of the design features also reduce or minimize the potential for conflicts between vehicles and 
pedestrians.  
 
Bicycle Circulation 
 
The bicycle circulation system would provide a convenient, safe and attractive environment to encourage 
people to ride bicycles.  The bicycle circulation system is shown in Figure 3-8, which illustrates the 
bicycle routes and types of facilities in Downtown. These routes are designed to provide a linked system 
in Downtown and are consistent with the City of Redlands Non-Motorized Transportation Plan.   
 
The primary access point for the bicycle network would be a multi-use path known as the Orange 
Blossom Trail. The Orange Blossom Trail would traverse Downtown from east to west along the Santa Fe 
rail line right-of-way or in close proximity of it. The bicycle trail, along with pocket parks and amenities 
associated with the trail, would provide unique opportunities for open space through Downtown. Until the 
final alignment can be completed, an interim system would provide trails utilizing the existing street 
system for bicycle circulation.  
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Parking 
 
The vision for parking in Downtown is to provide sufficient parking to ensure the economic viability and 
success of Downtown, to provide that parking cost-effectively and in convenient locations to users, and to 
efficiently manage parking in a manner that supports a walkable and pedestrian-friendly environment.  
 
An important part of the proposed project, is the increased management of the parking supply by the City, 
including increased City ownership and operation of parking, in order to achieve a more efficient 
utilization of overall parking resources in Downtown. This approach is based on a “Park Once” strategy, 
where Downtown visitors could park once in conveniently located lots or garages, and then walk around 
Downtown as they shop, dine, and visit entertainment without having to re-park their cars. The increased 
use of public-private partnerships in the provision and operation of parking, including shared use parking 
would be encouraged. 
 
There are currently about 6,750 parking spaces in and around Downtown. Of these about 45 percent are 
under public control (1,410 on-street spaces and 1,600 off-street spaces), with the remaining 3,740 under 
private control. While there are some areas where parking is well utilized, there is a considerable amount 
of parking in the Downtown that is typically unoccupied.  
 
The highest overall times of peak parking demand in Downtown are 12:00 p.m. to 1:00 p.m. and 2:00 
p.m. to 3:00 p.m. on weekdays, with a very similar pattern of parking utilization during these times. At 
these highest overall times of peak parking demand the overall parking supply in Downtown is however 
only about 50 percent occupied. While parking in some areas is over 70 percent occupied, in other areas it 
is less than 40 or 50 percent occupied. Parking utilization on Saturdays is very similar but slightly lower 
than weekdays. The highest parking occupancies generally occur in and around the State Street corridor. 
It should be noted that parking occupancies for individual blocks do vary by hour of day, with some 
blocks exhibiting higher occupancies at 2:00 p.m. to 3:00 p.m. than at 12:00 p.m. to 1:00 p.m. and some 
blocks exhibiting lower occupancies. Parking demands in the evenings are much lower than during the 
day, although certain specific areas are still well utilized, for example, the State Street corridor and the 
area around the Krikorian theaters. 
 
The proposed project includes a downtown parking strategy that includes the following elements, 
designed to provide an integrated and comprehensive approach to Downtown parking. These are taken 
from the recently completed Downtown Parking Study.  
 
1. Park Once 

The proposed project is based on the “Park Once” concept, where people are encouraged to park 
once in a central location and then walk around downtown to multiple destinations. This reduces 
the need for parking, reduces vehicular traffic and vehicle emissions, consolidates the parking 
supply into fewer strategic locations, and improves the pedestrian environment by increasing 
pedestrian volumes on sidewalks (which also increases the volume of potential patrons passing by 
on-street businesses).  

 
2. Allow Shared Parking 

The proposed project allows the use of shared parking in order to minimize overall parking 
supply needs and to allow for the most efficient utilization of parking resources. The existing 
zoning code allows for shared parking between the individual uses of mixed-use development 
projects. The proposed project extends this to incorporate the shared use of parking by all land 
uses throughout Downtown – i.e. rather than reserving separate parking supplies for specific land 
uses, development projects, and/or buildings, parking spaces in Downtown can instead be shared 
between all uses. This sharing of spaces between uses with different peak hours and peak days of 
parking needs (such as office, retail, restaurant, and entertainment uses) allows for a more 
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efficient overall utilization of the parking supply, and a more appropriately sized parking supply. 
It also leads to more convenient parking for customers and visitors to Downtown.  

 
3. Better Use of Existing Parking Supply 

The proposed project supports the more efficient utilization of the current privately held parking 
supply, by encouraging land uses with surplus parking to offer that parking for use by others – 
either by shared use agreements with land uses that need a parking supply, or allowing public use 
of some of their parking.  

 
4. Encourage Use of Alternative Modes to Reduce Parking Demand 

The City should encourage the use of alternate transportation modes, such as transit and 
bicycling, and should encourage transportation demand management programs, to reduce the 
overall demand for parking. The planned Redlands Passenger Rail Line provides a unique 
opportunity to reduce auto trips and parking demand in the Downtown area.  
 

5. Make Existing Parking Locations More Attractive  
Existing public parking garages, or private garages that are available for public parking, are 
proposed to be made more attractive and pleasant to use, including brightening up the interiors, 
adding lighting and security stations, and adding way finding and directional signs for users. 

 
Parking Garages 
 
A key feature of the proposed project is the future provision of City (or joint public-private) parking 
garages within Downtown to support the park once plan. Public garages are proposed to facilitate shared 
parking and parking management. Parking garages are anticipated at some or all of the locations listed 
below. The number of garages eventually needed and the exact size of these potential parking garages 
will need to be more precisely determined in the future, according to actual needs.  
 
Southeast corner of Eureka Avenue and Stuart Avenue. A garage at this location would serve the 
Town Center, the general Downtown, and the Redlands Passenger Rail Station. A garage could provide 
approximately 900 parking spaces. Some of these spaces would be for residential uses.  
 
Southwest corner of Orange Street and Oriental Avenue. A garage at this location would serve the 
Town Center and the general Downtown, and could provide approximately 720 spaces. Some of these 
spaces would be for residential uses.  
 
Southeast corner of Citrus Avenue and 5th Street. A garage at this location – just east of the existing 
City Hall – would replace the existing parking structure, and would serve the existing Civic Center and 
the State Street District. A garage at this location could provide approximately 275 parking spaces. 
 
Parking Code Modifications 
 
The parking code requirements and standard contained in Chapter 18 of the Redlands Municipal Code 
shall be followed, except for the provisions required as part of the proposed project.  
 
The proposed project includes the following modifications for the Municipal Code parking requirements 
in the Downtown area. These modifications are introduced in order to provide a parking supply that is 
more closely tailored to the actual needs of downtown land uses, to avoid the over provision of parking 
supply and to allow greater flexibility  in the provision  of required parking. They are also intended to 
facilitate and encourage smaller businesses and land uses in Downtown for which parking requirements in 
the past have been too restrictive. Table 3-2 shows the parking requirements for the proposed project.  
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TABLE 3-2: DOWNTOWN GENERAL PLAN AND SPECIFIC PLAN NO. 45 AMENDMENTS PARKING 
REQUIREMENTS 

Retail 2.5 spaces per 1,000 sq. ft. 
Restaurant 7.0 spaces per 1,000 sq. ft. 
Office 3.0 spaces per 1,000 sq. ft. 
Civic Office 3.0 spaces per 1,000 sq. ft. 
Hotel – Rooms 0.8 spaces per room 
Hotel – Meeting Space 15.0 spaces per 1,000 sq. ft. 
Cinema/Theater 1.0 spaces per 6 seats 
Residential Minimum: 1 space per DU, Maximum 2 spaces per DU 
SOURCE: Draft Downtown Redlands Specific Plan, 2009. 

 
 
Parking requirements for land uses not shown in Table 3-2 shall be as specified in the Redlands 
Municipal Code. 
 
The parking requirements above allow for shared parking between land uses throughout Downtown. For 
any mixed-use development project in the project area, either the requirements in Table 3-2 shall apply or 
the requirements from Section 18.164.325 of the RMC shall apply, whichever is the lowest. Exemptions 
to the parking code are provided for restaurants locating in the historic buildings in the area bounded by 
Orange Street on the west, Fifth Street on the east, BNSF Railroad on the north and north parcels along 
Redlands Boulevard to the south.  
 
Proposed Open Space  
 
The proposed project also includes an open space element with the five main components described 
below. The open space component of the plan is anticipated to occur incrementally as opportunities for 
redevelopment become available and are, therefore, are not specifically included in this Program EIR. 
 
1. Public open space along the area’s sidewalks and an extended street grid including substantial 

landscaping and widened sidewalks (around 15 feet) to mitigate high summer temperatures and to 
enhance the pedestrian experience.  

2. A civic green at the intersection of Citrus Avenue and Cajon Street to link State and Orange 
Streets, the two main retail and pedestrian areas in Downtown.  

3. Greening of train tracks and station areas, including the Orange Blossom Trail, which is planned 
to go through the communities of Redlands and Mentone and connect to the Santa Ana River 
Regional Trail on the eastern and western ends. This trail is anticipated to use the railroad right-
of-way where feasible.  

4. Small informal green spaces proposed within neighborhoods when they are redeveloped to act as 
anchors for local community use. Tot lots, play structures and sand pits are encouraged. 

5. Public roof green space to be provided in conjunction with civic buildings, public parking 
structures and public/private partnerships.  

 
Infrastructure 
 
Downtown has historically experienced flooding during moderate storm events. Most of the project site is 
located in a Flood Zone. A zanja, or culvert, runs through the project site (near Redlands Boulevard) and 
is channelized in places. While base flood elevations for areas immediately surrounding the zanja have 
not been determined, other areas in Downtown have historic flood depths of one to three feet. The 
potential for flooding is a central consideration.  
 
Two major stormdrain projects are planned as part of the proposed project to ensure that stormwater 
runoff is adequately conveyed off the properties in Downtown and into the Mission-Zanja Creek System.  
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The first includes the installation of a stormdrain beginning at 9th Street and ending to the east of Texas 
Street that would run parallel to Redlands Boulevard and Oriental Avenue.  The second project includes 
the installation of a storm drain beneath 6th Street from the BNSF Railroad right-of-way to the previously 
mentioned proposed stormdrain.  However, due to current economic conditions, the City does not have 
sufficient funds to undertake either project at this time.  
 
The project would be served using the existing wastewater collection system supplemented with moderate 
planned improvements. As identified in the City’s current wastewater System Master Plan, off-site 
improvements would be required to adequately serve the project. These improvements consist of 
construction of gravity sewers along Palmetto Avenue, Alabama Street and San Bernardino Avenue.  
 
To provide required fire flow to the project site, a portion of the existing water system must be upgraded. 
Proposed system improvement to meet fire flows are presented in Figure 3-9 along with the additional 
infrastructure improvement for the stormdrains and wastewater collection system.  
 
General Plan Amendments 
 
The proposed project includes several General Plan Amendments as presented below: 
 
 Modification of the introductory text in Section 4.61 (Downtown) of the Land Use Element to 

reflect the expanded boundaries of the Downtown Specific Plan, and to indicate that the entire 
Downtown Specific Plan permits mixed uses to include commercial, retail, services, offices, and 
residential. 

 Revise Policy 4.61(a) of the Land Use Element to reflect new boundaries of the Downtown 
Specific Plan. 

 Modification of Table 7.1 (Existing and Proposed Parks) of the Open Space and Conservation 
Element to reflect the proposal to add a number of small pocket parks within the Downtown to 
include their acreage and purpose. 

 Change the Land Use Map to reflect the proposed additions of pocket parks in the Downtown as 
“circles”, as proposed in Table 7.1 of the Open Space and Conservation Element; and, modify the 
Land Use Map to show two areas of the Downtown Specific Plan currently designated 
Commercial/Industrial to be re-designated to Commercial.  One area is bounded by Stuart 
Avenue on the north, State Street on the south, Eureka Street on the east, and Texas Street on the 
west.  The other area is generally bounded by the I-10 Freeway on the north, the Mission Zanja 
and Redlands Boulevard on the south, Church Street on the east, and 6th Street on the west. 

 Modify Policy 5.50(g) of the Circulation Element to designate a Class I bicycle route which 
traverses through the Downtown by either utilizing portions of the current Santa Fe railroad right-
of-way or be within proximity to the current railroad right-of-way from New York Street to east 
of Wabash Avenue. 

 A Transit Village Overlay will be added extending ¼-mile from the transit station to be located 
between Eureka and Orange Streets 

 
3.6  CUMULATIVE IMPACTS 
 
Cumulative impacts are the anticipated impacts of the proposed project in combination with the impacts 
of related cumulative development. As stated in Section 15130(b)(1) of the CEQA Guidelines, this 
reasonably foreseeable growth may be based on either of the following, or a combination thereof: 
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 A list of past, present, and probably future projects producing related or cumulative impacts, or 
 A summary of projections contained in an adopted general plan or related planning document 

which describe or evaluate regional or area wide conditions.  
 
For the purposes of this Program EIR, the potential cumulative effects of the proposed project are based 
upon a list of projects identified by the City. The cumulative analysis does not include the Redlands Mall, 
Kirkorian Theater and Redlands Promenade projects as these projects are included as part of the proposed 
project itself as well as the two known development projects described above and build out of the General 
Plan or other criteria, depending upon the specific impact being analyzed. The list of related projects is 
provided below in Table 3-3. 
 
 
 TABLE 3-3: LIST OF RELATED PROJECTS  

Project Location Description Residential 
Commercial/
Retail (Sq Ft)

Office 
(Sq Ft) 

Other 
(Sq Ft) Status 

Tennessee St. and  

Lugonia Ave. 
Single-story retail  8,048   

Active –  

Not Yet 
Constructed 

1020-1050 Nevada St. 
Eight building 
business park 

  135,570  
4 Buildings 
Completed 

Colton Ave. and  

New York St. 
31-unit motel     Expired 

1256 Orange St. Commercial Center  6,750   
Active –  

Not Yet 
Constructed 

Parkford Dr. and  

Marshall St. 
Shopping center  24,144   

Active –  

Not Yet 
Constructed 

560 Nevada St. 
Industrial 
development 

   72,098 Completed 

415-495 Park Ave. 
Three building 
medical office 

  122,604  
Active –  

Not Yet 
Constructed 

Texas St. and San 
Bernardino Ave. 

Four building 
commercial 
development 

 110,512   Expired 

San Bernardino Ave. and 
Pioneer Ave. 

13 building 
commercial center 

 165,350   
Active –  

Not Yet 
Constructed 

Orange Tree Lane and 
California St. 

Two building 
commercial/retail 

 22,739   Completed 

Ford St. and Reservoir Rd. 
Two story office 
building 

  19,750  Completed 

120 Terrace Dr. 
Re-model of existing 
Chevron to add food 
mart and car wash 

   
2,920/ 

840 
Completed 

560 Iowa St. 
Addition to Express 
Containers 
warehouse 

   8,100 Expired 

Plum Lane and Idaho St. 
Office building with 
loft 

  8,132  
Active –  

Not Yet 
Constructed 

Wabash Ave. and  

Nice Ave. 
Mini storage facility    60,857 Expired 
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 TABLE 3-3: LIST OF RELATED PROJECTS  

Project Location Description Residential 
Commercial/
Retail (Sq Ft)

Office 
(Sq Ft) 

Other 
(Sq Ft) Status 

New York St. and State St. 
Three story office 
building 

  81,635  Completed 

Eureka St. and I-10 
Mixed use retail, 
restaurant, office and 
health club 

 150,300   
Active –  

Not Yet 
Constructed 

913 California St. Commercial/retail   51,101   
Active –  

Not Yet 
Constructed 

Iowa St. and Park Ave. Industrial warehouse    392,075 Expired 

1300 Redlands Blvd. Three story office    44,236  Expired 

360 Orange St. Two story commercial  8,130   Expired 

708 Brookside Ave. One story office   7,000  
Active –  

Not Yet 
Constructed 

1006 Wabash Ave. Self storage facility    68,314 Completed 

Pearl Ave. and Eureka St. 
Expansion of existing 
commercial 

 18,200   
Active –  

Not Yet 
Constructed 

Texas St. and Pioneer Ave. Mixed use  
199 single 
family lots 

105,500   Expired 

Orange Tree Lane and 
Nevada St. 

Three story office   51,432  Expired 

Research Dr. and  

Almond St. 
Nine building 
industrial park 

   880,118 
Active –  

Not Yet 
Constructed 

Lugonia Ave. and  

Nevada St. 
Four story 102 room 
hotel 

   59,116 
Active –  

Not Yet 
Constructed 

Redlands Blvd. and 
Kansas St. 

Self serve car wash    4,800 
Active –  

Not Yet 
Constructed 

Mountain View and San 
Bernardino Aves. 

Maintenance shop for 
an existing power 
plant 

   18,000 Completed 

Lugonia and Wabash Aves. 
Seven building 
commercial center 

 56,239   Inactive 

San Bernardino Ave. and 
Tennessee St. 

Walmart and retail  275,500   
Currently 

Processing 

Sylvan Boulevard and 
University St. 

Center for the Arts 
and Theater addition 
at University of 
Redlands 

   54,948 Completed 

Orange Street and  

Pioneer Ave. 
Single family planned 
development 

139 units    Completed 

Madeira Ave. and 

Mentone Blvd. 
Single family 
subdivision 

27 lots    
Active –  

Not Yet 
Constructed 

Wabash Ave. and  

Sunset Drive 
Single family 
subdivision 

31 lots    
24 

Completed 

Wabash Ave. and 
Reservoir 

Single family PUD 80 lots    
Active –  

Not Yet 
Constructed 
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 TABLE 3-3: LIST OF RELATED PROJECTS  

Project Location Description Residential 
Commercial/
Retail (Sq Ft)

Office 
(Sq Ft) 

Other 
(Sq Ft) Status 

Wabash and San 
Bernardino Aves. 

Single family PUD 76 lots    
Active –  

Not Yet 
Constructed 

San Bernardino and 
Pioneer Aves. 

Single family PUD 74 units    
Active –  

Not Yet 
Constructed 

Lugonia Ave. and  

Church St. 
Condominium  37 units    

Active –  

Not Yet 
Constructed 

Ford St. and Patricia Dr. 
Residential 
development 

20 lots    Expired 

1910 Orange Ave. 
Residential 
townhomes 

77 units    
Under 

Construction 

Orange Ave. and  

Nevada St. 
Townhomes 39 units    

18 
Completed 

Sunset Hills Specific Plan Single family homes 27 lots    
Active –  

Not Yet 
Constructed 

San Bernardino and 
Pioneer Aves. 

Single family homes 26 lots    
Active –  

Not Yet 
Constructed 

San Bernardino and 
Pioneer Aves. 

Single family PUD 41 lots    Inactive 

Grove St. and Sylvan Blvd. Apartments 40 units    
Active –  

Not Yet 
Constructed 

Orange Ave. and  

Kansas St. 
Senior housing 160 units    Expired 

1320 Webster St. Senior housing 71 units    Completed 

Orange Street and  

Lugonia Ave. 
Planned residential 
multi family 

228 units    
Active –  

Not Yet 
Constructed 

SOURCE: City of Redlands Community Development Department, List of Major Projects, July 6th, 2009.  

 
 
3.7  INTENDED USES OF THIS PROGRAM EIR 
 
This Program EIR has been prepared to analyze environmental impacts associated with the approval of 
the proposed Specific Plan and subsequent construction and operation of the anticipated individual 
development projects and to identify appropriate feasible mitigation measures and/or project alternatives 
that would minimize or eliminate any significant or potentially significant impacts. This document is 
intended to serve as an informational document to assist the public, agencies and the decision-maker in 
understanding potential impacts that could result from the approval of the Specific Plan. This Program 
EIR provides the primary source of environmental documentation for the City and any other regulatory 
agencies that may be involved in permitting activities needed to allow implementation of the Specific 
Plan to move forward. 
 
3.8 PROJECT APPROVALS 
 
The project area is a sub-area of Downtown Redlands, one that tailors a set of urban form specifications 
and implementation programs to the unique characteristics of the area. The Downtown General Plan and 
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Specific Plan No. 45 Amendments would function in tandem with the regulations for Downtown 
Redlands identified in the Redlands General Plan. While every effort has been made to ensure that the 
proposed project does not conflict with the General Plan, in some cases elements are included that require 
General Plan amendments in order to make the two congruous. In order to avoid conflicts with existing 
policies, programs, and ordinances of the General Plan and Zoning Code, adjustments to existing 
planning and regulatory programs are required concurrently with the adoption of the Revised Downtown 
Specific Plan. However, as described in Section 3.5 Project Description above, several General Plan 
Amendments are included as part of the proposed project. Approval of these Amendments would occur at 
the same time as the Revised Downtown Specific Plan.  
 
3.9 ANTICIPATED CONSTRUCTION PROCESS/SCHEDULE 
 
Construction of projects that would occur as a result of this proposed project would be expected to be 
phased gradually over the 15-year timeframe of the plan through the year 2025. Some projects are 
currently in the planning process. Construction of each project will be individually evaluated on a project-
by-project basis.  
 


