
City of Corona

Agenda Report

400 S. Vicentia Ave.
Corona, CA 92882

File #: 19-0963

PLANNING AND HOUSING COMMISSION
STAFF REPORT

DATE: 11/12/2019

TO: Honorable Chair and Commissioners

FROM: Community Development Department

APPLICATION REQUEST:
PPM2019-0006: Proposal to amend precise plan PD-69-2 to allow for freestanding parcel
identification signs within the Village Grove Plaza located at 1240-1296 Border Avenue in the
Planned Community Development zone. (Opt Village Grove, LLC, 6400 s. Fiddlers Green Circle,
Suite 1820, Greenwood Village, CO, 80111).

RECOMMENDED ACTION:
That the Planning and Housing Commission recommend to the City Council the adoption of a
resolution GRANTING PPM2019-0006 based on the findings contained in the staff report and
conditions of approval.

PROJECT SITE SUMMARY
Area of Property:  4.46 acres
Existing Zoning:  PCD (Planned Community Development)
Existing General Plan:  GC (General Commercial)
Existing Land Use:  Shopping center
Proposed Land Use: Shopping center
Surrounding Zoning/Land Uses:
N:  PCD/Multifamily attached residences
E:  PCD/Multifamily attached residences
S:  PCD/Multifamily attached residences
W: Single Family Residential zoning within the Brookwood General Development Plan Amendment
(GDPA) 85-1/Single family detached residences

BACKGROUND
The property owner of the Village Grove Plaza located at 1240-1296 Border Avenue is requesting
approval to construct three freestanding parcel identification signs for the shopping center. The
center is bordered by three streets and currently has no parcel identification signs that provide
visibility for the businesses within the center. The new sign program proposes one 15-foot high pylon
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File #: 19-0963

sign and two 6-foot high monument signs.  One sign is proposed on each street frontage.

The shopping center was originally approved in 1970 under precise plan PD-69-2 and later amended
by Resolution No. 75-51 in May 1975 (Exhibit C). The resolution established development
standards, permitted uses, and signage criteria for the shopping center and contained a provision
under Section I (4)(e) that prohibited the shopping center from having freestanding signs. While the
reason for this provision is not exactly clear, it was likely done for the benefit of the nearby residences
because of the potential glare from having internally illuminated signs along the center’s street
frontages. As shown in the attached aerial exhibit attached as Exhibit 2, existing residences adjacent
to the project site are located along the rear of the property with other residences located across
streets Via Del Rio, Via Santiago and Border Avenue which sides and front the project site. The
residences located across Via Del Rio and Via Santiago have a distance of just over 90 feet from the
project site with the residences located across Border Avenue having a distance of 110 feet.

In January 2019, the owner’s representative from Tait & Associates reached out to the Community
Development Department staff seeking information on how to lift this provision in order to allow the
center to have freestanding signs. The property owner has indicated that signage visible from the
center’s street frontages is critical in attracting and maintaining tenants within the center. Staff
researched and discussed the matter with the City Attorney and it was determined that the
appropriate avenue would be for the owner to process a precise plan modification application to
introduce the center’s signage program and have it adopted by resolution. The owner recently
repainted the center in a brown and tan color scheme to give it a fresh and update appearance and is
proposing to establish a sign program for the freestanding signs that would be architecturally
compatible with center’s appearance. The proposed freestanding signs would help the center have
a more dated and cohesive look.

PROJECT DESCRIPTION
Per the existing resolution (Reso. No. 75-51), all signage for the shopping center shall comply with
the signage regulations for the city’s C-2 commercial zone per Corona Municipal Code Chapter
17.74, except for freestanding signs which are not permitted. The proposed sign program for the
center’s freestanding signs have been designed to comply with the requirements of the city’s C-2
zone as governed by the CMC and are proposed to have ground mounted lighting for illumination
instead of internal illumination. One freestanding sign per street frontage up to a maximum height of
15 feet is allowed for commercial properties. Additionally, the size of each sign is based on one
square foot of sign area per one lineal foot of lot frontage (1:1 ratio) up to 200 square feet.

The sign program is attached as Exhibit A. Pylon sign A is 15 feet high located at the southeasterly
corner of the project site adjacent to the intersection of Border Avenue and Via Del Rio. The sign
area is 28.32 square feet. The size of Sign A was determined using the site’s lineal street frontage on
Border Avenue. The lineal foot of lot frontage along Border Avenue is approximately 411 feet and the
proposed sign area is well below the allowed square footage of 200 square feet.

Signs B and C are both monument style signs and identical in height and size. The signs are 6 feet in
height with a sign area of 14.52 square feet. Sign B is proposed at the northeasterly corner of the site
adjacent to the intersection of Border Avenue and Via Santiago and the size was determined using
the street frontage on Via Santiago. The center’s lineal footage on Via Santiago is approximately 350
feet. Sign C is proposed at the center’s southwesterly driveway located on the Via Del Rio frontage.
The center’s lineal frontage on Via Del Rio is approximately 410 feet. Therefore, the size of the sign
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File #: 19-0963

area of both monument signs are below the allowed square footage of 200 square feet.

All three signs are proposed within existing landscape planters located on site and will not impact the
shopping center’s driveways, drive aisles, or parking spaces. Also, to ensure that the signs will not
impair a driver’s line-of-sight at the driveways, the signs are being placed outside of the applicable
corner cut-off areas as required under Sections 17.70.030 and 17.70.050 of the Corona Municipal
Code.

Each sign is designed to advertise up to four tenants within the center and the name of the shopping
center in a vertical lettering design. The signs are supported by a base or posts and have a
decorative trim along the top of the sign cabinet. The signs’ brown color scheme matches the
existing brown and beige colors of the existing buildings within the center. Due to the surrounding
residences across the streets, no internal illumination is proposed within the sign cabinets. Instead,
the signs will be externally illuminated by ground-mounted lighting. Each sign will be equipped with
an automatic dimmer for nighttime hours. Table A below summarizes the proposed signs for the
center.

TABLE A
Village Grove Plaza Signage

.
Sign Location Quantity Sign Area Sign Height

A Border Avenue 1 28.32 sq. ft. 15 feet

B Via Santiago 1 14.52 sq. ft. 6 feet

C Via Del Rio 1 14.52 sq. ft. 6 feet

ENVIRONMENTAL ANALYSIS
Per Section 15301 of the State Guidelines for Implementing the California Environmental Quality Act
(CEQA) and Section 3.22 of the City’s Local CEQA Guidelines, a Notice of Exemption has been
prepared for the project because the project qualifies as a Class 1 (Existing Facilities) categorical
exemption. The project consists of constructing three monument and pylon signs within an existing
shopping center that is fully developed with buildings, parking, and landscaping with adequate
access. The signs are between 6 to 15 feet in height and will not result in any impacts to the
environment.   The Notice of Exemption is attached as Exhibit E.

FISCAL IMPACT
The applicant paid $5,421.00 in application processing fees.

PUBLIC NOTICE AND COMMENTS
A 10-day public notice was mailed to all property owners within a 500-foot radius of the project site,
as well as advertised in the Sentinel Weekly News and posted at the project site. As of the
preparation of this report, the Community Development Department has received three calls from the
public regarding the proposal. Two of the calls requested clarification on the notice while the third
requested information on the lighting method proposed for the signs.

STAFF ANALYSIS
The applicant’s sign program introduces new center identification signage in the form of freestanding
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The applicant’s sign program introduces new center identification signage in the form of freestanding
pylon and monument signs to help provide visibility for the businesses within the center. The signs
are designed to comply with the development standards of the C-2 commercial zone in terms of
quantity, height, and size. The architecture and colors of the signs are aesthetically pleasing and
compatible with the shopping center. The signs have incorporated ground mounted lighting with an
automatic nighttime dimmer so that the signs will not result in unwanted glare to the surrounding
residences. The sign program also takes into consideration vehicular visibility ensuring that the signs’
placements will not obstruct a driver’s line-of-sight at street and driveway intersections. Its overall
design including size and lighting is appropriate for the center’s location which is a neighborhood
serving commercial center. The sign program would contribute to the city’s economy by promoting
the businesses within the center while at the same time attracting new quality businesses to the
center. Therefore, PPM2019-0006 is recommended for approval based on the findings of approval
contained in this staff report and the conditions of approval in Exhibit B.

FINDINGS OF APPROVAL FOR PPM2019-0006
1. A preliminary exemption assessment has been conducted by the City of Corona and it has

shown that this project does not require further environmental assessment because the project
qualifies as a Class 1 (Existing Facilities) categorical exemption. The project consists of
constructing three monument and pylon signs within an existing shopping center that is fully
developed with buildings, parking, and landscaping with adequate access. The signs are
between 6 to 15 feet in height and will not result in any impacts to the environment.

2. All the conditions necessary to granting a Precise Plan as set forth in Section 17.91 of the
Corona Municipal Code exist in reference to PPM2019-0006 for the following reasons:

a. The proposal is consistent with the site’s General Commercial land use designation of
the General Plan because the General Commercial designation accommodates
commercial uses including commercial signage.

b. The proposal complies with the PCD zone because the signage program adheres to the
city’s signage standards governed by the Corona Municipal Code for commercial
properties.

c. The proposal has been reviewed in compliance with the California Environmental
Quality Act and all applicable requirements and procedures of the act have been
followed. As justified in Finding # 1, the project is exempted from further review.

d. The site is of a sufficient size and configuration to accommodate the design and scale
of proposed development, including buildings and elevations, landscaping, parking and
other physical features of the proposal, as demonstrated in Exhibit A of this report. The
proposed sign program demonstrates the site’s capability of being able to
accommodate the monument and pylon signs that are proposed by PPM2019-0006.

e. The design, scale and layout of the proposed signage will not unreasonably interfere
with the use and enjoyment of neighboring existing or future developments, will not
create traffic or pedestrian hazards, and will not otherwise have a negative impact on
the aesthetics, health, safety or welfare of neighboring uses because the proposed
signage complies with the City’s development standards for the C-2 zone and corner
cut-off regulations as applicable under the Corona Municipal Code.

f. The architectural design of the proposed signage is compatible with the character of the
existing shopping center buildings and surrounding neighborhood, will enhance the
visual character of the neighborhood by improving the shopping center, and will provide
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visual character of the neighborhood by improving the shopping center, and will provide
for harmonious, orderly and attractive development of the site.

g. The design of the proposed signage will provide a desirable environment for its
occupants and visiting public as well as its neighbors through good aesthetic use of
materials, texture, and color that is aesthetically appealing and will retain a reasonably
adequate level of maintenance.

3. The proposal is consistent with the General Plan for the following reason:
a. General Plan Policy 1.11.1 encourages having a comprehensive range of retail, service,

and other commercial uses in the city that provide goods and services to meet the
diverse needs of Corona’s residents and businesses, in accordance with the applicable
land use plan’s designations and design and development policies. The proposed
signage as allowed by PPM2019-0006 will help promote the Village Grove Plaza and
attract a variety of quality commercial tenants to the center to meet and support the
diverse needs of Corona’s residents, visitors, and businesses. Overall, the proposal
would contribute to the economic health of the shopping center which in turn would
contribute revenue to the city to fund essential services.

b. General Plan Policy 2.5.8 encourages the City to work with property owners of
community-oriented commercial centers to establish an urban design program for
commercial centers to enhance their aesthetic quality, image, and “fit” with adjoining
land uses. Elements may encompass site and entry identification by signage,
landscape, or lighting, extensive on-site landscape, public art, improvements of abutting
public streetscapes, and other amenities. The proposed sign program enhances the
appearance of the shopping center while taking into consideration the surrounding
residential neighborhood by requiring exterior ground-mounted lighting to reduce glare.

4. The proposal as amended by a proposed resolution to Resolution 75-51 is consistent with the
development standards applied to the shopping center and with the signage regulations
allowed by the CMC for commercial properties.

5. The sign program proposed by PPM2019-0006 is compatible with the design of the existing
buildings and other physical features of the site and adhere to the city’s signage standards
governed by CMC Chapter 17.74 for commercial properties.

REVIEWED BY: SANDRA YANG, SENIOR PLANNER

SUBMITTED BY: JOANNE COLETTA, COMMUNITY DEVELOPMENT DIRECTOR

EXHIBITS

1. Locational and Zoning Map
2. Exhibit A - Sign Program
3. Exhibit B - Conditions of Approval
4. Exhibit C - Resolution No. 75-51
5. Exhibit D - Applicant’s letter addressing the proposal.
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6. Exhibit E - Environmental Documentation.

Case Planner: Sandra Yang (951) 736-2262
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THE SIGN IS INTENDED TO BE INSTALLED IN ACCORDANCE
WITH THE REQUIREMENTS OF ARTICLE 600 OF THE NATIONAL

ELECTRIC CODE AS WELL AS 2016 CBC/2016 CEC, & 2016 
CALIFORNIA TITLE 24 COMPLIANT ENERGY CODE OR OTHER 

APPLICABLE LOCAL CODES. THIS INCLUDES PROPER GROUNDING 
& BONDING OF THE SIGN.  ALL POWER TO BE 120 VOLT UNLESS 
OTHERWISE STATED. ALL WALL PENETRATIONS TO BE SEALED 

WITH UL LISTED SILICONE SEALANT.

D/F NON-ILLUMINATED MONUMENT SIGN w/ INDIRECT LIGHTING
SCALE: 1/4"=1'-0"A

EXISTING ELEVATION
SCALE: N.T.S.
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