REGULAR MEETING OF THE
UPLAND PLANNING COMMISSION
AGENDA

January 22, 2020 at 6:30 PM
Council Chambers

ROBIN ASPINALL, CHAIR
GARY SCHWARY, VICE CHAIR
CAROLYN ANDERSON, COMMISSIONER
LINDEN BROUSE, COMMISSIONER
ALEXANDER NOVIKOV, COMMISSIONER
YVETTE WALKER, COMMISSIONER
VACANT, COMMISSIONER

CALL TO ORDER OF THE PLANNING COMMISSION REGULAR MEETING
PLEDGE OF ALLEGIANCE
ROLL CALL OF THE PLANNING Chair Aspinall, Vice Chair Schwary, Commissioners

COMMISSION Anderson, Brouse, Novikov and Walker
APPROVAL OF MINUTES December 11, 2019
COUNCIL ACTIONS Robert D. Dalquest, Development Services Director

January 13, 2020
FUTURE AGENDA ITEMS Mike Poland, Contract Planning Manager
ORAL COMMUNICATIONS

This is the time for any citizen to comment on any items that are not listed on the agenda under
“Public Hearings” but within the Planning Commission’s purview. Anyone wishing to address the
Planning Commission should submit a speaker card to the Planning Secretary prior to speaking.
The speakers are requested to keep their comments to five (5) minutes. The use of visual aids
will be included in the time limit. Under the provisions of the Brown Act, the Planning Commission
is prohibited from taking action on items not listed on the agenda.



PRESENTATION REGARDING AFFORDABLE HOUSING
Robert Dalquest, Development Services Director and Liz Chavez, Development Services
Manager.

PUBLIC HEARINGS

1. PUBLIC HEARING FOR SPECIFIC PLAN REVIEW NO. 18-02, GENERAL PLAN
AMENDMENT NO. 18-04, ZONE CHANGE NO. 18-04, TENTATIVE TRACT NO.
20245 (TT-18-03), SITE PLAN NO. 18-10, DESIGN REVIEW NO. 18-14,
AND ENVIRONMENTAL ASSESSMENT REVIEW NO. 0070. (Continued from
December 11, 2019).

A proposed Specific Plan Review and related Planning Entitlements for the development of
65 single-family detached homes, private open space land uses and infrastructure
improvements to serve the development.
Project Location: North side of E. 15™ Street, south of the Upland Hills Country Club, and
approximately 0.25 miles east of North Campus Avenue. APN: 1045-
121-04.
STAFF: Joshua Winter, Associate Planner
FH II, LLC (Frontier Homes)
APPLICANT: 2151 E. Convention Center Way #100
Ontario, CA 91764
That the Planning Commission:
1. Receive staff’s presentation; and
2. Hold a public hearing and receive testimony from the
public; and
RECOMMENDATION: 3. Move to adopt a Resolution of the Planning Commission
of the City of Upland, recommending that the City
Council approve the Mitigated Negative Declaration,
Specific Plan Review No. 18-02, General Plan
Amendment No. 18-04, Zone Change No. 18-04,
Tentative Tract No. 20245 (TT-18-03), Site Plan No. 18-
10, and Design Review No. 18-14.
COUNCIL HEARING Yes
REQUIRED:
APPEAL PERIOD: N/A
2. PUBLIC HEARING FOR CONDITIONAL USE PERMIT NO. 19-05, SITE PLAN

NO. 19-02, DESIGN REVIEW NO. 19-02, TENTATIVE PARCEL MAP NO. 19-
01, AND ENVIRONMENTAL ASSESSMENT REVIEW NO. 0079. (Continued
from December 11, 2019).

The proposed project is for the demolition of an existing building and development of 60
townhouse apartments within eleven buildings.

Project Location: 760 Mesa Court, APN: 1046-102-130.




STAFF: Joshua Winter, Associate Planner

Soroush Rahbari

APPLICANT: 4790 Irvine Boulevard #105-276
Irvine, CA 92620

That the Planning Commission:

1. Receive staff’s presentation; and

2. Hold a public hearing and receive testimony from the
public; and

3. Find the project is Categorically Exempt from
environmental proceedings pursuant to Article 19, Section
15332, In-Fill Development Projects, Class 32 (a-e), of the
California Environmental Quality Act; and

RECOMMENDATION:

4. Move to adopt a Resolution approving Conditional Use
Permit No. 19-05, Site Plan No. 19-02, Design Review No.
19-02, and Tentative Parcel Map No. 19-01, subject to
conditions of approval as set forth in the Draft Resolution
dated January 22, 2020.

COUNCIL HEARING

REQUIRED: No
APPEAL PERIOD: 10 days, ending February 3, 2020.
BUSINESS ITEMS
1. Update on landscape maintenance issues at the Upland Hills Country Club (Mike Poland).

COMMISSION COMMUNICATIONS
ADJOURNMENT

Adjourn to the next regular scheduled Planning Commission meeting on February 26, 2020.

NOTICE TO PUBLIC: All maps, environmental information, and other data pertinent to this item are filed in the City of
Upland Development Services Department and will be available for public inspection prior to the meeting at 460 North
Euclid Avenue during normal business hours.

If you wish to appeal a decision of the Planning Commission, you must do so within ten (10) calendar days following the
meeting. Please contact the Planning Division for information regarding the appeal procedure.

If you challenge the public hearing(s) or the related environmental determinations, in court, you may be limited to raising
only those issues you or someone else raised at the public hearing described in this notice, or in written correspondence
delivered to the City of Upland, at or prior to, the public hearing.

In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this meeting, please
contact the Planning Division at 931-4305. Notification 48 hours prior to the meeting will enable the City to make
reasonable arrangements to ensure accessibility to this meeting. [28 CFR 35.102-35.104 ADA Title II]

POSTING STATEMENT: On January 16, 2020, at least 72 hours prior to the meeting, a true and correct copy of this
agenda was posted on the bulletin boards at 460 N. Euclid Avenue (Upland City Hall) and 450 N. Euclid Avenue (Upland
Public Library) per Government Code Section 54954.2.




MINUTES OF A REGULAR MEETING OF THE
UPLAND PLANNING COMMISSION HELD
WEDNESDAY, DECEMBER 11, 2019
AT 6:30 P.M.

ALL T RDER OF THE PLANNI MMISSION REGULAR MEETIN

Chair Aspinall called the Regular Meeting of the Upland Planning Commission to order in the Council Chambers of
the Upland City Hall at 6:30 P.M.

PLEDGE OF ALLEGIANCE

The pledge of allegiance was led by Commissioner Anderson.

ROLL CALL

MEMBERS PRESENT: Commissioners Anderson, Novikov, Walker, Vice Chair Schwary, and Chair
Aspinall

MEMBERS ABSENT: Commissioner Brouse

ALSO PRESENT: Development Services Director and Planning Commission Secretary Dalquest,
Contract Planning Manager Poland, Associate Planner Winter, Assistant Planner
Hong, Senior Administrative Assistant Davidson, Deputy City Attorney Shah

APPROVAL OF MINUTES

Moved by Vice Chair Schwary, to approve of the minutes of the Planning Commission meeting of November 13,
2019.

The motion was seconded by Commissioner Anderson.
The motion carried by the following vote:

AYES: Commissioners Anderson, Novikov, Walker, Vice Chair Schwary, and Chair Aspinall

NAYS: None ABSTAINED: None

ABSENT: Commissioner Brouse

MMISSI MMUNICATI
Vice Chair Schwary spoke about the email policy for contacting Planning Commissioners.

Development Services Director Dalquest spoke about the recommendations made by the City Attorney as a result of
the initial inquiry and associated changes in the process.

Deputy City Attorney Shah spoke about concerns for Brown Act violations via email communications, and indicated
that the City’s policy is meant to safeguard against potential violations. She also noted that the City Council would
need to determine any changes made to the policy.

Vice Chair Schwary inquired about future discussions regarding affordable housing.

Development Services Director Dalquest indicated that the discussion is being agendized for the January 22, 2020
Planning Commission Meeting.
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MINUTES OF A REGULAR MEETING OF THE
UPLAND PLANNING COMMISSION DECEMBER 11, 2019

COUNCIL ACTIONS

Development Services Director Dalquest provided a brief follow up on the November 25" Council Meeting, noting
that the Council approved the second reading of a sidewalk vending Ordinance; and set a public hearing and first
reading of an Ordinance to adopt the 2019 California Building Code. He also noted that at the meeting of December
9t the Council approved seven (7) Mill’s Act applications for single-family dwellings.

FUTURE AGENDAS

Contract Planning Manager Poland indicated that at the January 22, 2020 meeting there will be a presentation on
Affordable Housing and a continuation of Item 5, Public Hearing for Specific Plan Review No. 18-02, General Plan
Amendment No. 18-04, Zone Change No. 18-04, Tentative Tract No. 20245 (TT-18-03), Site Plan No. 18-10, Design
Review No. 18-14, and Environmental Assessment Review No. 0070. He also noted that there is also a review of
the State’s new requirements for Accessory Dwelling Units tentatively scheduled.

RAL COMMUNICATION

Chair Aspinall stated this is the time for any citizen to comment on any items that are not listed on the agenda under
“Public Hearings” but within the Planning Commission’s purview. Anyone wishing to address the Planning
Commission should submit a speaker card to the Planning Secretary prior to speaking. The speakers are requested to
keep their comments to five (5) minutes. The use of visual aids will be included in the time limit. Under the provisions
of the Brown Act, the Planning Commission is prohibited from acting on items not listed on the agenda.

Roger Stephenson spoke in opposition to the Bridge Development; and expressed concerns for the number of trucks
and delivery van trips and related impacts on infrastructure, as a potential result of the operation. He also displayed
photos for the record from the impacts from a similar facility on Euclid and Kimball; and spoke about potential issues
with high capacity at intersections around the City.

In response to Roger Stephenson’s comments, Development Services Director Dalquest indicated the next workshop
on the project mentioned will be a joint meeting of the City Council and the Planning Commission, strictly on the
environmental documents.

Contract Planning Manager Poland provided information related to the public notice for the review period for the
environmental documents on the Bridge Development project and indicated where the public can view the

documents.

Jim Mc Joynt spoke about the report on upcoming Planning developments and requested more specificity be included
with regards to occupancy for the proposed developments.

Noting there were no further members of the public wishing to address the Commission, Chair Aspinall closed the
oral communications.

PUBLIC HEARINGS
PUBLIC HEARING FOR TENTATIVE PARCEL MAP NO. 19-02 (TPM 20122).
The proposal is a request to subdivide one lot into three lots.

Project Location: 494 N. Mountain Avenue, APN: 1007-521-05.

STAFF: Jacqueline Hong, Assistant Planner
Steward Plaza, LLC

IAPPLICANT: 400 N Mountain Ave, Ste 200
Upland, CA.91784
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MINUTES OF A REGULAR MEETING OF THE
UPLAND PLANNING COMMISSION DECEMBER 11, 2019

That the Planning Commission:
1. Receive staff’s presentation;

2. Hold a public hearing and receive testimony from the public;

3. Find that the project is Categorically Exempt from further
RECOMMENDATION: environmental proceedings pursuant to Article 19, Section 15315,
Minor Land Divisions of the California Environmental Quality Act
Guidelines; and

4. Move to adopt a Resolution approving Tentative Parcel Map No. 19-
02 (TPM 20122), subject to conditions of approval as set forth in the
Draft Resolution dated December 11, 2019.

COUNCIL HEARING No
REQUIRED:
IAPPEAL PERIOD: 10 days, ending December 23, 2019.

Assistant Planner Hong presented the details of the staff report, including location; General Plan and Zoning
designation; current uses; subdivision request; breakdown of proposed parcels 1, 2 and 3; minimum parcel sizes for
the zone; parking code requirements; elevations; findings; review by the Technical Review Committee; and staff
recommendations.

Commissioner Walker inquired as to future maintenance of the property.

In response to Commissioner Walker’s inquiry, Assistant Planner Hong indicated that there are separate Conditions
of Approval which include provisions for property maintenance.

Development Services Director Dalquest confirmed that CC&R’s are required and maintenance is a condition, as
well as access and common improvements.

Serge Bonaldo, applicant, indicated that there are measures in place to insure property maintenance. He also indicated
parking is addressed in the CC&R’s.

Vice Chair Schwary requested clarification on existing parcels, ownership and the option to purchase with the future
development.

In response to Vice Chair Schwary’s inquiry, Serge Bonaldo indicated that the developer is looking to give existing
tenants an opportunity to own their own property. He also spoke about interest in purchasing by existing tenants.

Chair Aspinall inquired about shared parking.
In response to Chair Aspinall’s inquiry, Serge Bonaldo indicated there will be a reciprocal parking agreement.

Chair Aspinall opened the public hearing. Seeing no members of the public wishing to address the Commission,
Chair Aspinall closed the public hearing.

Vice Chair Schwary moved to find that the project is Categorically Exempt from further environmental proceedings
pursuant to Article 19, Section 15315, Minor Land Divisions of the California Environmental Quality Act Guidelines;
and moved to adopt a Resolution approving Tentative Parcel Map No. 19-02 (TPM 20122), subject to conditions of
approval as set forth in the Draft Resolution dated December 11, 2019.

The motion was seconded by Commissioner Anderson.

The motion carried by the following vote:

AYES: Commissioners Anderson, Novikov, Walker, Vice Chair Schwary, and Chair Aspinall
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MINUTES OF A REGULAR MEETING OF THE
UPLAND PLANNING COMMISSION DECEMBER 11, 2019

NAYS: None ABSTAINED: None

ABSENT: Commissioner Brouse

PUBLIC HEARING FOR CONDITIONAL USE PERMIT NO. 19-12, SITE PLAN NO. 19-11, DESIGN
REVIEW NO. 19-18, AND ENVIRONMENTAL ASSESSMENT REVIEW NO. 0038.

The proposed project is a 35,015 square foot supermarket and an ABC Type 21 License for the sale of beer,
wine, and distilled spirits for consumption off the premises.

Project Location: 235 E. Foothill Boulevard, APN: 1045-551-20.

STAFF: Jacqueline Hong, Assistant Planner

Upland Village Shopping Center
APPLICANT: 2950 Airway Avenue

Costa Mesa, CA 92929
That the Planning Commission:

1. Receive staff’s presentation;

2. Hold a public hearing and receive testimony from the public;

3. Find the project is Categorically Exempt from environmental
proceedings pursuant to Article 19, Section 15332, In-Fill

RECOMMENDATION: Development Projects, Class 32 (a-e), of the California Environmental

Quality Act; and
4. Move to adopt a Resolution approving Conditional Use Permit No. 19-

12, Site Plan No. 19-11, Design Review No. 19-18 and Environmentall
Assessment Review No. EAR-0088, subject to conditions of approval
as set forth in the Draft Resolution dated December 11, 2019.

ICOUNCIL HEARING N

REQUIRED: ©

IAPPEAL PERIOD: 10 days, ending December 23, 2019.

Assistant Planner Hong presented the details of the staff report including proposal; proposed location; hours of
operation; ABC Type 21 License request; Police Department recommendations; site plan; floor plan; parking code
and parking deficiency; parking analysis results; center architectural design; review by the Technical Review
Committee; CEQA exemption; and staff recommendations.

Vice Chair Schwary inquired as to the deficiency in 37 parking spaces.

In response to Vice Chair Schwary’s inquiry, Assistant Planner Hong indicated that recent center renovations have
resulted in the deficiency in parking spaces, however parking has been addressed in past entitlements.

Development Services Director Dalquest added that in accordance with the municipal code, the parking is deficient,
however, the applicant has the opportunity to submit their own parking analysis to review parking demand by land
use. He expressed confidence in the results of the applicant’s parking analysis based on peak time demand.

Commissioner Walker further inquired as to the parking requirement for retail uses.

In response to Commissioner Walker’s inquiry, Development Services Director Dalquest explained the base formulas
for parking based on use.

Contract Planning Manager Poland spoke about the reduction which would be necessary to meet parking
requirements.
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MINUTES OF A REGULAR MEETING OF THE
UPLAND PLANNING COMMISSION DECEMBER 11, 2019

Commissioner Novikov expressed concerns with the proximity to the existing Girl Scout facility and related sale of
alcohol.

In response to Commissioner Novikov’s inquiry, Development Services Director Dalquest indicated that ABC
provisions exist for schools, but not necessarily administrative offices for groups such as the Girl Scouts.

Chair Aspinall further inquired to the use of the Girl Scout facility.

In response to Chair Aspinall’s inquiry, Development Services Director Dalquest indicated that he was not certain,
however, there are several buildings located on the subject property.

Commissioner Anderson inquired as to the tenant who will be occupying the building. She also expressed concern
for potential vacancy.

Chair Aspinall inquired if the perspective tenant would be required to comply with the City’s sign policy.

In response to Chair Aspinall’s inquiry, Development Services Director Dalquest indicated that the tenant would be
required to comply with the City’s sign policy.

Matthew Bush, applicant, indicated that he is unable to disclose the tenant at this time, however, indicated that the
tenant will be a full-use store and he does not believe there are any current similar models.

Chair Aspinall inquired as to the hours of operation.

Discussion ensued related to the proposed hours of operation; typical hours of operation for supermarkets; negotiated
hours per the lease; and the potential for an earlier closing time.

Chair Aspinall inquired as to any concerns or conditions assessed by the Police Department.

In response to Chair Aspinall’s inquiry, Development Services Director Dalquest indicated the zone does not set a
parameter on the hours of operation and that the Police Department conditions are located in the draft Resolution.
He also noted that the Police Department did not put any restrictions on hours of operation, however, they are
requiring digital video surveillance system and a six-month review.

Matthew Bush, applicant, expanded on the business model of the proposed tenant and reiterated that he cannot discuss
further details due to his inability to disclose the tenant. He also indicated that although he is unable to disclose the
duration of the lease, he assured the Commission the lease is long-term.

Chair Aspinall opened the public hearing. Seeing no members of the public wishing to address the Commission,
Chair Aspinall closed the public hearing.

Vice Chair Schwary spoke about revenue potential for the City and the potential for limiting hours of operation.

In response to Vice Chair Schwary’s comments, Development Services Director Dalquest confirmed that the Police
Department did not assess any restrictions related to hours of operation, however they did indicate they would be
conducting a six-month review to ensure compliance; will be requiring a digital video surveillance system; and
indicated no alcohol may be consumed on the property. He also spoke about the six-month review period and
requirements which would need to be met, should the Conditions of Approval need to be amended.

Commissioner Walker inquired as to the possibility to reduce the footprint to accommodate extra parking.

In response to Commissioner Walker’s inquiry, Matthew Bush indicated that the reduction of footprint is not a viable
option.

Development Services Director Dalquest reiterated his confidence in the parking study.

Matthew Bush, applicant, spoke about the existing condition of the center, and the potential positive impact on the
community the tenant could have.
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MINUTES OF A REGULAR MEETING OF THE
UPLAND PLANNING COMMISSION DECEMBER 11, 2019

Vice Chair Schwary moved to find that the project is Categorically Exempt from environmental proceedings pursuant
to Article 19, Section 15332, In-Fill Development Projects, Class 32 (a-e), of the California Environmental Quality
Act; and moved to adopt a Resolution approving Conditional Use Permit No. 19-12, Site Plan No. 19-11, Design
Review No. 19-18 and Environmental Assessment Review No. EAR-0088, subject to conditions of approval as set
forth in the Draft Resolution dated December 11, 2019, as amended to add the conditions that there would be a six-
month review by the Police Department to evaluate hours of operation and parking.

The motion was seconded by Commissioner Anderson.
The motion carried by the following vote:

AYES: Commissioners Anderson, Novikov, Walker, Vice Chair Schwary, and Chair Aspinall

NAYS: None ABSTAINED: None

ABSENT: Commissioner Brouse

3. PUBLIC HEARING FOR CONDITIONAL USE PERMIT NO. 19-08, SITE PLAN NO. 19-05,
DESIGN REVIEW NO. 19-08, STREET VACATION NO. 19-01, AND ENVIRONMENTAL
ASSESSMENT REVIEW NO. 0082.

The proposed project is for a Starbucks with a drive-thru and a street vacation of the frontage road.

Project Location: 275 E. Foothill Boulevard, APN: 1045-551-04.

STAFF: Joshua Winter, Associate Planner

Upland Village Shopping Center
APPLICANT: 2950 Airway Avenue
Costa Mesa, CA 92626

That the Planning Commission:
1. Receive staff’s presentation; and

2. Hold a public hearing and receive testimony from the public; and

3. Find that finding for General Plan Conformity of the Street Vacation
(SV-19-01) is Categorically Exempt from environmental proceedings
pursuant to Article 5, Section 15061(b)(3), the activity is covered by the
common sense exemption that The CEQA Guidelines apply only to
projects which have the potential for causing a significant effect on the
environment; and

RECOMMENDATION: 4. Find that the Street Vacation (SV-19-01) is in conformity with the City
of Upland General Plan; and

5. Recommend the City Council find the project is Categorically Exempt
from environmental proceedings pursuant to Article 19, Section 15332,
In-Fill Development Projects, Class 32 (a-e), of the California
Environmental Quality Act; and

6. Move to adopt a Resolution recommending that the City Council approve
Conditional Use Permit No. 19-08, Site Plan No. 19-05, Design Review
No. 19-08, Environmental Assessment Review No. EAR-0082, and
Street Vacation No. 19-01, subject to conditions of approval as set forth
in the Draft Resolution dated December 11, 2019.

COUNCIL HEARING Ves
REQUIRED:
APPEAL PERIOD: IN/A
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MINUTES OF A REGULAR MEETING OF THE
UPLAND PLANNING COMMISSION DECEMBER 11, 2019

Associate Planner Winter presented the details of the staff report, including the proposal; project location; General
Plan Designation and Zoning; existing conditions; vehicle circulation; proposed design; floor plan; General Plan
conformance; CEQA findings; Conditions of Approval; and staff recommendations.

Vice Chair Schwary expressed concerns for the drive-thru and management of cars in the drive-thru queue.

In response to Vice Chair Schwary’s inquiry, Associate Planner Winter indicated that there is a Condition of
Approval that requires the operator to address any issues that are caused, and the operator would be required to
implement measures to the satisfaction of the Development Services Director.

Chair Aspinall inquired as to inquired as to who the owner of the Starbucks will be; the walking paths; and ADA
access to enter the tenant space. She also inquired as to the doors facing Foothill Boulevard.

In response to Chair Aspinall’s inquiry, Associate Planner Winter indicated that the property owner is the same
owner as the previous item, and Starbucks will lease the building. He also pointed out pathways and ADA access
ways and noted the doors facing Foothill Boulevard are utility doors.

Discussion ensued related to design, landscaping, utility doors and enhanced design elements.
Commissioner Anderson expressed concern for back-up traffic and suggested a two-lane design.

In response to Commissioner Anderson’s inquiry, Associate Planner Winter indicated that the two-lane design was
not proposed, and the space is fairly narrow. He also indicated that as part of Conditions of Approval, there is a six
(6) month review period.

Chair Aspinall inquired as to next steps with regards to the multiple applications.

In response to Chair Aspinall’s inquiry, Associate Planner Winter indicated that procedurally, as there are multiple
applications at once time, the approval goes to the highest authority, which would be under the purview of the City
Council.

Chair Aspinall opened the public hearing.

Matthew Bush, applicant, spoke about the design of the drive-thru and indicated that the design eliminates a back-up
of traffic on to Foothill Boulevard. He also spoke about State Water Board requirements in the landscaping area;
and addressed areas where design can be changed or added.

Dr. Nehal Zaveri, adjacent tenant, expressed concerns for parking for his staff and access for dental patients.
Associate Planner Winter indicated that per the Municipal Code, the dental office has adequate parking.
Dede Ramela spoke in opposition to the project and expressed concern for the traffic back-up on Foothill Boulevard.

Matthew Bush, applicant, reiterated the design process with regards to the drive-thru; and spoke about the Conditions
of Approval with regards to ADA accessibility and additional parking.

Seeing no further members of the public wishing to address the Commission, Chair Aspinall closed the public
hearing.

Commissioner Anderson moved to find that the finding for General Plan Conformity of the Street Vacation (SV-19-
01) is Categorically Exempt from environmental proceedings pursuant to Article 5, Section 15061(b)(3), the activity
is covered by the common sense exemption that The CEQA Guidelines apply only to projects which have the
potential for causing a significant effect on the environment; and move to find that the Street Vacation (SV-19-01)
is in conformity with the City of Upland General Plan; and recommend the City Council find the project is
Categorically Exempt from environmental proceedings pursuant to Article 19, Section 15332, In-Fill Development
Projects, Class 32 (a-e), of the California Environmental Quality Act; and move to adopt a Resolution recommending
that the City Council approve Conditional Use Permit No. 19-08, Site Plan No. 19-05, Design Review No. 19-08,
Environmental Assessment Review No. EAR-0082, and Street Vacation No. 19-01, subject to conditions of approval
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MINUTES OF A REGULAR MEETING OF THE
UPLAND PLANNING COMMISSION DECEMBER 11, 2019

as set forth in the Draft Resolution dated December 11, 2019, as amended to add a Condition of Approval providing
for the addition of enhancements to the south fagade.

The motion was seconded by Chair Aspinall.
The motion carried by the following vote:

AYES: Commissioners Anderson, Novikov, Walker, and Chair Aspinall

NAYS: Vice Chair Schwary ABSTAINED: None

ABSENT: Commissioner Brouse

Chair Aspinall inquired as to the date in which the City Council review will take place.

In response to Chair Aspinall’s inquiry, Development Services Director Dalquest indicated the item will most likely
go before the City Council in early February.

4. PUBLIC HEARING FOR CONDITIONAL USE PERMIT NO. 19-05, SITE PLAN NO. 19-02,
DESIGN REVIEW NO. 19-02, TENTATIVE PARCEL MAP NO. 19-01, AND ENVIRONMENTAL
ASSESSMENT REVIEW NO. 0079.

The proposed project is for the demolition of an existing building and development of 60 townhouse apartments
within eleven buildings.

Project Location: 760 Mesa Court, APN: 1046-102-130.

STAFF: Joshua Winter, Associate Planner
Soroush Rahbari
IAPPLICANT: 4790 Irvine Boulevard #105-276

Irvine, CA 92620

That the Planning Commission:
1. Receive staff’s presentation; and

2. Hold a public hearing and receive testimony from the public; and

3. Find the project is Categorically Exempt from environmental proceedings|
pursuant to Article 19, Section 15332, In-Fill Development Projects,

RECOMMENDATION: Class 32 (a-e), of the California Environmental Quality Act; and
4. Move to adopt a Resolution approving Conditional Use Permit No. 19-

05, Site Plan No. 19-02, Design Review No. 19-02, Environmental
Assessment Review No. EAR-0079, and Tentative Parcel Map No. 19-
01, subject to conditions of approval as set forth in the Draft Resolution
dated December 11, 2019.

COUNCIL HEARING N

REQUIRED: ©

IAPPEAL PERIOD: 10 days, ending December 23, 2019.

Associate Planner Winter presented the details of the staff report, including the General Plan Designation and Zoning;
surrounding uses; existing site conditions; proposed parcel map; subdivision request; proposed site plan; parking and
circulation; proposed architectural design; ADA accessibility; landscaping; open space; CEQA findings; traffic, noise
and air quality study findings; and staff recommendations. He also indicated the units will be for-rent.

Vice Chair Schwary inquired as to the number of parking spaces per unit.
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MINUTES OF A REGULAR MEETING OF THE
UPLAND PLANNING COMMISSION DECEMBER 11, 2019

In response to Vice Chair Schwary’s inquiry, Associate Planner Winter spoke about the breakdown of parking spaces,
ratios, guest spaces, and noted that there is an excess of parking above what is required.

Commissioner Novikov inquired as to potential impacts to the nearby assisted living facility.

Chair Aspinall spoke about the color of the building; inquired as to ADA requirements; and inquired if this is an
affordable housing development. She also inquired about connectivity of driveways.

In response to Chair Aspinall’s inquiry, Associate Planner Winter clarified living spaces and bathroom requirements
for lower floor and indicated the floor plan for these particular units are classified as a den with a half-bathroom. He
also indicated these units will not be classified as affordable housing and clarified paths of travel within the
development.

In response to Chair Aspinall’s comments, Development Services Director Dalquest indicated that City does have
requirements for above moderate rates and added the proposal meets said requirements. He also deferred to the
applicant for clarification on rental rates.

Associate Planner Winter outlined the path of travel throughout the development via alleyways.

Chair Aspinall opened the public hearing.

Greg Powers, applicant, spoke about rental rates, history of ownership and spoke about the modifications to the
driveway to allow for more space at the assisted living facility.

Further discussion ensued related to the alleyways, increased traffic, and maintenance of said alleys.
Vice Chair Schwary inquired as to the breakdown in maintenance responsibilities for each alley way.

In response to Vice Chair Schwary’s inquiry, Greg Powers indicated that they are responsible for the alley between
the two (2) hospitals; and spoke about the previous alley vacation by the City Council.

Commissioner Anderson inquired as to the history of the lot with regards to vacancy.

In response to Commissioner Anderson’s inquiry, Greg Powers, applicant, spoke about the history of the property
and the development.

Philip Montgomery spoke in opposition for the project and expressed concerns for traffic and parking in the proposed
development, noting parking on Mesa Court is already impacted with an overflow of parking from the nearby
apartment complex.

Dorothy Strahm inquired as to the impact of the development to her adjacent property, specifically where the
placements of trash bins will be. She also spoke about existing conditions of excessive street parking.

Joe Fuscoe spoke in support of the project, noting he supports the family and indicated this is a legacy project.

Mark Walters spoke in opposition to the proposal; expressed concern for traffic in the area; alleys not being wide
enough; and recommended eliminating parking on Campus should this project be approved.

Lois Sicking-Dieter spoke in opposition to the proposal; expressed concern for traffic; parking in the area; and
proximity of this project being located next to a convalescent home. She also spoke about the negative impact on
the quality of life of surrounding residents this proposal could have.

Terri D spoke in opposition to the proposal; expressed concern for impacts on the nearby nursing home; traffic and

safety in the area; spoke about affordable housing; and ADA accessibility. She displayed a video recording of the
intersection of Campus and Mesa Court for the record.
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MINUTES OF A REGULAR MEETING OF THE
UPLAND PLANNING COMMISSION DECEMBER 11, 2019

Natasha Walton suggested an initial study be performed, and spoke about CEQA exemptions; density; outreach;
Memorial Park plans; open space; suggested the City collect Quimby Act Fees; and encouraged the developer to

include native plants in the landscape plan.

Development Services Director Dalquest clarified the City does collect Quimby Act Fees through Development
Impact Fees.

Dan Close, consultant, indicated his firm conducted a traffic study for the project, and spoke about the process;
results; trip generation requirements; growth factor; and results of analysis. He also addressed comments about
parking, noting the intersection will be Level of Service B and the project meets City code with garage parking, and
exceeds requirements on guest parking spaces.

Chair Aspinall inquired if safety was evaluated in the traffic study.

In response to Chair Aspinall’s inquiry, Dan Close indicated safety issues were not evaluated as part of the traffic
study, noting there were no requirements to do so.

Commissioner Anderson spoke about housing requirements state-wide and the use of garages exclusively for parking.

In response to Commissioner Anderson’s inquiry, Greg Powers indicated residents would not be granted permits to
park in guest parking overnight.

Vice Chair Schwary spoke about parking enforcement for the development.

In response to Vice Chair Schwary’s inquiry, Greg Powers indicated the owners will strive to deter residents from
parking in guest spaces by designating the spaces as guest-only; by issuing permits for overnight parking; and
contracting enforcement through a tow-company.

Chair Aspinall inquired as to the City’s policy on permit parking.

In response to Chair Aspinall’s inquiry, Associate Planner Winter indicated that permit parking throughout the City
is established by district.

Vice Chair Schwary inquired as to the feasibility of eliminating parking on Campus.

In response to Vice Chair Schwary’s inquiry, Development Services Director Dalquest indicated the prohibition
would need to be established by the City Council.

Discussion ensued related to street parking; alley access; and alley maintenance.

Vice Chair Schwary inquired if it would be possible to vote on the item, contingent on Council’s review or prohibition
of parking on Campus.

In response to Vice Chair Schwary’s inquiry, Development Services Director Dalquest indicated the issues cannot
be tied together, however, he can relay concerns to the City Manager.

Vice Chair Schwary proposed potentially continuing the item in order to be able to potentially mitigate concerns
raised.

In response to Vice Chair Schwary’s suggestion, Development Services Director Dalquest indicated that the
Commission may continue the item and allow for Public Works to review the safety issues on Campus.

Commissioner Novikov suggested a smaller, retirement community be developed in lieu of apartments.

Greg Powers, applicant, spoke about the history of the intent of the development and indicated a zoning change
prohibited initial plans.

Discussion ensued related to options for continuing the item and next steps.
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Seeing no others wishing to address the Commission, Chair Aspinall closed the public hearing.

Vice Chair Schwary moved to continue this item and public hearing to the January 22, 2020 meeting to allow Public
Works to conduct a safety study on Campus and bring traffic concerns to the Commission at a subsequent meeting.

The motion was seconded by Commissioner Walker.
The motion carried by the following vote:

AYES: Commissioners Anderson, Novikov, Walker, Vice Chair Schwary and Chair Aspinall

NAYS: None ABSTAINED: None

ABSENT: Commissioner Brouse

5. PUBLIC HEARING FOR SPECIFIC PLAN REVIEW NO. 18-02, GENERAL PLAN
AMENDMENT NO. 18-04, ZONE CHANGE NO. 18-04, TENTATIVE TRACT NO. 20245 (TT-18-
03), SITE PLAN NO. 18-10, DESIGN REVIEW NO. 18-14, AND ENVIRONMENTAL
ASSESSMENT REVIEW NO. 0070.

A proposed Specific Plan Review and related Planning Entitlements for the development of 65 single-family detached
homes, private open space land uses and infrastructure improvements to serve the development.

Project Location: North side of E. 15™ Street, south of the Upland Hills Country Club, and approximately 0.25 miles
east of North Campus Avenue. APN: 1045-121-04.

STAFF: Joshua Winter, Associate Planner

FH II, LLC (Frontier Homes)
APPLICANT: 2151 E. Convention Center Way #100
Ontario, CA 91764

That the Planning Commission:
1. Receive staff’s presentation; and

RECOMMENDATION: 2. Hold a public hearing and receive testimony from the public; and

3. Continue this item to the next regularly scheduled Planning
Commission meeting on January 22, 2020.

COUNCIL HEARING Ves
REQUIRED:
IAPPEAL PERIOD: IN/A

Associate Planner Winter provided the details of the report, including entitlements; project location; General Plan
Designation and zoning; surrounding uses; history of the Colonies Specific Plan, including Development Agreement;
proposed Tentative Tract Map; lot setbacks; garages; parking; driveway dimensions; access to residences; right-of-
way improvements; architectural design features; floor plans; open space amenities; landscape plan and design
criteria; storm drain basin modifications; traffic analysis and trip generations; and Initial Mitigated Negative
Declaration. He indicated that due to the volume of public comments received in response to the item, it is
recommended that the item be continued to allow staff to adequately respond to all comments received.

Chair Aspinall inquired about the potential danger for homes being in a flood area.

In response to Chair Aspinall’s inquiry, Associate Planner Winter indicated that Public Works staff worked with the
applicant’s consultants and conducted additional analysis and geotechnical studies to make a determination; and
spoke about additional storm drain improvements.
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Chair Aspinall inquired about the Specific Plan territory; expansion of 15" Street; timing of the project; and when
the public comment period ended.

In response to Chair Aspinall’s inquiry, Associate Planner Winter indicated that the Specific Plan does not include
Upland Hills Country Club, and is not connected to any other projects in the area; indicated there are no plans to
expand 15" Street; and noted that public comment period ended December 2™,

Chair Aspinall opened the public hearing.

Tim Nguyen, applicant, spoke about the collaboration process between the applicant and staff; history of the
development company; housing crisis in the state; density; other projects within the City; public outreach; public
feedback; property values; neighborhood enhancements; analysis; parking spaces; traffic and safety; evaluation of
the extension of 15 Street; and project benefits.

Vice Chair Schwary inquired about Hold Harmless Agreements for owners protecting the City against the potential
for flooding.

In response to Vice Chair Schwary’s inquiry, Tim Nguyen, applicant, indicated that his comments will be noted and
addressed at a future hearing.

In response to Vice Chair Schwary’s inquiry, Development Services Director Dalquest indicated that there would be
an indemnification condition in the CC&R’s for the tract.

Philip Ferree, adjacent neighbor, expressed concerns for flood issues; spoke about dirt in-fill process; potential
damage to his property; the potential damage to 15™ Street due to trucks passing through; and suggested lowering
project elevations. He also spoke about storm drain easements; the loss of his view; the increase in daily trips on 15%
Street; tie-ins; and noise.

Roger Flores, adjacent neighbor, spoke about previous conversations with the Planning Division regarding
development in the area and spoke in opposition to the amendment of the General Plan. He encouraged the Planning
Commission to maintain the original General Plan, and expressed concerns with increased traffic; entrance and exit
to the community; surrounding communities; impacts to 14% Street; and the progression of the neighborhood.

James Eihen, adjacent neighbor, spoke in opposition to the proposed project and spoke about the character of the
neighborhood; previous City transactions; consequences of construction to the residents; loss of view from his home;
increase in traffic to the neighborhood; and requested the Planning Commission deny the project.

Sandra Sidders, adjacent neighbor, concurred with previous speakers; spoke about the value of open land in the
foothills and spoke in opposition to the amendment of the General Plan. She also expressed concerns for the flood
area; dust; traffic; and the landfill.

Caryn Zappia, adjacent neighbor, spoke in opposition to the proposed project, and spoke about the differences in
characteristics of the adjacent neighborhoods; zoning in the area; minimum parcel areas and minimum proposed lot
sizes; the increase in vehicle traffic; and significant impacts to her neighborhood. She also encouraged the plan be
modified to remove gates; reduce the number of two-story homes; and address lot sizes in order to match the
characteristics of the existing neighborhood.

Jaime Romero, adjacent neighbor, impartial to the proposed project, noted the project will change the characteristics
of the neighborhood and is concerned with the impact on the quality of life for existing residents.

Catina Flores, adjacent neighbor, spoke in opposition to the development; and expressed concerns for the impact a
gated community would have on the existing neighborhood; the loss of the view; increase in crime rate; traffic; and

environmental impacts.

Darrell Maxey, adjacent neighbor, spoke about the public notice; expressed concerns for the environmental and flood
report; the infill of the flood basin; timing of the reports conducted; and wildlife impacts.
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Betty Cavanaugh, adjacent neighbor, spoke in opposition to the proposed project; and spoke about the history of
development in the area; previous Planning Commission action; and requested the Planning Commission deny the
project.

John Anderson, adjacent neighbor, spoke in opposition to the proposed project; spoke about the history of the
neighborhood; traffic in the area; parking; street conditions; water rates in the City; and water accessibility.

Robyn Tan, adjacent neighbor, expressed concerns for impacts to the view; traffic volume and infrastructure; street
design; traffic counts; health ramifications; and communications with residents. She also requested further data on
environmental impact studies; suggested design modifications be explored; and requested the development have its
own entrance and exit access to a major street.

Diana Reymundo, adjacent neighbor, spoke in opposition to the proposed project and expressed concerns with traffic,
safety and living conditions within the existing neighborhood. She also encouraged the Planning Commission to
confer with surrounding cities Frontier has been involved with, and spoke about previous discussions regarding
development in the area.

Bill Gardener, adjacent neighbor, expressed concerns for the proposed project and spoke about the adjacent driving
range; traffic; and unsafe speeds on Campus.

Oleg Bolotov, adjacent neighbor, spoke in opposition to the proposed project and concurred with previous speakers.
He spoke about research he did on the flood basin prior to purchasing his home and indicated he was assured there
would be no development in the area. He also expressed concerns with future safety in the area and urged the
Planning Commission deny the project.

Mark Walters, adjacent neighbor, spoke in opposition to the proposed project; expressed concerns for the proposed
project and concerns with the public notice from the developer. He also spoke about frequency of accidents in the
intersection of 16™ Street and Campus Avenue; expressed concerns with the CEQA documents; and inquired whether
an EIR would be conducted. He also spoke about the history of transactions between the City and the Colonies,
noting the City is still owed another High School.

Dan Russell, adjacent neighbor, expressed concerns for the proposed project and inquired about Dry Dock Depot
being in the land fill; chain link fence on 15™ Street; restricted access to underground tunnels; and methane venting.

Peter Jackson, adjacent neighbor, expressed concerns for the proposed project and spoke about the fence along the
basin; recent one-hundred year events; impact of climate change; and filling of the basin. He indicated the project
puts the communities below the basin at risk.

Chair Aspinall thanked the community for expressing their concerns.

Deputy City Attorney Shah spoke about protocol for applicant responses.

Seeing no others wishing to address the Commission, Chair Aspinall closed the public hearing.

Chair Aspinall inquired as to any errors in the public notice.

In response to Chair Aspinall’s inquiry, Associate Planner Winter indicated that there was an error on the map in the
public notice.

Development Services Director Dalguest indicated that the project will be re-noticed for the January 22" Public
Hearing.

Chair Aspinall inquired as to requirements of the developer to re-pave damaged streets.

In response to Chair Aspinall’s inquiry, Development Services Director Dalquest indicated he will confer with the
Developer and return to the Commission with an update.

Commissioner Anderson requested an update on the status of the closed landfill.
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In response to Commissioner Anderson’s inquiry, Development Services Director Dalquest indicated that the County
continually monitors the closed landfill.

Vice Chair Schwary moved to continue this item to the January 22, 2020 meeting.
The motion was seconded by Commissioner Anderson.
The motion carried by the following vote:

AYES: Commissioners Anderson, Novikov, Walker, Vice Chair Schwary and Chair Aspinall

NAYS: None ABSTAINED: None

ABSENT: Commissioner Brouse

BUSINESS ITEM

1. UPDATE ON LANDSCAPE MAINTENANCE ISSUES AT UPLAND HILLS COUNTRY CLUB
Vice Chair Schwary moved to continue this item to the January 22, 2020 meeting.

The motion was seconded by Chair Aspinall.

The motion carried by the following vote:

AYES: Commissioners Anderson, Novikov, Walker, Vice Chair Schwary and Chair Aspinall

NAYS: None ABSTAINED: None

ABSENT: Commissioner Brouse

ADJOURNMENT

There being no further business to come before the Planning Commission, Chair Aspinall adjourned the meeting at
10:45 P.M., to the regular meeting of the Planning Commission on January 22, 2020, at 6:30 P.M.

Respectfully submitted,

Robert D. Dalquest, Secretary
Upland Planning Commission
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DATE:

TO:

FROM:

PREPARED BY:

SUBJECT:

ITEM NO. 1

JANUARY 22, 2020

PLANNING COMMISSION

ROBERT D. DALQUEST, DEVELOPMENT SERVICES DIRECTOR
JOSHUA WINTER, ASSOCIATE PLANNER

SPECIFIC PLAN NO. SPR-18-02, GENERAL PLAN
AMENDMENT NO. GPA-18-04, ZONE CHANGE NO. ZC-18-04,
TENTATIVE TRACT NO. 20245 (TT-18-03), SITE PLAN NO.
SP-18-10, DESIGN REVIEW NO. DR-18-14, AND
ENVIRONMENTAL ASSESSMENT REVIEW NO. EAR-0070 FOR
CONSIDERATION OF A RESIDENTIAL SPECIFIC PLAN FOR
THE DEVELOPMENT OF A GATED RESIDENTIAL COMMUNITY
THAT CONSISTS OF 65 SINGLE-FAMILY DETACHED
RESIDENTIAL UNITS AT A DENSITY OF 7.1 DWELLING
UNITS PER ACRE AND ON-SITE ACTIVE AND PASSIVE
RECREATIONAL AMENITIES TO BE PROVIDED WITHIN THE
COMMON AREA OPEN SPACE ON AN EXISTING 9.2-ACRE
PORTION OF THE 15™ STREET FLOOD CONTROL DETENTION
BASIN INCLUDING MODIFICATIONS TO THE REMAINDER
DETENTION BASIN.

PROJECT BACKGROUND

The Planning Commission held a Public Hearing regarding this project on December
11, 2019 (See Exhibit B — Planning Commission Packet from December 11, 2019).
Due to the status of the response to public comments for the Project’s Environmental
Analysis, the Planning Division recommended to open the public hearing for the
project, but to continue the item to the next regularly scheduled Planning Commission
meeting (January 22, 2020) so the environmental comments can be addressed prior
to action being taken.
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MITIGATED NEGATIVE DECLARATION - RESPONSE TO COMMENTS

On November 13, 2019, a Notice of Availability/Notice of Intent for the Draft Initial
Study and Proposed Mitigated Negative Declaration (IS/MND) was circulated. In
response, the City received comments from 15 individuals. Attached, is the formal
response to comments (Exhibit C - Response to Comments) provided by the
Environmental Consultant, LSA. In addition, multiple residents spoke in opposition
to the project at the Public Hearing. Comments centered around Public Noticing,
Basin Operation and Stability, Traffic, Biological Concerns, and Integration into the
existing neighborhood. A summarized response to these issues is discussed below.

Summary of Comments

Public Notice

Comment - Mapping error on the Notice of Availability/Notice of Intent mailed to
surrounding property owners. Specifically, Campus Ave. was mislabeled on the
Notice’s map, resulting in some confusion with regard to the actual location of the
project.

Response - The Planning Division issued another Notice of Public Hearing with a
revised map, to notice the continuation of the public hearing and clarify the location.
(See Exhibit D - Villa Serena Public Notice for 1/22/20)

Noticing for the January 22, 2020 Planning Commission Meeting:

1. On January 8, 2020, a Notice of Public Hearing was mailed to all property
owners within 1,500 feet of the project site to notify. This resulted in a total of
approximately 1,100 property owners being noticed.

2. The Public Hearing Notice was also published in the Inland Valley Daily Bulletin
on January 10, 2020 and posted in 2 physical locations (Upland City Hall and
Upland Library) on January 16, 2020.

Basin Operation and Stability
Comment - Concerns regarding the safety and stability of the modified basin.

Response - The project includes modifications (including relocation of existing basin
infrastructure) to the existing basin to accommodate the residential site and maintain
a fully operational flood control and retention facility.

Development of the Project Site and modification of the remaining portion of the 15th
Street Basin reduces the overall area of the existing basin, but the proposed
improvements to the 15th Street basin would provide the required storage volume
by increasing the depth of the ponding in the basin. In the existing condition, the
basin ponds to an elevation of 1,422.6 feet during a 100-year storm event. In the
proposed condition, the basin would pond to an elevation of approximately 1,426
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feet. This increased depth will provide 0.5 feet of freeboard between the emergency
spillway crest and the 100-year water surface elevation. The emergency spillway shall
be constructed for the 1,000-year event (1.35 x 100-year flow rate) in accordance
with San Bernardino County Detention Basin Design Criteria, with the required
freeboard to the top of the dam embankment to be above the 1,000-year water
surface elevation. Combined with the proposed box weir outlet system, potential
impacts associated with Project development would be minimized. The box weir
outlet system would be designed to pass through the 200- to 500-year storm, with
the emergency spillway providing discharge capacity for larger events. As the box
weir outlet system can accommodate flows well in excess of the 100-year storm
event, it is unlikely flows over the emergency spillway would occur during foreseeable
storm events. The City also required additional geotechnical analysis in the form of a
Slope Stability Evaluation (See Appendix G5 of the IS/MND). The results of the
analysis show that the planned side slopes will be stable and geotechnical suitable.

As requested at the Planning Commission meeting in December, the City’s contract
Engineer, who reviewed the conceptual engineering plans, will be available to answer
guestions regarding the modified basin and its operation.

Traffic

Comment - Many residents expressed concerns related to the traffic generated by
the project, including both new residential traffic and construction traffic.

Response - As discussed in the original staff report (Exhibit B) a Traffic Impact
Analysis was prepared for the project to determine if any impacts would be caused
by the project. The analysis showed that the Proposed Project is anticipated to
generate a net total of 623 trip-ends per day with 50 a.m. peak hour trips and 65
p.m. peak hour trips. The Traffic Consultant also prepared a Level of Service (LOS)
analysis for the project. Results of the Analysis show that all study area intersections
currently operate at satisfactory LOS under existing conditions and are forecast to
continue to operate at satisfactory LOS with the construction of the project.

Upon further discussion with the Applicant, and even though the project will have a
less than significant impact on traffic, the Applicant is open to exploring, in good
faith, the construction of a private, two-lane road that would be gated, that will
connect the project site to 15" Street, allowing direct access to and from Campus
Ave into the project site. Due to the “Last Minute” nature of the potential drive isle,
a Condition of Approval (COA 20.3) has been included in the project requiring the
applicant work in good faith with City Staff to determine the feasibility of the
connection prior to the issuance of grading permits. Further, the applicant has
indicated that the possibility of connecting the project to 15" Street would be a
positive improvement for the project from a marketability standpoint.

Comment - Concerns related to the truck routes used to access the site, and potential
damage to streets caused by said trucks.

Response - While the truck routes are yet to be determined for the project, and the
IS/MND identified required mitigation related to truck routes, and required the least
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impactful route as determined by the City (Standard Condition N-2, Bullet 5), an
additional Condition of Approval (COA 20.3) has been included with the project,
requiring a construction truck phasing plan, with multiple routes be provided. For
example, the plan will identify Route 1, which will be used the 15t 3 month period of
construction, Route 2 will used for the 2" 3 month period, Route 3 will be used for
the 3™ 3 month period and so on to prevent the brunt of the impact caused by
construction trucks to be placed on one road, or group of residents.

Regarding street damage resulting from construction activities related to the project,
the Public Works Department has included a standard Condition of Approval (COA
30.12) requiring existing improvements (i.e. roadways, curb, gutter, sidewalk,
landscaping, etc.) damaged during the construction of the project to be replaced to
the City’s satisfaction prior to occupancy of the final unit. In addition, the portion of
15% Street adjacent to the project, will be reconstructed to the satisfaction of the
Public Works Department, as the amount of new construction will result in the street
being removed.

Biological Concerns

Comment - Bill Rodstrom, who claims to be former U.S. Fish & Wildlife Service
(USFWS) biologist, argues the existing Sage Scrub habitat of the proposed project
includes habitat for the resident Coastal California Gnatcatcher, which is listed as a
Threatened Species under the Endangered Species Act. Mr. Rodstrom goes on to say
that he has seen and/or heard this species virtually every time he has visited the
site.

Response - State and federal authorities recognized that highly specialized skillsets
and formal certification were required in order to investigate, observe, and make
professional recommendations on this threatened species. Randall Arnold, Parker
Smith and Blake Curran are the three principals that conducted on-site field
observations and prepared the report. Mr. Arnold is licensed and certified by USFWS
to evaluate the California gnatcatcher.

The technical analysis has stated that the site is not located within the critical habitat
for any threatened or endangered species. No endangered, threatened, or sensitive
species, including the California gnatcatcher, were identified during the July 2018
biological field survey. While plant species identified on site include some species
common in fan sage scrub, the isolated nature of site, absence of connectivity, and
absence of sensitive species results in a “negligible” impact. As stated in IS/MND
Section 3.3.4, to address potential impacts to biological resources, a pre-construction
burrowing owl and nesting bird survey is required prior to ground disturbance
operations. For a complete response, please see the response to "Comment Letter
B: Bill Rodstrom” on Page 3 of Exhibit C.

Integration into the existing Neighborhood

Comment - Concerns over the integration of the proposed development into the
existing neighborhood, such as density and homes fronting on 15t Street.
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Response - Staff’s observation is that the addition of more homes fronting the north
side of 15% Street would not necessarily integrate into the neighborhood, as the south
side of 15% Street, across from the proposed project do not have homes fronting on
15% Street, and instead has 6 foot side and rear yard walls along the street frontage,
similar to the proposed project.

Regarding density, while the project is more dense then the existing neighborhood
to the south of the project, a density of 7.1 dwelling units per acre is generally
consistent with the surrounding residential single-family low (SFR-L) and single-
family medium (SFR-M) General Plan Designations located within the neighborhood
south of the Project Site. More specifically, the SFR-M density range is from 4-10
dwelling units per acre, a range the proposed project is within. Further, the project
is at a similar in density to surrounding developments including the “Redhill North”
development, which is approximately 9 dwelling units per acre, and has access
directly onto Grove Avenue.

RECOMMENDED ACTION

The Planning Division recommends the Planning Commission adopt a Resolution
entitled:

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF UPLAND
RECOMMENDING THAT THE CITY COUNCIL OF THE CITY OF UPLAND APPROVE
SPECIFIC PLAN NO. SPR-18-02, GENERAL PLAN AMENDMENT NO. GPA-18-04, ZONE
CHANGE NO. ZC-18-04, TENTATIVE TRACT NO. 20245 (TT-18-03), SITE PLAN NO.
SP-18-10, DESIGN REVIEW NO. DR-18-14 FOR CONSIDERATION OF A RESIDENTIAL
SPECIFIC PLAN FOR THE DEVELOPMENT OF A GATED RESIDENTIAL COMMUNITY
THAT CONSISTS OF 65 SINGLE-FAMILY DETACHED RESIDENTIAL UNITS AT A
DENSITY OF 7.1 DWELLING UNITS PER ACRE AND ON-SITE ACTIVE AND PASSIVE
RECREATIONAL AMENITIES TO BE PROVIDED WITHIN THE COMMON AREA OPEN
SPACE ON AN EXISTING 9.2-ACRE PORTION OF THE 15™ STREET FLOOD CONTROL
DETENTION BASIN WITH MODIFICATIIONS TO THE REMAINDER DETENTION BASIN
AND TO APPROVE ENVIRONMENTAL ASSESSMENT REVIEW NO. EAR-0070 FOR AN
INITIAL STUDY AND ADOPT MITIGATED NEGATIVE DECLARATION FOR THE PROJECT.

MOTION

The Planning Commission Recommends the City Council:

e Move to adopt a Resolution of the Planning Commission of the City of Upland,
recommending that the City Council approve the Mitigated Negative
Declaration, Specific Plan Review No. 18-02, General Plan Amendment No. 18-
04, Zone Change No. 18-04, Tentative Tract No. 20245 (TT-18-03), Site Plan
No. 18-10, and Design Review No. 18-14.
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EXHIBIT A
RESOLUTION NO.

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF UPLAND RECOMMENDING THAT THE CITY COUNCIL
OF THE CITY OF UPLAND APPROVE SPECIFIC PLAN NO.
SPR-18-02, GENERAL PLAN AMENDMENT NO. GPA-18-04,
ZONE CHANGE NO. ZC-18-04, TENTATIVE TRACT NO. 20245
(TT-18-03), SITE PLAN NO. SP-18-10, DESIGN REVIEW NO.
DR-18-14 FOR CONSIDERATION OF A RESIDENTIAL
SPECIFIC PLAN FOR THE DEVELOPMENT OF A GATED
RESIDENTIAL COMMUNITY THAT CONSISTS OF 65 SINGLE-
FAMILY DETACHED RESIDENTIAL UNITS AT A DENSITY OF
7.1 DWELLING UNITS PER ACRE AND ON-SITE ACTIVE AND
PASSIVE RECREATIONAL AMENITIES TO BE PROVIDED
WITHIN THE COMMON AREA OPEN SPACE ON AN EXISTING
9.2-ACRE PORTION OF THE 15™ STREET FLOOD CONTROL
DETENTION BASIN WITH MODIFICATIONS TO THE
REMAINDER DETENTION BASIN AND ADOPTION OF THE
MITIGATED NEGATIVE DECLARATION.

Intent of the Parties and Findings

WHEREAS, The State of California Government Code Section 65300 requires
the City to adopt and maintain a General Plan that contains certain elements,
describes its long-term goals, and develop policies and programs to achieve those
goals;

WHEREAS, The State of California Government Code Section Government Code
65450-57 grants authority to cities to adopt specific plans for purposes of
implementing the goals and policies of their general plans;

WHEREAS, FH II LLC. (Applicant) has filed applications requesting approval of
the Project;

WHEREAS, Upland Municipal Code Section 17.43.050 E. requires that if one or
more permit application is submitted concurrently for a single proposed project, each
application shall be acted upon concurrently by the highest review authority. In this
case, the highest review authority is the City Council, therefore the Planning
Commission shall make a recommendation to the City Council;

WHEREAS, Upland Municipal Code Section 17.44 provides that the Planning
Commission may attach conditions to the approval of the project as needed to ensure
compliance with the Zoning Ordinance, other City Ordinances, the General Plan, and
any other applicable community or specific plan, previously approved subdivisions
and parcel maps and easements;

WHEREAS, In accordance with CEQA Guidelines Section 15073, a Notice of
Intent and Notice of Availability was issued for the Draft Initial Study (IS) and
Mitigated Negative Declaration (MND) for a 20-day public review and comment period
beginning on November 13, 2019 through December 2, 2019; and
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WHEREAS, Notice of a public hearing on said application has been given in the
manner and for the time required by law; and

WHEREAS, On December 11, 2019 at 6:30 p.m. and January 22, 2020 at 6:30
p.m. the Planning Commission conducted a public hearing for the project, and heard
and considered both oral and written evidence.

NOW, THEREFORE, the Planning Commission hereby finds, determines and
resolves and recommends as follows:

Section 1. Actions the Planning Commission recommends to be taken by the
City Council:

A. Approve the Initial Study and adopt a Mitigated Negative Declaration for the
Villa Serena Specific Plan including the Mitigation Summary conditioned in
Section 3 of this Resolution;

B. Adopt the Villa Serena Specific Plan (SPR-18-02) which includes amending the
General Plan Land Use Designation (GPA-18-04) from Public Utilities - Flood
Control (PU-FC) to Specific Plan (SP) and amending the Zoning Designation
(ZC-18-04) from Public - Flood Control (P-FC) to Specific Plan (SP).

C. Approve Tentative Tract No. 20245 (TPM-18-03) to subdivide one (1) parcel
into 65 numbered lots and ten (10) lettered lots as conditioned in Section 3 of
this Resolution; and

D. Approve the Development Plan (SP-18-10 and DR-18-14) as conditioned in
Section 3 of this Resolution.

Section 2. FINDINGS. The Planning Commission hereby makes the following
findings and determinations in connection with the recommendation for approval of
the Project:

A. The above Recitals are true and correct.

B. Upland Municipal Code Section 17.49.060 provides that the approval body,
before it may approve a General Plan Amendment, shall make a determination
to allow the activity based upon the following findings:

1. Finding: The proposed General Plan Amendment is in the public interest.

Evidence: The proposed General Plan Amendment is in the Public
interest because the amendment shows consistency with the General
Plan as discussed within the Specific Plan Section 6, including the
utilization of underutilized land and the provision of a range of housing
types for the community that is more consistent with the surrounding
residential development and land use. The amendment will result in a
development that improves 15™ Street to the ultimate with landscaping
and pedestrian connectivity thereby activating an area currently
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unimproved and often used for nefarious activity. The density is
generally consistent with surrounding residential neighborhoods.

. Finding: The proposed General Plan Amendment is consistent and

compatible with the rest of the General Plan.

Evidence: The Villa Serena Specific Plan identifies consistency with the
General Plan elements including the Land Use Element, Community
Character and Urban Design Element, Economic Sustainability Element,
Circulation Element, Open Space and Conservation Element, Public
Services and Facilities Element, Healthy Community Element and the
Safety Element. Analysis is provided in Section 6 of the Villa Serena
Specific Plan document.

. Finding: The potential effects of the proposed General Plan Amendment

have been evaluated and have been determined not to be detrimental
to the public health, safety, or welfare.

Evidence: The proposed General Plan Amendment has been evaluated
and determined not to be detrimental to the public health, safety, or
welfare. Review of the project included a review of Environmental
Effects related to the project including traffic, noise, and air quality,
which have been show to not have any significant impacts. Any
environmental effects potential caused by the project have been
appropriately mitigated. The project has been reviewed, appropriately
conditioned and approved by both the Upland Police Department and
the San Bernardino County Fire Department.

Finding: The proposed General Plan Amendment has been processed in
accordance with the applicable provisions of the California Government
Code and CEQA.

Evidence: The proposed General Plan Amendment has been processed
in accordance with the applicable provisions of the
California Government Code including Title 7, Division 1, Chapter 3,
Article 8, Section 65350 which regulates the amendment of General
Plans and, specifically sections 65450-57, which grants authority to
cities to adopt specific plans for purposes of implementing the goals and
policies of their general plans. Pursuant to the California Environmental
Quality Act (CEQA) Guidelines and the City’s local Guidelines, an Initial
Study and Mitigated Negative Declaration (IS/MND) was prepared
pursuant to Sections 15063(c) and 15070 of the California
Environmental Quality Act Guidelines and the City of Upland CEQA
Guidelines to address the potential environmental effects of the
proposed project. The IS/MND analyzed environmental impacts
that would be potentially affected by the proposed project and
determined that potentially significant impacts with respect to Air
Quality, Biological Resources, Cultural Resources, Geology and Soils,
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Hydrology and Water Quality, Noise, and Tribal Cultural Resources,
would be reduced to less than significant levels with the incorporation
of mitigation measures imposed on the project.

C. Upland Municipal Code Section 17.48.060 provides that the approval body,
before it may approve a Zoning Amendment, shall make a determination to
allow the activity based upon the following findings:

1. Finding: The proposed amendment is consistent with the General Plan
and any applicable community or specific plan as provided
by Government Code Section 65860.

Evidence: The project is inclusive of a General Plan Amendment to
amend the Land Use Designation of the Project from Public Utilities -
Flood Control (PU-FC) to Specific Plan (SP). This Zoning Amendment is
to amend the Zoning from Public — Flood Control (P-FC) to Specific Plan
(SP). Government Code Section 65860 requires a city's zoning
ordinance to be consistent with the general plan, therefore the project
is consistent with Government Code Section 65860.

2. Finding: The proposed amendment will not be detrimental to the public
interest, health, safety, or welfare of the City.

Evidence: The proposed Zoning Amendment will not be detrimental to
the public interest, health, safety, or welfare because the amendment
will result in residentially zoned land via the Specific Plan, consistent
with the surrounding residential land uses. the project will result in
additional property tax generation. All impacts cause by the project have
been determined to be less then significant, with potentially significant
impacts being required to be mitigated to ensure impacts are less then
significant. The project has been reviewed and appropriately
conditioned by Building and Safety, Public Works and Police and Fire
Services to further ensure public interest, health, safety, or welfare of
the City.

3. Finding: The affected site is physically suitable in terms of design,
location, shape, size, and other characteristics to ensure that the
proposed uses and development will not endanger, jeopardize, or
otherwise constitute a hazard to the property, surrounding properties,
and the community at large.

Evidence: Plans were submitted with the application that show the
zoning amendment that show the site is physically suitable in terms of
design, location, shape, and size. The plans show adequate space for
the implementation of the specific plan, including the development of
the 65 residential homes, private and common open space as well as
necessary infrastructure improvements to serve the development. The
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plans show the proposed architectural and landscape design makes use
of appropriate materials, texture, and color, and will remain
aesthetically appealing and appropriately maintained. The Storm Drain
Improvement plans show the basin will continue to operate adequately,
The project has been appropriately conditioned by Police and Fire
Services, and mitigation measure have been incorporated into the
project to ensure the new development endanger, jeopardize, or
otherwise constitute a hazard to the property, surrounding properties,
and the community at large

D. Upland Municipal Code Section 17.44.080(F) provides that the Planning
Commission, before it may approve a Tentative Tract Map shall make the
following findings:

1.

Finding: No Lots shall be created without frontage on a public street,
except lots created in conjunction with approved private access
easements.

Evidence: All lots on site will be served by the development of private
streets that connect to the public street; therefore all lots will have
adequate access to the public street.

. Finding: The side lines of the lots shall run at right angles or radially to

the street upon which the lot fronts, except where impractical by reason
of unusual topography.

Evidence: The side lines of all lots run at right angles or radially to the
street upon which the lot fronts, excepting the private street system in
the project, or where impractical by reason of unusual topography.

. Finding: Lots shall be equal or larger in measure than the prevalent size

of existing lots in the surrounding area except where a deliberate change
in the character of the area has been initiated by the adoption of a
specific plan, a change in zone or general plan designation.

Evidence: While the project is being initiated by a Specific Plan, The
creation 65 single-family residential lots that are a minimum of 3,337
square feet is generally consistent with the surrounding neighborhood.

Finding: The site is physically suitable for the proposed type and density
of development.

Evidence: The site is physically suitable for the proposed type and
density of development in that, at the proposed density of 7.1 dwelling
units to the acre; the site contains adequate common open space
amenities and parking for the project, the site also provides each lot
adequate space for the construction of detached single-family
residential dwellings between 2,159 SF and 2,591 SF and the site
maintains adequate space for needed infrastructure improvements.
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5.

Finding: The design of the subdivision or the proposed improvements is
not likely to cause substantial environmental damage or substantially
and avoidably injure fish or wildlife or their habitat.

Evidence: An Initial Study (IS) was prepared to determine the
environmental effects created by the project. Based on the findings
contained in the Initial Study, it was determined that Mitigation
Measures related to Air Quality, Biological Resources, Cultural
Resources, Geology and Soils, Hydrology and Water Quality, Noise, and
Tribal Cultural Resources, there would be no substantial evidence that
the project would have a significant effect on the environment. Based
on that determination, a Mitigated Negative Declaration (MND) was
prepared. A Mitigation Monitoring Program has also been prepared to
ensure implementation of, and compliance with, the mitigation
measures for the Project.

Finding: The design of the subdivision or type of improvements is not
likely to cause problems to the public health, safety, or welfare.

Evidence: The design of the subdivision provides for complete site
improvements that provide for adequate emergency vehicle access,
vehicle and pedestrian circulation, and conditions of approval are
included requiring adequate lighting and security measures. Therefore
the design of the subdivision or type of improvements is not likely to
cause problems to the public health, safety, or welfare.

. Finding: The design of the subdivision and the type of improvements

will not conflict with easements, acquired by the public at large, for
access through or use of, property within the proposed subdivision. In
this connection, the review authority may approve a map if it finds that
alternative easements, for access or for use, will be provided, and that
these will be substantially equivalent to ones previously acquired by the
public.

Evidence: The Public Works Department has reviewed the proposed
design of the subdivision and has determined there are no conflicts with
existing easements. In addition, the project includes the creation of
multiple easements needed for storm drain infrastructure, which have
been reviewed and accepted and conditioned by the Public Works
Department.

. Finding: The design of the subdivision provides to the extent feasible,

for future passive or natural heating or cooling opportunities in the
subdivision.

Evidence: The project provides adequate space between buildings to
allow for natural airflow. The subdivision provides adequate space for
trees in the project which will provide some natural shading. Buildings
will include eaves that provide additional shade on building walls and all
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roofs will be, as conditioned to be solar ready. Buildings are also
required to comply with Title 24 energy requirements.

E. Upland Municipal Code Section 17.44.030(H) provides that the approval body,
before it may approve a Development Plan (Site Plan and Design Review), shall
make a determination to allow the activity based upon the following findings:

1. Finding: The design and layout of the proposed project will not interfere
with the use and enjoyment of existing and future neighboring
properties and structures.

Evidence: The design and layout of the project includes the construction
of private streets and street improvements, private and public open
space, recreation areas and meets the requirements within the Specific
Plan and is consistent with The General Plan. Therefore the proposed
project will not interfere with the use and enjoyment of existing and
future neighboring properties and structures.

2. Finding: The proposed architectural design makes use of appropriate
materials, texture, and color, and will remain aesthetically appealing
and appropriately maintained.

Evidence: The project, as conditioned, uses high quality materials and
design, includes enhanced elevations in areas in public view and uses
multiple colors and design styles. An HOA and conditions of approval
are in place to ensure future maintenance of the project. The proposed
architectural design makes use of appropriate materials, texture, and
color, and will remain aesthetically appealing and appropriately
maintained.

3. Finding: The proposed landscaping design, including color, location,
size, texture, type, and coverage of plant materials, as well as provisions
for irrigation, maintenance, and protection of landscaping elements, will
complement structures and provide an attractive environment.

Evidence: As conditioned, the proposed landscaping design will meet the
requirements of the specific plan. Landscaping shown on Open Space
exhibits, including color, location, size, texture, type, and coverage of
plant materials, as well as provisions for irrigation, maintenance, and
protection of landscaping elements, will complement structures and
provide an attractive environment.

4. Finding: The proposed design will not be materially detrimental to the
public health, safety, or welfare, or be injurious to the property or
improvements in the vicinity of the proposed project.

Evidence: The proposed design includes adequate Emergency Vehicle
Access, has been conditioned by the Upland Police Department with
multiple safety requirements, and will include complete plan check
reviews by the Upland Building Division and San Bernardino County Fire
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department thereby protecting safety and welfare. Furthermore the
implementation of the project includes multiple mitigation measure to
ensure the project will not be injurious to the property or improvements
in the vicinity of the proposed project.

Section 3. DETERMINATION. In light of the evidence presented at the hearing
on this application, and based on the findings set forth above, the Planning
Commission hereby finds that the requirements necessary for the recommendation
of approval of the Project, subject to all applicable provisions of the Upland Municipal
Code, and the following conditions of approval:

10.0 General Conditions

10.1. All Ordinances, Policy Resolutions, and Standards of the City in effect at
the time this project is approved shall be complied with as a condition
of this approval.

10.2. The project shall comply with development standards and guidelines
prescribed within the Upland Municipal Code.

10.3. Prior to issuance of future permits, all tract maps and development plans
shall be subject to plan check with the Planning Division, Building
Division, Engineering Division, Public Works Department and Fire
Department.

10.4. No construction or grading shall commenced until the applicable final
maps, final grading and improvement plans have been approved.

10.5. No building permits shall be issued until rough grading has been certified
by the Engineer of Record, and a building permit has been issued by the
Building Division.

10.6. All landscaped areas shall be maintained in a healthy and thriving
condition, free from weeds, trash, and debris at all times. Dead,
damaged, and/or missing landscaping shall be replaced/replanted,
subject to the satisfaction of the Planning Division.

10.7. To the fullest extent permitted by law, the Applicant shall indemnify,
defend and hold the City, its elected officials, officers, contractors
serving as City officers, agents, and employees (“Indemnitees”) free
and harmless from: (i) any and all claims, liabilities and losses
whatsoever occurring or resulting to any and all persons, firms, entities,
or corporations furnishing or supplying work, services, materials, or
supplies in connection with, or related to, the performance of work or
the exercise of rights authorized by approval of the project; and (ii) any
and all claims, lawsuits, liabilities, and/or actions arising out of, or
related to the approval of Specific Plan No. SPR-18-02, General Plan
Amendment No. GPA-18-04, Zone Change No. ZC-18-04, Tentative
Tract No. 20245 (TT-18-03), Site Plan No. SP-18-10, Design Review
No. DR-18-14 (Project) and/or the granting or exercise of the rights



Page 9 of 35

10.8.

10.9.

10.10.

10.11.

authorized by said approval; and (iii) from any and all claims, liabilities
and losses occurring or resulting to any person, firm, entity, corporation
for property damage, personal injury, or death, arising out of or related
to the approval of, or exercise of rights granted by, this Project.
Applicant's obligation to indemnify, defend, and hold the Indemnitees
free and harmless as required hereinabove shall include, but is not
limited to, paying all fees and costs incurred by legal counsel of the
Indemnitees’ choice in representing the Indemnitees in connection with
any such claims, losses, lawsuits, or actions, and any award of damages,
judgments, verdicts, court costs or attorneys' fees in any such lawsuit
or action.

The applicant and recorded property owner of the property shall submit
to the Development Services Department written evidence of agreement
with all conditions of this approval before the approval becomes
effective.

Expansion of project beyond the scope and nature of the project, which
would increase the projected scale of the project, shall not be permitted
except upon application for and approval of modification to this
Approval.

The developer shall not engage in any construction activities other than
between the hours of 7:00 a.m. and 6:00 p.m. on weekdays, except in
case of urgent necessity in the interest of public health and safety or as
otherwise approved by the Development Services Director.

Termination of approval if either: (1) development has not been
diligently commenced and actively pursued to completion thereafter
within a two (2) year period from the date of approval (i.e. December
11, 2021); or, (2) if the use approved hereunder is discontinued for a
period of one hundred and eighty days or longer; or, (3) non-compliance
with any provision of the Upland Municipal (UMC) not specifically waived
in compliance with City procedures.

20.0 Planning Division Conditions

20.1

20.2

The applicant shall submit Final Map exhibits to the Public Works
Department for review and approval prior to recordation.

Prior to recordation of the final map, all organizational documents for
the project including Conditions, Covenants, and Restrictions (CC&R’s)
shall be submitted to and approved by the Development Services
Director and the City Attorney. The applicant/developer is responsible
for costs associated with the review of these documents. The approved
CC&Rs shall be recorded concurrently with the recordation of the final
map and a copy of the recorded documents shall be submitted to the
Development Services Department within five (5) days after
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recordation. These documents shall include, but not be limited to, the
following:

a.

No lot in the development shall be sold unless a Home Owner’s
Association has been legally formed with the right to assess all
those properties which are jointly owned or benefited to operate
and maintain all other mutually available features of the
development;

The City shall be included as a party to the CC&Rs for enforcement
purposes of those CC&R provisions in which the City has an
interest. However, the City shall not be obligated to enforce the
CC&Rs;

Association bylaws must be established;

. Provisions for the effective establishment, operation, management,

use, repair, and maintenance of all common areas and
improvements by the Home Owner’s Association;

Membership in the Home Owner’s Association shall be inseparable
from ownership of individual and Lettered Landscape Lots;

Architectural controls shall be provided and shall include, but not
be limited to, establishing the requirement to obtain design review
approval from the Home Owner’s Association and the City of Upland
to construct any additions, accessory buildings, and establishing
minimum design guidelines to ensure compatible development;

. Provisions shall prohibit owners from modifying drainage facilities

or flow patterns, without first obtaining permission from the City;

Provisions for the perpetual maintenance of parkways and Bus
Shelter and Improvements (i.e. trash can, benches);

Provisions to implement the approved Water Quality Control Plan.
Maintenance of all common area water quality measures shall be
the responsibility of the Home Owner’s Association;

The Home Owner’s Association shall be responsible for establishing
and following procedures for providing access to public utilities for
maintenance of their facilities within the project area;

The Home Owner’s Association shall be responsible for filing the
most current name, address, and phone number of at least one
member of the association board with the City of Upland; and
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20.3

20.4

20.5

|. The Home Owner’s Association shall be responsible for establishing
and enforcing procedures for the maintenance and management of
parking facilities, and the storage of vehicles on-site.

Prior to the issuance of Grading Permits, the City and Developer agree
to work in good faith to investigate the feasibility of the City’s vacating
the public right-of-way located west of the Project site such that 15t
Street could potentially be connected to Campus Avenue for use as a
two-way private road by future Villa Serena residents. As reasonable
and applicable, City and Developer shall evaluate issues and
opportunities related to the potential roadway including (1) engineering
design options, (2) impacts (if any) to the future storm drain, water and
sewer systems to be installed as part of the Villa Serena project, (3) fee
credits, (4) neighborhood input, and (5) expedited permit processing.
If it is determined that the addition of a two-way private street
connecting 15% street to Campus Ave is feasible, the applicant shall
acquire all needed permits and approvals for construction of said street,
prior to the issuance of Grading Permits, with the street being fully
constructed prior to issuance of the first Certificate of Occupancy of the
home in the subdivision.

Prior to the issuance of Grading Permits, the Applicant shall provide a
truck route phasing plan that identifies multiple truck routes to the
project, for phased use (i.e. Route 1 is used the 1%t 3 month period of
construction, Route 2 is used for the 2" 3 month period, Route 3 is used
for the 3@ 3 month period and so on) to the satisfaction of the
Development Services Director. If a single route that has minimal
impacts to surrounding residents is identified, the single route may be
used by the developer of the project, at the discretion of the
Development Services Director.

Prior to the issuance of Building Permits, the applicant shall submit a
Development Review Application that addresses the following:

a. A wall and fence plan is required prior to the issuance of building
permits. A 6’ block wall shall be provided around the entire
perimeter of the project site, including the project boundary
between the open space area/ walking path and the existing
residences to the south-east. The perimeter wall is required to be
a split face block wall with a decorative cap. Columns shall be
provided at a distance determined appropriate by the Development
Services Director. Split face block walls are also required in all
places in public view, including around open space areas, side yards
and street side yards. 2 sided split face block is required if both
sides are in public view, walls may be single sided split face where
private yards are (excepting the project boundary between the
open space area/ walking path and the existing residences to the
south-east, where both sides of the wall shall be split face.)
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b. The applicant is required to submit enhanced elevations for the rear
elevations of homes facing Upland Hills Golf Course and 15th
Street, to the satisfaction of the Development Services Director.
The elevations shall include additional design features, to the
satisfaction of the Development Services Director.

c. The applicant is required to submit landscape plans for the project.
Landscape plans will include all open space areas, common
landscaped area, right-of-way landscaping and typical front yard
landscaping.

30.0 Public Works Conditions

I SUBDIVISION MAPS (EASEMENTS-MONUMENTS-BONDS)

Map

30.1

30.2

30.3

30.4

The approval of this project is subject to, and contingent upon, the
recordation of a Final Map. Said Final Map shall have adequate
reservations of public and/or private utility easements and
abandonment of existing utility easements to the satisfaction of the
Public Works Director.

The submittal, approval, and recordation of a subdivision map shall be
in accordance with the provisions of the State Subdivision Map Act,
state and federal laws, and Upland Municipal Code.

The applicant shall have encroachment permit from the City before
issuance of a permit for the City to allow encroachment of the projects
entry into part of City’s right of way.

Prior to grading permit issuance, the developer shall provide to the
City of Upland letters from easement holders consenting to the
proposed construction, as applicable.

Right-of-Way Dedication and Easements

30.5 Access and utility easement(s) shall be dedicated to the City of Upland
for all-public sewer and water systems not located within the public
right-of-way. Minimum width shall be 25 feet along the long side of
which must be located only on one parcel.

30.6 Relocation of any public water or sewer lines shall be subject to
approval by the Public Works Director.

Monuments

30.7 The Owner/Developer shall comply with Assembly Bill 1414, which was

enacted into law and effective January 1, 1995. This bill amended
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30.8

Bonds

30.9

Section 8771 of the Business and Professions Code (of the Land
Surveyors Act). The County Surveyor requires that two corner records
be filed; they are when:

a. Monuments exist that controls the location of subdivisions or tracts,
streets or highways or provides survey control. The monuments
are located and referenced by a licensed Land Surveyor before any
streets or highways are reconstructed or relocated. The corner
record(s) of the references are filed with the County Surveyor.

b. Monuments are reset in the surface of the new construction and a
corner record is filed with the County Surveyor before recording of
a Certificate (Notice) of Completion for the project.

Permanent survey monuments shall be set at the intersection of street
centerlines, beginning, and end of curves in centerlines, and at other
locations designated by the Director of Public Works/City Engineer. All
other centerline monuments shall be in accordance with standard
survey practice. A complete set of all street centerline ties (a
minimum of three per monument) shall be submitted prior to final
project acceptance.

Before the recordation of the Tentative Tract Map or the issuance of a
permit, a surety shall be posted in a form acceptable to the City. Also
accompanying the surety shall be an agreement executed to the
satisfaction of the Public Works Director and the City Attorney,
guaranteeing completion of all improvements, public and private.

II STREET IMPROVEMENTS

30.10

30.11

30.12

30.13

All deficient public improvements at 15™ Street shall be upgraded to
current City Standards and to the satisfaction of the Public Works
Director.

Developer shall submit plan for the construction of 15% Street as
depicted on the exhibit. Handicap ramps conforming to current state
and federal standards shall also be constructed at street/alley
intersections.

Prior to occupancy of the last unit, existing improvements, including
but not limited to, roadways, curb, gutter, sidewalk, landscaping, etc.,
damaged during construction of the project shall be repaired/replaced
to the satisfaction of the Public Works Director.

Landscaping and irrigation plans shall be submitted for City review and
approval. Drought tolerant and water efficient irrigation system shall
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30.14

be required. Parkway landscaping shall be maintained by the
Owner/Developer.

Furthermore, developer shall submit “Declaration of Covenant for
Parkway Landscape Maintenance prior to or at map recordation. City
will provide necessary agreement form.

In accordance with California Building Code, Title 24 and the
requirements of the Americans with Disabilities Act (ADA), handicap
facilities shall be constructed and existing facilities shall be
reconstructed within the project limits, as necessary, in locations
specified by the Director of Public Works/City Engineer and the
Development Services Director.

III UTILITY (WATER - SEWER - ENVIRONMENTAL)

Utility General

30.15

30.16

30.17

30.18

30.19

30.20

All utility companies (for non-City owned utilities) shall be contacted
to establish appropriate easements to provide services to each parcel.

If Phasing, each phase shall be served by utilities, allowing each
phase/lot to function separately and independent from one another.

The Owner/Developer is responsible for research on private utility lines
(Gas, Edison, Telephone, Cable, Irrigation, etc.) to ensure there are
no conflicts with the site.

All existing on-site utility lines, if any, that conflict with this project
shall be relocated, removed to the satisfaction of the Public Works
Director.

Composite Utility Plans shall be submitted before the issuance of a
Grading Permit. Any easements will be dedicated to the appropriate
Utility Company as required to accommodate the location and
maintenance of each facility.

Developer shall comply with latest State Health Code regulating
minimum clear separations among water and sewer lines.

Undergrounding

30.21

All utility plans (Edison, Telephone, and Cable TV, among others) shall
be submitted to the Public Works Department for review and approval
prior to the issuance of any permits for utility work within public right-
of-way or public easements.
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Environmental

30.22

30.23

30.24

Sewer

30.25

30.26

30.27

30.28

30.29

Water

30.30

This project is subject to the General Construction Permit for Storm
Water Discharges. The Owner/Developer is required to file a Notice of
Intent (NOI) with the State Water Resources Control Board (SWRCB)
for construction activities. A Storm Water Pollution Prevention Plan
(SWPPP) shall be prepared and be available at the job site at all times.
A copy of the Waste Discharger’s Identification Number (WDID) from
the SWRCB shall be provided to the City before the issuance of grading
permit.

This project is required to submit Project Specific Water Quality
Management Plan (WQMP) (reference City of Upland “Construction
Stormwater Guidelines” and the County of San Bernardino “"Guidelines
for New Development and Redevelopment”) for review and approval
by the City of Upland, Public Works Department, Environmental
Division. The WQMP shall include a description and map of the project
along with an outline of structural and non-structural Best
Management Practices (BMPs), which apply to the project pursuant to
the “New Development and Redevelopment Guidelines.”

Prior to issuance of any permit, the developer shall have completed
the Site Specific Water Quality Management Plan (WQMP) and
executed the WQMP Maintenance Agreement with the City

Sanitary sewer system(s) shall be constructed pursuant to the City’s
Master Plan and subsequent studies applicable to the project site, to
the satisfaction of the Public Works Director.

All proposed on-site sewer mains shall be maintained by the City.
Drainage facilities shall be maintained by the owner/ property owners
association.

City staff will inspect all newly installed sewer mains with the TV
camera before acceptance of the line for public improvements.

Extend any sanitary sewer and water line facilities as necessary to
serve the entire development, including the payment of any sewer and
water connection fees as determined by the Public Works Director.

The Owner/Developer shall provide the necessary Sewer Service
Backflow Prevention Device as required by the City.

All proposed on-site sewer mains shall be maintained by the City.
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30.31

30.32

30.33

30.34

30.35

30.36

30.37

30.38

Developer/Engineer shall submit water/fire plans to the San
Bernardino County Fire Department for review and approval.

A separate water meter shall be provided for each unit (including any
necessary easements to provide such services.

All new and upgraded developments shall meet the requirements of
Chapter 7 “Municipal Water System,” Article VII, of the Upland
Municipal Code. This Code pertains to water system connection fees,
water additive fees, and the transfer of water stock to the City of
Upland.

Underground utilities shall maintain a minimum seven-foot setback
from the backside of the curb and shall not encroach into the water
utility easement, excepting as may be authorized by the Public Works
Director subject to special construction methods. As-built plans of all
underground utilities, including water facilities, shall be submitted for
approval prior to final approval of the development.

The provision of fire protection water systems, hydrants, and
appropriate easements shall be in conformance with the San
Bernardino County Fire and Public Works Department Standards.

Public on-site protection hydrant(s) and water systems shall be
installed in accordance with the San Bernardino County Fire and Public
Works Department Standards.

All landscape meter(s) and approved Backflow Device(s) shall be
installed and inspected, in accordance with the Public Works
Department Standards.

All water facilities shall be installed outside any driveways and drive
approaches, and shall be in accordance with the Public Works
Department Standards.

vV GRADING - STORM DRAIN - EROSION CONTROL

30.39

30.40

The first permit that will be issued to this project is for the construction
and grading of the basin. The project developer shall remove and
reconstruct existing storm water basin berms (approximately 4230
linear feet) as an engineered berm, unless project developer’s
registered professional engineers test, inspect, analyze and certify in
a report that the berm is structurally stable in saturated condition.

Project developer, alternatively, shall line the berms with gunite and
ensure structural stability of the new basin including the slope on the
westerly side of the new basin.
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30.41

30.42

30.43

30.44

30.45

30.46

30.47

30.48

30.49

30.50

30.51

The new basin shall have emergency spillway as shown on the
tentative map exhibit. The final design shall be submitted for approval
by the developer’s civil engineer. Said spillway shall be designed and
constructed in a manner that all the water passing thru said spillway
will be in a controlled condition to avoid and/or minimize damage to
downstream properties.

Developer shall have the City inspect the subject new basin as certified
by developer’s engineering consultants.

After basin construction, subject to issuance of necessary permits,
developer shall commence construction/realignment of the 12’ x 9’
reinforced concrete box (RCB) from project’s westerly boundary to the
new basin and construct 84-inch reinforced concrete pipe (RCP) from
the new basin to connect to existing discharge point on 15% Street.

Storm drain system(s) shall be constructed in accordance with the
City's Master Plan applicable to the project site and to the satisfaction
of the Public Works Director.

A hydrology/hydraulics analysis is required to the satisfaction of the
Public Works Director. Any offsite drainage, which may impact this
development, or additional drainage created by this development,
shall be addressed in accordance with the mitigation measures
required in the hydrology report before issuance of any permits.

Each parcel/lot shall drain to the street or other approved drainage
facility. Cross lot drainage is not allowed.

All drainage shall be directed on-site at the points so indicated upon
the subject map/plan (any deviation will require resubmittal to the
Technical Review Committee for approval).

Location, direction, and devices for conveying site drainage directed
to a street shall be subject to review and approval by the Public Works
Director.

Temporary drainage controls may be required during construction
phases as directed by the Public Works Director.

All catch basins and Storm Drain Inlet Facilities shall be stenciled with
the appropriate "No Dumping” message.

Grading plan shall be prepared and shall conform to the requirements
of California Building Code (CBC), latest edition. Said grading plan
shall propose all recommendations contained in the project’s
geotechnical report.
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30.52

30.53

30.54

30.55

30.56

30.57

30.58

30.59

An erosion control plan shall be required as directed by the Public
Works Director.

No permanent building construction shall commence until the final
grading and improvement plans have been approved, rough grading
certified and a building permit issued by the Building Division.

Owner/Developer shall submit design and calculations and obtain
permit and inspection for all development perimeter and retaining
walls from the Building Division.

Owner/Developer is required to prepare Water Conservation Plan for
its grading and construction operations in compliance to water
conservation mandate by the State of California. Use of reclaimed
water is highly encouraged.

Dust Control operations shall be performed by the Contractor at the
time, location and in the amount required and as often as necessary
to prevent the excavation or fill work, demolition operation, or other
activities from producing dust in amounts harmful to people or causing
a nuisance to persons living nearby or occupying buildings in the
vicinity of the work. The Contractor is responsible for compliance with
Fugitive Dust Regulations issued by the Air Quality Management
District (AQMD).

Control of dust shall be by sprinkling of water, use of approved dust
preventatives, modifications of operations or any other means
acceptable to the Engineer, City of Upland, the Regional Water Quality
Control Board (RWQCB), the AQMD, and any Health or Environmental
Control Agency having jurisdiction over the facility. The Engineer shall
have the authority to suspend all construction operations if, in their
opinion, the Contractor fails to adequately provide for dust control.

In compliance to water conservation mandate of the State of
California, before or at submission of grading plans, Owner/Developer
shall submit/develop Water Conservation Plan. Among others, said
plan encourages the use of reclaimed water and use of any/all water
conservation measures during construction.

All storm drain catch basins must be in accordance with the Trash
Amendments, per Water Code Section 13383, complete with
Maintenance Agreement. Please see attached/link for approved list of
full capture devices. Developer shall provide for regular maintenance
of all catch basins.

Please check all approved devices from the following website:
https://www.waterboards.ca.gov/water_issues/programs/stormwater
/docs/trash_implementation/al_certified_fcd_revO4augl7.pdf
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Vv LANDSCAPING

30.60

30.61

30.62

30.63

30.64

30.65

30.66

Any landscaping proposed within a City utility easement or right of
way is subject to approval by the Public Works Director and
Development Services Director. Developer shall enter into covenant
with the City for landscape installation and maintenance of parkway
landscaping.

All landscape and irrigation systems, located in the public parkways,
shall be connected to a water supply system that is metered to the
property owner.

All developments require a tree-planting scheme. Residential
developments require one tree per forty feet of residential street
frontage with a minimum on one tree per lot.

a. If planting in an area without sidewalk, plant the trees four feet to
six feet from the existing or planned curb or street

b. Plant trees a minimum of five feet from other utilities, a minimum
of ten feet from driveways, water meters, water lines, sewer lines,
traffic and directional signs, and fire hydrants, a minimum of fifteen
feet from street lights, and a minimum of thirty feet from street
corners.

The project frontage shall be fully landscaped, including an automatic
irrigation system in accordance with a plan subject to review and
approval by the Community Development Director and the Public
Works Director. Drought tolerant and water efficient irrigation system
shall be required. Parkway landscaping shall be maintained by the
Owner/Developer.

Before the final approval of streetscape plans (landscaping, irrigation
systems, walls and/or fences, etc.), the hardscape portion of the
plan(s) shall be designed by a registered engineer, and submitted to
the Community Services Director for review and approval.

After City approval of the landscaping plan, the Owner/Developer shall
provide 180-day maintenance during the plant establishment period.

The Owner/Developer shall also:

a. Include in the CC&Rs, provisions for the perpetual maintenance of
said parkway(s) by the Property Owners’ Association (POA). POA’s
maintenance responsibility shall commence at the completion of
the plant establishment period.

b. Provide for the maintenance of the open space area(s) and/or
detention/desiltation basin.
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VI OTHER AGENCY

30.67 Approval and/or permits may be required from the following agencies
among others:

San Bernardino County.

Inland Empire Utilities Agency.

San Antonio Water Company.

California Regional Water Quality Control Board, Santa Ana Region
for an NPDES Permit or Clearance Letter.

a0 oo

VII  STUDIES - REPORTS - CC&Rs

30.68 Conditions, Covenants, and Restrictions (CC&Rs) shall be recorded
requiring the provision of the following special features, and
maintenance thereof in perpetuity, in conjunction with the approval of
this project.

a. Prior to recordation of the Tract/Parcel Map
b. Prior to Occupancy Release

30.69 Geotechnical Report, hydrology and hydraulic studies, traffic impact
analysis, and other supporting reports/studies shall be submitted for
review together with grading plans and other construction plans
submitted for review and approval.

VIII GENERAL ENGINEERING

30.70 Owner/Developer is required to arrange for a PRE-CONSTRUCTION
MEETING with the Public Works Department 72 hours in advance
before any permitted work can commence.

30.71 Public improvement plans and grading plans shall be submitted for
plan check to the Public Works Department as a complete package. A
complete package includes street; sewer, water, grading, drainage,
and any appropriate reports and back up documents. Incomplete
submittals shall be rejected.

30.72 All plans (including Landscaping Plans) depicting any work to be plan
checked by Public Works shall be prepared on 24”"x36” on City
Standard title block. This includes street, sewer, water grading, storm
drain, grading, erosion control, private street design, and landscape
plans. “"Cut and paste,” “sticky-backs,” “zip-a-tone,” “Kroy lettering,”
or other tape will not be permitted on mylars.

30.73 As-built plans (including street, sewer, water, and storm drain and
grading plans) shall be submitted. Electronic drawing files on compact
disc (CD’s) shall be submitted to the City for file in the format
acceptable by the City.
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30.74

30.75

All Ordinances, Policy Resolutions, and Standards of the City in effect
at the time this project is approved shall be complied with as a
condition of this approval.

No certificate of occupancy, or any other final clearance needed prior
to occupancy, shall be given until all other conditions are met.

IX MISCELLANEOUS CONDITIONS

Other Agency and/or Project

Phases

30.76

30.77

30.78

30.79

30.80

30.81

In the event that developer/owner performs the works in phases, a
phasing plan shall be submitted for City’s approval prior to
implementation. Each phase must be fully independent and functional
from each phase of the development especially considering onsite
utility connections such as sewer, water, electric power, gas, drainage,
handicap access ramps and communications utilities, among others.
Each phase shall have at least two points of access and construction
traffic shall not be mixed with residents’ traffic.

The requirements for undergrounding overhead utility lines shall be
implemented prior to occupancy.

All phases shall comply with the conditions set forth for the Tentative
Map.

Adequate drainage/erosion control shall be provided at all times during
each phase of the development (including model/sales trailer sites).
Submit appropriate erosion control plans to the Public Works Director
for approval.

The location of the temporary access road each phase shall be
approved by the Public Works Director and it shall be paved to the
satisfaction of the Public Works Director and County Fire Chief.

Prior to occupancy in each phase, Owner/Developer shall complete the
following minimum improvements:

a. Complete finish grading of all parcel/lots including submittal of
grading certification to the Public Works Department.

b. Complete all underground utilities and their service lines for each
unit.

c. Complete curb and gutter, sidewalk, street lighting, and street
paving.

d. Provide “as-built” plans.
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40.0

Police Department

40.1

40.2

40.3

40.4

40.5

40.6

40.7

The approved conditions shall be retained on the premises at all times
and produced immediately upon request of the Upland Police
Department, and City Planning.

A 6-month review/inspection shall be conducted to ensure permittee's
compliance with all operating conditions.

Prior to the issuance of building permits, the project must be enclosed
with a 6-FT. high chain link fencing to prevent access to construction
areas by the public and to minimize theft of building materials and
equipment. All fencing and gates shall meet the approval of the Fire
Department and Police Department.

Graffiti abatement by the business owner/licensee shall be immediate
and ongoing on the licensed premises, but in no event shall graffiti be
allowed unabated on the premises for more than 48 hours. Abatement
shall take the form of removal or shall be covered/painted over with
a color reasonably matching the color of the existing building,
structure, or other surface being abated. Additionally, the business
owner/licensee shall notify the City within 24 hours of any graffiti
elsewhere on the property not under the business owner/licensee's
control so that it may be abated by the property owner.

The Developer, builder, contractors, sub-contractors, and any other
persons associated with this project shall adhere to the Upland
Municipal Code (UMC) dealing with unnecessary noises under section
9.40.100. Furthermore, prior to the beginning of construction, a sign
shall be posted at the entrance of the property educating everyone
entering as to the authorized construction times and failure to comply
with such requirements will result in an immediate citation for
violating the aforementioned UMC section.

Units with front and rear drive access shall affix or paint address
numbering/lettering in a conspicuous location, free from plant
obstruction, and readily visible to emergency services personnel on
both front and rear accesses.

Prior to occupancy all private streets, parking areas, parking lots, and
driveways shall be dedicated for off-road traffic, fire lane, soliciting,
handicap, and loitering enforcement. The applicant must submit a
written request to the City Clerk asking that a resolution from the City
Council allow Police Enforcement of the above violations on the
property. Once the resolution has been obtained, a sign shall be
erected/posted at all access points stating the above listed locations
and violations have been dedicated for enforcement by the Upland
Police Department.
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40.8

40.9

40.10

40.11

40.12

40.13

40.14

40.15

40.16

If security gates are desired at any access points to the project, the
Police Department and Fire Department will be provided access by the
Knox Submaster System. If gates are not electronically operated, a
"KNOX" padlock may be substituted for electrically operated override
systems.

All fencing and gates shall meet the approval of the Fire Department
and the Police Department.

The applicant shall submit for review by the Police Department the
design and specifications for all proposed lighting fixtures proposed
for the buildings, drive aisles, parkways, parking areas, pathways,
and surrounding areas within the development. The fixtures shall be
reviewed for quality, aesthetics, illumination values, sustainability
values such as LED and shall be decoratively and architecturally
consistent with the building design. The number, location, height,
style and design shall be reviewed and approved by the Police
Department prior to issuance of building permits.

Prior to the issuance of Building Permits, the applicant shall submit a
Photometric Study providing a minimum of two foot candle all around
the structure and surveillance cameras all around the perimeter,
common areas, and throughout the parking area, with the ability or
resolution to make license plates discernable.

All exterior lighting lower than 12 feet from the ground level shall be
enclosed in vandal-resistant covers.

Lighting shall be required in all area of public access.

Public parking areas and access thereto shall be provided with a
maintained minimum of 2 foot candle power of light on the parking
surface, from dusk to dawn, or as modified by the Chief of Police,
based on documented proof that meeting the 2 foot candle power
standard is impractical. Lighting shall be provided through the

A digital video surveillance system is required at the premise. It is
recommended to have a surveillance video/visual media that shall be
maintained for a minimum of sixty (60) days and upon request, shall
be accessible to law enforcement personnel for viewing, copying and
collection purposes during regular business hours. The system shall
be able to make license plates discernable. The video system shall
cover all ingress and egress points of public access areas such as
guest parking lots, community clubhouse, pool area, and recreation
areas.

Provide UPD with contact inf