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Creating significant momentum for the development 
of the college Heights area, the enclave at Upland 
represents a step toward the revitalization of the west 
end of the city of Upland. located near the gateway 
to the city and county, the enclave at Upland will 
create a turning point for this area of the community.

consisting of approximately 19.04 gross acres along 
foothill Boulevard, in the recently annexed county 
island, the Specific Plan allows up to 350 single family 
attached and/or detached homes at a price point 
attractive to first time buyers, move down buyers, and 
couples with children. the project offers an opportunity 
for housing to faculty, students, and employees of 
the adjacent claremont colleges and surrounding 
industrial/business parks. together with the nearby 
Harvest project, over 49 acres of underutilized property 
will be revitalized. these communities are self-contained 
and will not burden the city’s existing infrastructure and 
park system. Bringing more residents to the college 
Heights area will have a positive impact on local 
businesses, creating jobs and economic growth.

with the dissolution of the city’s redevelopment 
agency, revitalization efforts now rest solely with 
the development process and the financial burden 
with private industry. This Specific Plan represents the 
first step in the revitalization process. Guided by a 
cohesive vision and core principles, this document 

1.1 ProjeCt overview
also contains flexible standards and guidelines to 
allow development to respond to ever-changing 
market conditions.  

providing the opportunity to live in a strategic 
location near employment, public transportation, 
and a major learning center, the enclave at Upland 
will bring enduring value to the west end of the city 
of Upland.
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the enclave at Upland will embody many principles of traditional 
neighborhood design, while simultaneously incorporating 21st century 
ecologically sound building practices. implementation of the following 
core values is vital to the success of the Specific Plan:

Create a “Community.” encourage social, civic, and leisurely interaction 
through the design of a dynamic environment that evokes a “pride of 
place.”

Create connectivity. provide multimodal transportation access and 
reduce reliance on the automobile. create clear connections for 
pedestrians and bicyclists.

integrate environmentally responsible practices. conservation of land, 
energy, and materials is of critical importance to our continued well-
being. practices minimizing impact and use of natural resources shall 
be adopted, resulting in a healthy, safe, and responsible environment.

Create uniqueness of place. capitalize on the opportunity to create 
a strong sense of place through land planning and architectural and 
landscape architectural design. create a strong, aesthetically pleasing 
urban gateway that reflects positively on the City.

enhance local economic well-being. Support local businesses by 
bringing residents near existing commercial areas, resulting in job 
creation and economic growth within the city.

1.2 guiding PrinCiPles
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1.3 PurPose & objeCtives
The Enclave Specific Plan provides the City of 
Upland with a comprehensive planning framework 
and strategy to direct the redevelopment of 19.04 
gross acres of land located at the western end of 
the city of Upland in San Bernardino county. the 
Specific Plan acts as the regulatory document for the 
property and establishes the zoning and standards for 
land use, architectural and landscape design, and 
infrastructure improvements. it sets forth a foundation 
for the city of Upland general plan amendment 
revising the land Use and circulation elements and 
establishes new general plan policies to govern 
development of the Specific Plan area. 

the implementation of this document will revitalize 
the west end of Upland, the gateway to the city and 
county, and create a new community attracting 
new residents and shoppers. Just  as a diamond in 
the rough is transformed from a stone into a jewel 
through the creation of facets, the enclave will be 
crafted through the creation of interconnected 
components, each an inseparable aspect of the 
whole.  the result will bring freshness and vitality to the 
surrounding area, acting as a transformational force 
for the revitalization of Upland.





location & context 

existing conditions 

land use plan

development regulations

mobility plan

community Amenities

public facilities & services

cHapteR 2
deVelopment plan



The enclave Specific plan | City of Upland DRafT | jUne 2015

8

Project 
Site

3 mi0’

Scale : 1”=3 mi

figure 1. Regional Map
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the prominent location of the enclave at the city of 
Upland’s western gateway brings an opportunity to 
create a vibrant and positive impression of the city and 
surrounding area. the site is located 35 miles east of 
the city of los angeles within the western boundary of 
San Bernardino county (see figure 1, Regional Map). 
north of the site  lies the angeles national forest and  
San Bernardino mountains. the cities of montclair, 
pomona, and ontario are south of the site, and  the 
city of claremont is directly west. interstate 10, the 
San Bernardino freeway, is one mile south, and foothill 
Boulevard, california State Route 66, forms the northern 
boundary of the site, as shown in figure 2, Vicinity Map.

the site is situated in the college Heights redevelopment 
area, one half mile from the claremont group of 
Colleges, which consist of eight institutions: Harvey 
mudd college, pomona college, claremont mckenna 
college, pitzer college, Scripps college, claremont 
graduate University, keck graduate institute and 
claremont School of theology. the montclair metrolink 
Station is located a short one-mile walk from the site, 
and this station is planned to be the final stop of the 
new foothill gold line connecting to pasadena and 
Union Station in los angeles (see figure 3, Foothill Gold 
Line Map).  the availability of public transportation and 
proximity to a major educational center make this site 
an ideal location for infill residential development.

2.1 loCation & Context
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foothill Boulevard corridor at Site location View of Site from eleventh Street

eleventh Street facing east

eleventh Street facing west

2.2 existing Conditions
The Enclave at Upland Specific Plan area is in a 
recently annexed portion of the city of Upland, along 
the foothill Boulevard corridor. the southern portion 
of the site is undeveloped, and the northern portion 
is currently used for recreational vehicle and boat 
storage. the site slopes from the north boundary to the 
south, with a constant grade from east to west. 

the site is bounded by eleventh Street on the south and 
foothill Boulevard on the northern boundary. Several 
water tanks operated by the monte Vista water district 
are adjacent to the sites western boundary, and an 
aamco station is on the eastern boundary (see figure 
4, Aerial Map). areas to the north and south have  
been developed as employment centers, including 
several business parks.
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2.3 land use Plan
Six planning areas compose the site of the enclave, 
as shown in figure 5, Land Use Plan and table 1, Land 
Use Summary. a maximum of 350 residential units are 
planned in four areas with densities ranging from 12 to 
20 units per acre. planning area 1 includes 5.12 acres for 
a maximum  of 103 homes, pa-2 includes 3.39 acres for 
a maximum of 65 homes, pa-3 includes 4.70 acres for a 
maximum of 94 homes, and pa-4 includes 4.38 acres for 
a maximum of 88 homes. 

the residential zoning categories allow for a wide density 
range to allow maximum flexibility and creative design.  
Homes may be single family detached or single family 
attached and will be maintained by a homeowner’s 
association. Homes appealing to a variety of owners 
are envisioned, and potential residents may be young 
singles, families, or seniors.

Two planning areas are slated for open space use: PA-5 
is a private recreation and park area measuring 0.83 
acres and may include a tot-lot, picnic area, barbeque 
area, exercise stations, and a grassy open space. pa-6 
is a 57-foot-wide area along foothill Boulevard that 
serves as a  buffer, where a slope, large shrubs, and 
trees will block noise and create a visually appealing 
edge condition. 

Review and approval of development plans for the site  
will serve as the implementation actions of the Specific 
plan. for additional information regarding the review 
process and submittal requirements for development 
plans, refer to chapter 4, Administration. 

land use Planning area aCres density 
(du/aC)

maximum 
dwelling units

ReSidential pa-1 5.12 12 - 20 103
ReSidential pa-2 3.39 12 - 20 65
ReSidential pa-3 4.70 12 - 20 94
ReSidential pa-4 4.38 12 - 20 88
paRk pa-5 0.83 –– ––
BUffeR pa-6 0.61 –– ––

total 19.03 350

taBle 1.  land USe SUmmaRy
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taBle 2. peRmitted and conditionally peRmitted USeS

land use attaChed residential detaChed residential
residential
laRge family day caRe a a
Small family day caRe p p
Home occUpationS p p
ReSidential acceSSoRy USeS and StRUctUReS p p
Single family HomeS p p
condominiUmS / townHomeS p p
apaRtmentS - -
tempoRaRy dwellingS
conStRUction tRaileR
conStRUction gUaRd facility

a a

eduCation, PubliC assembly, and reCreation
ReSidential RecReation facilitieS p p
p-permitted Use by the city of Upland
c-conditional Use permit (approval required by the city of Upland)
a-administrative Use permit Required
 -  prohibited



The enclave Specific plan | City of UplandDRafT | JUne 2015

17

2.4 develoPment regulations

categories; prohibited ( - ), permitted by right with 
the appropriate ministerial permit (p), and permitted 
with a discretionary permit, such as an administrative 
Use  permit (a) or a conditional Use permit (c). 
Approval of a use not specifically listed requires a 
determination by development Services or following 
procedures in the municipal code. existing on-site 
uses not conforming to the requirements of this 
Specific Plan shall be permitted to remain.

2.4.3 Development Standards
development standards governing residential 
construction in the enclave are in table 3, Residential 
Development Standards, which identifies building 
setbacks, building height, parking ratios, and required 
open space. Home types have been divided 
into two categories - attached Residential and 
detached Residential - each allowing 20 units per 
acre maximum. typical plotting diagrams illustrating 
minimum setback requirements are depicted in 
figure 6, Detached Residential Setback Diagram, 
and figure 7, Attached Residential Setback Diagram. 

It is the intent of this Specific Plan to permit unique residential 
product types and creative development that would not 
be permitted by the city’s standard zoning requirements. 
It is also the intent to provide flexibility in terms of location 
and acreage of homes so footprints can be arranged and 
developed within a planning area as long as the overall 
densities are not exceeded. the following development 
regulations guide the planning process to ensure a high 
level of design quality is achieved, which will create new 
vitality in an underutilized neighborhood.

Standards and regulations in this section are consistent 
with the land use goals and objectives of the city of 
Upland  and provide basic criteria which will govern all 
redevelopment within the boundaries of the Specific Plan 
area. A complete analysis of consistency of this Specific 
plan with the city of Upland general plan has been 
included in chapter 4.

Within each broad land use category, specific uses are 
designated so appropriate activities and building types 
occur. table 2, Permitted and Conditionally Permitted 
Uses, defines appropriate land uses within three 

2.4.1 General Requirements

2.4.2 Permitted Uses
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develoPment standard attaChed residential detaChed residential
minimum building setbaCKs
fRont to fRont (liVing aRea to liVing aRea) 14 feet 7 feet
fRont to StReet (BUilding to R.o.w.) 10 feet 8 feet
Side to StReet (BUilding to R.o.w.) 10 feet 8 feet
Side to Side (BUilding to BUilding) 15 feet 6.5 feet
gaRage dooR to dRiVe coURt 2 feet 2 feet
gaRage dooR to gaRage dooR 30 feet 30 feet
Perimeter setbaCKs
footHill BoUleVaRd (pRopeRty line to BUilding) 10 feet 8 feet
11tH StReet (pRopeRty line to BUilding) 10 feet 10 feet
inteRioR pRopeRty lineS n/a 3 feet
other
maximUm BUilding HeigHt 45 feet 45 feet
maximUm Block wall HeigHt 6 feet 6 feet
peRimteR comBination Retaining / gaRden wall 
maximUm HeigHt 12 feet 12 feet

pRiVate paRking ReqUiRement (ReSident) 2 encloSed SpaceS 
peR Unit

2 encloSed SpaceS 
peR Unit

gUeSt paRking ReqUiRement 0.5 Space peR Unit
(UncoVeRed)

0.5 Space peR Unit
(UncoVeRed)

pRiVate RecReation centeR paRking on-StReet paRking 
witHin pRoJect

on-StReet paRking 
witHin pRoJect

common open Space 100 Sq.ft. peR dU 100 Sq.ft. peR dU
pRiVate open Space* 100 Sq.ft. peR dU 175 Sq.ft. peR dU
aRcHitectURal pRoJectionS / mecHanical 
eqUipment** 3 feet 2 feet

* porches and balconies may be included in this calculation.
** any architectual feature that projects from the building and seeks to enhance the structure may encroach into the setback area provided 
that there is always 3 feet of clearance around the projection. examples of architectural projections include, but are not limited to, pilasters, 
chimney, pop-outs, belly bands, roofs, covered porches, etc.

taBle 3   ReSidential deVelopment StandaRdS
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figure 6. detached Residential Setback diagram

Note: This graphic is strictly for illustrative purposes only  and is not intended to be representative of the actual or future design. 
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figure 7. attached Residential Setback diagram

Note: This graphic is strictly for illustrative purposes only  and is not intended to be representative of the actual or future design. 
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2.5 mobility Plan

three vehicular access points to the enclave are 
proposed, as shown in figure 8, Vehicular Circulation 
Plan, and figure 9, Entry Location Diagram. minor 
alterations to foothill Boulevard and eleventh Street 
may be proposed, but all major street improvements 
are currently in place. 

To minimize the impact of increased traffic along Foothill 
Boulevard, the primary project entry to the enclave 
will be at the eleventh Street connection. gated and 
non-gated community entry alternatives are under 
consideration, and if gated, a pass-though entry lane 
will be included with a separate lane for guest vehicles 

2.5.1 Vehicular Circulation
at a kiosk or knox Box. a turn-around will be provided 
before the gate to allow exit for emergency vehicles and 
non-access guests. a secondary access from eleventh 
Street will be provided at the right-of-way (gated or non-
gated), with no guest entry or turn- around provided. the 
third community entry to the northern portion of the site 
from foothill Boulevard will be treated as a minor access. 
if gated, a right out only along foothill Boulevard will be 
provided for residents, with a left-in eVa access and a 
cobbled median break will be provided pursuant to fire 
department standards. if the community is not gated, full 
access at the foothill Boulevard entry will be allowed.
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a primary core value of the enclave is the reduction of 
dependence on the automobile and encouragement 
of alternative methods of transportation. the site is 
served by several public transportation routes (see 
figure 13, Public Transportation Network), including 
bus number 66 which stops at foothill Boulevard and 
central avenue. 

the montclair metrolink station is one mile from the 
site at monte Vista avenue, and an expansion is 
planned to accommodate additional parking for 
the proposed foothill gold line, a direct route to the 
pasadena Station and Union Station in los angeles.  

2.5.3 Public Transportation

2.5.2 Pedestrian Circulation
enhanced pedestrian connectivity is a major goal within 
The Enclave Specific Plan area to facilitate access to 
the montclair metrolink station approximately one mile 
from the site.  pedestrian connections are provided 
through sidewalks on both sides of all streets and within 
the recreation area, as shown in figure 12, Pedestrian 
Circulation Plan.  

all  internal streets are privately owned and maintained, 
and include a 56-foot-wide right-of-way with 36-foot-
wide pavement, with guest parking on both sides as 
shown in figures 10a and 10b, Street Sections. alley 
width shall be a minimum of 26 feet clear, level travel 
way measured from ground to sky and from curb or 
rolled curb to same.  

Chokers or other traffic calming measures shall be 
incorporated at primary intersections within the project, 
and bands of textured paving such as brick pavers 
or stamped asphalt shall be incorporated at various 
intervals along main streets to provide traffic calming 
measures.  in addition, the fire department and public 
works department shall review the circulation to ensure 
compliance with fire department standards (turning 
radii, street widths, fire hydrant locations) and traffic 
safety standards (line of sight, traffic calming, etc).  
the public works and fire department shall review 
incorporation of these elements during the tentative 
tract map and Site plan Review phase. 
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20’0’
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figure 10a. Street Sections
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figure 10b. Street Sections
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figure 11. perimeter Streetscape diagrams
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figure 13. public Transportation network
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2.6 Community amenities
• Fewer than 10: 1 minor facility

• 10–25 units: 1 major facility

• 26–50 units: 1 major facility, 1 minor facility

• 151+ units: 1 major facility, 2 minor facilities

the selection of recreation facilities in any project shall 
permit a variety of activities for different age groups. the 
overall variation of recreational facilities is subject  to 
approval through the development review process, as 
defined in Chapter 4, Administration.

extending through the central portion of the project, 
planning area 5, a public recreational open space 
serves as  a major organizing feature. public open 
space within the enclave is to be provided at a 
minimum rate of 100 square feet per unit. the maximum 
number of units allowed is 350, bringing the  required 
amount of open space to 35,000 square feet or 0.80 
acres. planning area 5 measures 0.83 acres, meeting 
this requirement.

multi-family residential developments shall include 
the following minimum number of recreation facilities, 
based on the number of units.
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The Master Landscape Plan shall reflect the overall 
theme of the community, a unifying element that 
creates a unique sense of place. as shown in figure 
14, Conceptual Landscape Plan, large canopy trees 
will bring softness and shade  to the  homes fronting

The following list of specifications define requirements 
for a major facility:

1. tot lot or Play area:  a tot lot or play area measuring a 
minimum of 500 square feet in area is required.  the area 
must be fully enclosed by low-level fencing at a height 
of 3.5 feet and shall include a shaded seating area, 
drinking fountain, and trash container. play equipment 
such as climbers, slides, swing sets, play walls, play 
houses, and/or play structures shall be provided. the tot 
lot shall be located in a convenient area and provide 
joint public/private use where feasible.

2. recreational building:  a recreation building including 
minimum useable floor area of 1,200 square feet shall be 
provided, including an assembly area, restrooms, and 
an activity room. the architectural design of the building 
shall be coordinated with the design of the community 
through incorporation of similar design features, exterior 
materials, and colors.

3. Pool and spa:  a pool and spa measuring a minimum 
of 800 square feet and 80 square feet, respectively, 
shall be provided. a deck area, fencing, restrooms, 
and enclosed mechanical room for equipment shall 
be provided. Use of a solar water heating system is 
encouraged as the primary heating source.

Provision of a major recreational facility qualifies as 
two minor facilities, subject to approval through the 
development review process. each of the following list 
of amenities qualifies as a minor recreation facility:

• community garden
• concrete basketball court
• Sand volleyball court
• Bocce ball court
• paddle tennis court
• tennis court
• Handball court
• Barbecue facility with seating and shade 

structure
• Usable water feature with seating area
• large shade structure with seating
• Spa
• other facilities as approved through the 

development review process.

2.6.1 Major Recreation Facilities 2.6.2 Minor Recreation Facilities

2.6.3 Community Landscape Plan
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figure 14. conceptual landscape plan 200’0’

Scale : 1”=200’
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2.7 PubliC faCilities & serviCes

electrical, gas, communications, cable television lines, 
and police and fire protection shall be provided by the 
entities listed in table 4, Utilities and Services.         

2.7.1 Dry Utilities & Public Services

2.7.2 Grading
proposed grading will follow existing topography, 
and the majority of slope will occur within the foothill 
Boulevard buffer area at the northern portion of the site. 
proposed elevations vary from a high of 1,340 along 
foothill Boulevard to a low of 1,300 at the eleventh Street 
connection. a concept for preliminary grading plan is 
depicted in figure 15, Grading Plan.

2.7.3 Water and Sewer
water to the site is supplied by the city of Upland, 
and lines will be provided by lateral connections from 
eleventh Street and foothill Boulevard to an internal loop 
system, as shown in figure 16, Proposed Potable Water 
Plan. wastewater discharges from the site will occur 
through internal sewer mains connecting to a proposed 
8-inch sewer line in eleventh Street that connects to the 
existing trunk sewer in dewey way. Sewer mains are 
maintained by the city of Upland, and the system is 
depicted in figure 17, Proposed Sewer Plan.   

serviCe Provider
water city of Upland
Sewer city of Upland / ieUa

gas Southern california gas co
electricity Southern california edison co

Solid waste city of Upland / Burrtec waste
telephone Verizon
cable adelphia
police Upland police department
fire Upland fire department

eleventh Street, and a landscape buffer  along the 
foothill Boulevard corridor will separate homes from 
noise and traffic congestion. Figure 11, Perimeter 
Streetscape Diagrams, illustrates landscape 
treatments along the project boundary. mindful of 
the arid climate and ongoing drought condition in 
california, plant materials throughout the community 
will be drought tolerant, and native species will be 
included where possible.  complete guidelines for 
landscape treatments are included in chapter 3, 
Design Guidelines. table 6, Plant Palette, includes a 
complete list of recommended plant species.

taBle 4. UtilitieS and SeRViceS
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2.7.4 Storm Drainage

2.7.5 Solid Waste

the creation of impervious surfaces within the 
enclave will increase storm water run-off volumes, 
and design of the storm drainage system will 
incoporate Best management practices  for the 
collection and treatment of storm water  as a part of 
an overall low-impact development concept. the 
system will meet all current city of Upland and State 
of california regulations.

the on-site storm drainage system (to be maintained 
by the city of Upland) will convey run-off through a 
system of V-ditches, catch basins, and on-site storm 
drains to a new off-site storm drain proposed in 
eleventh Street. this system connects to the existing 
line in dewey way, which ultimately discharges into 
the Upland Recharge Basin (see figure 18, Proposed 
Storm Sewer Plan). 

Removal of solid waste will be performed by Burrtec 
waste and managed by the city of Upland, and 
storage will be provided in individual units. 

200’0’

Scale : 1”=200’

figure 15. preliminary grading plan
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Scale : 1”=200’
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200’0’

Scale : 1”=200’

figure 17. proposed Sewer plan
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200’0’

Scale : 1”=200’
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3.1 PurPose & intent
this chapter provides a framework for the physical 
design of the enclave to ensure the creation of a 
high quality development with cohesive community 
character. a strong outline of design criteria is critical to 
achieving an aesthetically pleasing western gateway 
to the city of Upland. 

Though providing specific requirements, these 
guidelines also allow for flexibility, and subjectivity has 
been purposely built in to allow for visual distinctions 
that create interest and avoid monotony. 

a central design theme is to be created and reinforced 
through the detailing of all community elements to 
create a sense of cohesion, while responding to the 
character and design fabric of adjacent areas. this 

document will guide the city staff, planning commission, 
and city council during the review process of proposals 
to ensure the proposed project meets the criteria in this 
chapter. elements depicting substantial conformance 
and meeting the spirit and intent of these guidelines will 
be considered consistent with the Specific Plan. 

photographs and imagery presented are intended to 
convey the general design purpose of the guidelines and 
are not intended to require literal application of design 
details. Components identified in this document are 
provided as a palette of defining elements to be reflected 
in the community design proposal.
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3.2 arChiteCtural design
the overall design concept of the enclave is that of 
a pedestrian-friendly lifestyle reflecting the eclectic 
nature of elements surrounding the site. pedestrian 
linkages play a dominant role in the site design, 
especially walkway connections to eleventh Street 
that provide access to the montclair transit center. 

the following guidelines apply to the layout and 
design of residential homes within the enclave, with 
the intent of establishing of a sense of community as 
well as encouraging creative expression to bring forth 
a strong and unique sense of place. 

• Buildings along eleventh Street should be 
oriented to face out toward the right-of-
way.  Home entries should be accessed from 
eleventh Street (unless gated) rather than an 
internal street or alley to create street frontage 
that is inviting and safe for pedestrians. 

• orientation away from the other edges of the 
site is acceptable, especially along foothill 
Boulevard, where a wide slope area has been 
planned to separate homes from noise and 
congestion.

• outdoor pedestrian space shall be landscaped 
and include appropriate street furniture to 
facilitate pedestrian activity, and should have 
visibility from the street to increase security.

• Seating areas should be coordinated with 
shading, landscaping, and lighting.

• common areas should be located near high-
traffic areas to maximize visibility and use.

• elements such as overhead canopies, 
large trees, or shade structures should 
be incorporated to provide shelter from 
environmental influences.

• where appropriate and authentic to style, 
portions of the building should provide vertical 
and clustered horizontal massing breaks to 
encourage proportional diversity. 

• Variations in building facades shall provide 
architectural interest, shade and shadow 
opportunities, and relief to the streetscape.

3.2.1 Building Orientation

3.2.2 Internal Open Space

3.2.3 Variety and Massing
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• the articulation of volume of large residential 
buildings should be broken down to give 
individuality to units through the use of 
individual volumes and roof forms.

• details commonly used for single family homes, 
such as porches, window bays, and balconies, 
should be employed in the design of multi-
family projects where appropriate.

3.2.4 Roofs
• Roofs should be proportionate to building 

mass and incorporate details appropriate to 
the overall architectural style. 

• Articulation of building mass rooflines minimizes 
the visual impact of repetitious flat planes and 
roof shapes.

• a variety of roof forms, including shed, 
hipped, and parapet/flat elements should 
be incorporated to bring interest and variety 
to the building mass as appropriate for the 
architectural style of the home.

• all roof-mounted mechanical, electrical, and 
external communication equipment should be 
screened from public view and architecturally 
integrated into the building design.



The enclave Specific plan | City of Upland DRafT | jUne 2015

44

3.2.5 Architectural Elements & Details 3.2.6 Parking Design

3.2.7 Colors & Materials

• a variety of window and door treatments should 
occur.  french doors, dormer windows, decorative 
shutters, or other treatments appropriate to the 
style of the building should be included.

• Upper-story windows should be detailed with 
well-proportioned architectural elements such as 
sills, recesses, and lintels.

• operable windows shall be used and should 
have low-emissivity clear glass with non-reflective 
coatings for heat and glare control.

• Balconies and porches should be used to 
articulate and reduce mass as well as to provide 
shadow relief. where appropriate, stoops may 
be incorporated instead of porches.

• garage door appearance should be varied 
by using door patterns, colors, and windows 
appropriate to the designated architectural style.

• pot shelves, pilasters, and accents are encouraged 
around doors, windows, and entries, particularly 
near front and side entries that are clearly visible 
from the street.

• mechanical equipment such as gas meters and 
air conditioning units should be screened from 
public view by landscaping, fences, or walls, or a 
combination thereof.

• the visual impact of parking should be 
minimized where possible by orienting it away 
from primary frontage streets.

• all parking areas should provide interior 
landscaping for aesthetic enhancement. if 
parking is provided at the side of buildings, 
these areas shall be buffered by landscaping.

• parking should be designed to minimize 
conflicts between pedestrians and motorists.

• colors and materials for the enclave should 
reflect a general theme of warm, sun-washed 
colors in harmony with the surrounding 
environment.

• a variety of harmonious colors should provide 
the diversity required for visual interest while 
supporting the community character and 
creating timeless appeal.

• avoid monotony of the architectural color 
palette selection through the provision of a 
variety of color schemes and visual diversity. 
no adjacent buildings should have the same 
color scheme.
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3.3 arChiteCtural styles
Four architectural styles are featured in this chapter, representing a range likely to be used for residential development: 
Santa Barbara, monterey, french provencial, and industrial. other styles may be approved through the design 
review process with an accompanying description of style elements. massing, character, and detailing of a selected 
architectural style should be as authentic as possible; however, a contemporary interpretation of traditional vernacular 
is acceptable (see tables 5a–d for architectural elements of each style).
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elements minimum requirements

foRm • informal asymmetrical 1 & 2 story forms

Roof

• low pitched roofs
• concrete “S” tile (varios blends)
• 3 1/2:12 – 4:12
• tight to 9” overhangs

wallS • Stucco with sand finish

windowS

• informal asymmetrical placement
• divided lights all four sides
•  Vertical windows
• Some windows recessed

detailS

• precast and stucco trim at entries
• Stucco sill trim at windows
• louvered shutters
• wrought iron potshelves and pot rings
• Themed exterior light fixtures at    entries, 

pedestrian courts, and auto    courts

coloRS • light to mid-toned wall colors with  
contrasting rich trim and accents

taBle 5a  Santa BaRBaRa
aRcHitectURal elementS
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elements minimum requirements

foRm
• typical front-to-back gable roof forms 
• Second floor cantilevered balcony

Roof

• low pitched roofs
• concrete “S” tile
• 3 1/2:12 – 4:12
• tight to 9” overhangs

wallS
• Stucco with sand finish
• Stone veneer

windowS
• Vertical windows
• divided lights all four sides
• Some windows recessed

detailS

• Stucco trim at entries
• 2nd floor cantilevered, timber post & 

beam balconies
• wood trim at windows 
• louvered shutters

coloRS • light to mid-toned wall colors with 
contrasting rich trim accents

taBle 5B  SpaniSH monteRey
aRcHitectURal elementS
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elements minimum requirements

foRm

• Simple massing, upper floor stacked
• Symmetrical composition
• tower elements & porch elements 
• Single-story edge for articulation

Roof

• 4:12 – 6:12 principal roof 
• mixed hip and gable forms
• front to back main form 
• 0” – 12” overhangs

wallS
• Smooth or sand finish
• Trim composed of smooth finish or 

precast elements

windowS
• multiple-pane windows
• Rectangular feature windows 
• Recessed windows if appropriate

detailS

• plank shutters with wrought-iron 
hardware

• wrought-iron rail detail 
• Rounded arches and doorways
• Simple stucco elements

coloRS • warm and light to mid value hues, bright 
accent colors for shutters, light trims

taBle 5c  fRencH pRoVincial
aRcHitectURal elementS



The enclave Specific plan | City of UplandDRafT | JUne 2015

49

elements minimum requirements

foRm • Simple block forms

Roof

• flat or low pitch roofs
• 0 – 3:12 
• parapet design
• tight to 9” overhangs

wallS • Stucco with smooth finish

windowS • Vertical windows

detailS

• Brick, slate,stainless steel, or wrought-iron 
accents

• Simple, utilitarian details
• contemporary themed exterior light 

fixtures at entries, pedestrian courts, & 
auto courts

coloRS • warm, earth-toned walls with contrasting 
trim

taBle 5d  indUStRial / contempoRaRy
aRcHitectURal elementS
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3.4 landsCaPe design
the following guidelines and standards establish 
general criteria for landscaping at a community-
wide level and ensure that a cohesive landscape 
fabric will be created. the landscape plant palette 
(table 6) lists the recommended species in the 
categories of trees, shrubs, and ground covers.  

3.4.1 Environmental Considerations

3.4.2 Streetscapes & Entries

3.4.3 Open Space & Sidewalks

• conformance with california assembly 
Bill 1881, the Water Efficient Landscape 
ordinance is mandatory for landscape 
design within the Specific Plan area.

• advanced water-saving irrigation 
components, including drip and bubbler 
systems and low-angle, low flow spray heads, 
are encouraged.

• Large or inefficiently small turf areas shall 
be minimized by incorporating water-
conserving native groundcovers or perennial 
grasses, shrubs, and trees.

• plants with similar water requirements should 
be grouped together, a technique known 
as hydro-zoning.

• no single species should dominate the 
landscape palette; a variety of tree and 
shrub species should be included to minimize 
possible disease impact.

• landscaping along eleventh Street and foothill 
Boulevard should be consistent, formalized, 
and composed of signature plantings from 
the plant palette to create an attractive and 
cohesive community interface.

• large deciduous trees shall be planted no 
closer than 50 feet apart.

• areas between sidewalks or streets and walls 
should be planted with informal groupings of 
ornamental trees, shrubs, and vines to soften 
their appearance.

• Flowering trees, shrubs, and seasonal flowers are 
encouraged at entries and key intersections to 
add color and interest. 

• the park area should be landscaped with 
small, informal groupings of trees, shrubs, and 
groundcovers and provide shaded gathering/
seating areas

• a combination of hard and soft paving may 
be used, depending on the function of the 
recreational amenity.

• Sidewalks shall be separated from streets by 
landscaped parkways and include lighting.
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3.4.4 Walls & Fences

3.4.5 Lighting

3.4.6 Project Entries

• pedestrian amenities such as benches, 
picnic tables, shade structures, and waste 
receptacles shall be provided where 
appropriate. the furniture shall be durable 
and match architectural styles, materials, 
and colors used throughout the community.

• walls and fences shall be composed of 
high quality, durable, aesthetically pleasing 
materials that complement the architectural 
style of the community. 

• wood, vinyl, or masonry block may be used 
for interior fences and walls. 

• long expanses of walls shall be made more 
attractive and visually interesting through 
incorporation of surface articulation or 
pilasters at 100-foot minimum intervals.

• when solid walls are necessary, precision 
block, split-face block, stone, concrete, 
stucco with pilasters and caps, or materials 
with similar visual qualities shall be used.

• trees, vines, and other landscaping shall be 
used to soften the visual appearance of walls.

• a preliminary lighting plan indicating the 
location and style of lighting and lighting 
fixtures shall be provided during the site 
development review process.

• a preliminary lighting plan indicating the 
location and style of lighting and lighting 
fixtures shall be provided during the site 
development review process. Lighting fixtures 
should be compatible with the architectural 
styles of surrounding buildings while also being 
consistent throughout the community.

• pedestrian and vehicular entries should be 
creatively lit to develop a sense of arrival.

• Outdoor lighting shall not blink, flash, oscillate, 
or be unusually bright or intense. landscaping 
shall be used with other features to reduce 
potential light or glare impacts.

• the primary project entry from eleventh Street 
will be given special emphasis and will be 
enhanced with clusters of vertical screening 
elements on either side. accent paving, 
specialized landscape elements, and entry 
monuments reinforcing the overall community 
character will create an identity  and distinguish 
the enclave as a special place (design details 
will be provided at the design Review stage).  

• the secondary community entry from foothill 
Boulevard will feature a smaller version of the 
elements at the primary location. 

• a third entry from eleventh Street will include 
minor elements so that this location is not  
confused with the major project entry.
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figure 19. Wall and fencing plan 200’0’

Scale : 1”=200’
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100’0’

Scale : 1”=100’
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Chinese flame

Chitalpa

Coast live oak mexican fan Palm

Crape myrtle

 type botanical name Common name

trees
     

Arbutus unedo ‘marina’ Strawberry tree
Bauhina purpurea orchid tree
Chitalpa tashkentensis ‘pink dawn’ chitalpa
Cupaniopsis anacardioides carrotwood
Eriobotrya deflexa ‘coppertone’ Bronze loquat
Eucalyptus sideroxylon ‘Rosea’ pink iron Bark
Jacaranda mimosifolia Jacaranda
Koelreuteria bipinnata chinese flame
Lagerstroemia ‘Muskogee’  crape myrtle (lavander)
Laurus ‘Saratoga’ Saratoga laurel

Melaleuca quinquinerva cajeput tree
Olea europaea ‘wilsonii’ wilson olive
Pinus canariensis canary island pine
Pinus eldarica mondell pine
Pyrus calleryana ‘Chanticleer’ chanticleer pear
Quercus agrifolia coast live oak
Quercus ilex Holly oak
Schinus molle california pepper
Tristania conferta Brisbane Box
Ulmus parvifolia ‘true green’ evergreen elm

Palms Phoenix dactylifera date palm
Washingtonia robusta mexican fan palm

shrubs

Agapanthus africanus ‘peter pan’ dwarf lily-of-the-nile
Agave vilmoriniana octopus agave
Agave ‘Blue glow’ Blue glow agave
Aloe ferox cape aloe
Anigozanthos manglesii kangaroo paw
Buxus m. japonica Japanese Boxwood

taBle 6   plant palette
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dwarf weeping bottlebrush

fortnight lily

berkman’s golden arborvitae rosemary

dwarf indian hawthorne

whtie rock rose

heavenly bamboo

 type botanical name Common name

shrubs, 
Cont.

Callistemon v. ‘little John’ dwarf weeping Bottlebrush
Camellia japonica ‘debutante’ camellia
Cistus hybridus white Rock Rose
Contoneaster lacteus parney cotoneaster
Grevillea ‘noelli’ grevillea
Feijoa sellowiana pineapple guava
Lavandula angustifolia ‘irene 
doyle’

english lavender

Leucophyllum laevigatum texas Ranger
Ligustrum japonicum ‘texanum’ wax leaf privet
Moraea bicolor fortnight lily
Myrtus communis true myrtle
Nandina domestica Heavenly Bamboo
Pennisetum ‘fairy tails’ fairy tails fountain grass
Phormium tenax ‘Bronze Baby’ new Zealand flax
Pittosprum tobira ‘creme de mint’ Variegated dwarf tobira
Pittosprum tobira ‘creme de mint’ dwarf tobira
Platycladus o. ‘aureus nanus’ Berkman’s golden 

arborvitae
Podocarpus macrophyllus ‘maki’ Shrubby yew pine
Prunus ilicifolia Holly leaf cherry
Rhaphiolepis indica ‘Ballerina’ dwarf indian Hawthorne
Rhaphiolepis indica ‘clara’ dwarf indian Hawthorne
Rosa ‘iceberg’ white Shrub Rose
Rosmarinus o. ‘tuscan Blue’ Rosemary
Salvia clevelandii ‘winnifred 
gilman’

cleveland Sage

Strelitzia reginae Bird of paradise
Westringia fruticosa ‘wynabbie 
gem’

coast Rosemary

Xylosma congestum xylosma

taBle 6   plant palette (cont.)
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trailing rosemary

blue Chalksticksbig blue turf lily

speading lantananatal Plum

bougainvilleablue grama grass

day lily

taBle 6   plant palette (cont.)
 type botanical name Common name

ground
Cover

Acacia redolens prostrate acacia
Baccharis pilularis ‘pigeon point’ dwarf coyote Brush
Bouteloua gracilis ‘Blonde 
ambition’

Blonde ambition Blue 
grama grass

Buchloe dactyloides ‘Uc Verde’ Uc Verde Buffalo grass
Bougainvillea spp. Bougainvillea
Carissa macrocarpa natal plum
Dymondia margaretae dymondia
Helictrotrichon sempervirens Blue oat grass
Hemerocallis ‘dwarf yellow’ day lily
Juniperus horizontalis creeping Juniper
Lantana montevidensis Spreading lantana
Liriope muscari Big Blue turf lily
Rosmarinus o. ‘prostratus’ trailing Rosemary
Senecio talinoides ssp. 
mandraliscae

ncn

Senecio serpens Blue chalksticks
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3.5 anCillary struCtures  & equiPment
the following guidelines pertain to additional building 
components, mechanical equipment, and utility 
construction within The Enclave:

• exposed machinery, air conditioning units, and 
utility meters must be incorporated into the 
building design or screened from public view 
on all sides. details of screening elements  will 
be included in at the design Review submittal 
stage.

• Screening materials shall blend with the 
building materials and design, as well as with 
landscaping within the vicinity.

• window or rooftop mounted air conditioning 
units visible from neighboring properties are 
prohibited.

• the location of above-ground utility boxes 
and similar equipment shall be consolidated 
whenever possible. above ground equipment 
shall be screened or visually minimized with 
landscaping.

• Utility connections to a building must be 
located to be as unobtrusive as practicable, 
with the preference being at the side or rear.

`
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4.1 PurPose of doCument 

4.2 relationshiP to other         
Plans & rePorts

4.1.1 How to Use This Specific Plan
By functioning as a regulatory document, the enclave 
at Upland Specific Plan specifies the maximum 
amount of development and allowable land uses, 
as well as setting a general set of standards for street 
dimensions, parking, building types, improvements, 
and landscaping. photographs and illustrative 
imagery have been included to aid in the practical 
application of the requirements and provisions. this 
imagery should not be interpreted literally; it is meant 
to serve as a prototypical depiction of possible 
arrangements of conforming development. the city 
will review site development plans through a plot plan 
review process, ensuring consistency with the goals, 
vision, and requirements of this plan.

the standards, design guidelines, and development 
parameters unique to the enclave are provided in 
this document, and it acts as the “zoning code” for 
the project. As such, this document is the first source 
for direction regarding proposals for development; 
however, it is not the only source. this section describes 
the other documents and reports referenced in this 
document, including the city of Upland general 
plan and municipal code and the enclave mitigated 
negative declaration of environmental impacts. 

this document encapsulates the long-range goals 
for the enclave and ensures the project elements are 
developed in a consistent and coordinated manner. 
development standards have been tailored for 
specific residential building types while allowing for 
innovative community design. the cohesiveness and 
enhanced level of quality created by this Specific Plan 
maximizes the ability to create a seamlessly articulated 
community, resulting in increased property values over 
what is provided by traditional zoning. 

the process for implementation and approval of 
the Specific Plan development area is outlined in 
this chapter, including the accompanying financing 
and phasing plans. it also addresses the relationship 
to the City of Upland’s General Plan and fulfills the 
State of California’s requirement that all Specific Plans 
contain “a program of implementation measures, 
including regulations, programs, public works projects, 
and financing measures” pursuant to State code. 
Upon adoption of this document, the development 
Standards and procedures established herein shall 
become the applicable zoning standards for the 
enclave.
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california government code, section 65450, 
establishes the authority for cities to adopt Specific 
Plans and states that “A Specific Plan shall include a 
statement of the relationship to the general plan, and 
further that it may not be adopted or amended unless 
found to be consistent with the general plan.” the 
land use shown in the city of Upland general plan for 
the northern portion of The Enclave Specific Plan area 
is ci-S, commercial/industrial Special Use which allows 
residential development with a Special Use permit 
(see figure 21, Existing General Plan Designations).  
therefore, a general plan amendment (gpa) will 
be required to implement The Enclave Specific Plan.  
The proposed General Plan designation is Specific 
Plan __ (to be filled in when plan is adopted), and a 
complete consistency analysis between the enclave 
Specific Plan and the City of Upland General Plan is in 
appendix a.

All development and proposed uses in the Specific 
plan shall comply with the requirements and standards 
set forth in this document. In some cases, this Specific 
plan provides direct references to the city of Upland’s 
Municipal Code, and where this Specific Plan is 
silent, applicable provisions of the municipal code, 
as determined by City staff. Where a conflict exists 
between standards contained herein and those found 
in the city of Upland municipal code, the standards in 
this document apply.

the project applicant seeks to amend the city of Upland 
general plan land Use map and Upland Zoning map 
to allow for the proposed residential use. this document 
was prepared under the authority of the city of Upland 
and will be used in connection with the following 
decisions:

• approval of the general plan amendment to 
change the land use designation of the enclave 
Specific Plan property from Commercial/ 
Industrial Special Use (CI-S) to Specific Plan (SP).

4.2.2 Municipal Code / Zoning 4.2.3 Discretionary Approvals

Prior to adoption of this Specific Plan, the City of Upland 
municipal code zoning regulations designated the site 
as Highway comercial (cH) and light industrial (ml)
as shown in figure 22, Existing Zoning Designations. the 
cH zone is a category for commercial uses that do not 
belong in a neighborhood center or the concentrated 
business district, and are related to the use of the 
highway or other types of drop-in trade. multi-family 
residential uses are permitted with a special use permit, 
however single-family homes are not permitted. the 
light industrial Zone is intended to allow industiral 
uses with little potenial for noise, odor, vibration, or 
similar impacts on surrounding  use areas. to achieve 
conformity, a Zone change (Zc) is required to recognize 
The Enclave Specific Plan. As a part of the adoption 
of this document, the zoning has been changed to 
Specific Plan__ (fill in when adopted)

4.2.1 City of Upland General Plan
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figure 21. existing general plan designations

The Community Development 
Director shall be responsible 
for the administration and 
enforcement of The Enclave at 
Upland Specific Plan in ac-
cordance with the provisions 
within this document, the State 
of California Government 
Code, and the Subdivision Act.  
This administration of the Spe-

legend

the enClave sPeCifiC 
Plan boundarymap date (September 2014) 
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figure 16. existing Zoning designations

legend
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project, review of variance applications, preparation 
of recommendations to City Council, for major Specific 
plan amendments and acting on appeals from 
decisions by the community development director.

the city council shall be responsible for adopting 
major amendments to the Specific Plan and acting on 
appeals of decisions by the planning commission.

if any section, subsection, sentence, clause, or 
phrase of this Specific Plan, future amendments, or 
additions hereto is for any reason held to be invalid 
or unconstitutional by the decision of any court of 
competent jurisdiction, such decision shall not affect 
the validity of the remaining portions of this plan.

4.3.1 Severability

4.3.2 Interpretations
when there is a question or ambiguity regarding the 
interpretation of any provision of the Specific Plan, 
the community director has the authority to interpret 
the provision, using the spirit and intent of the Specific 
plan as a guide. the planning director may, at his or 
her discretion, refer interpretations to the planning 
commission for consideration and action. Such a 
referral shall be accompanied by a written analysis of 
issues related to the interpretation. all interpretations 
made by the community development director 
and decisions of the planning commission may be 
appealed per the applicable provisions of the city of 
Upland municipal code.

4.3 imPlementation
the community development director shall be 
responsible for the administration and enforcement 
of The Enclave Specific Plan in accordance with the 
provisions within this document, the State of california 
government code, and the Subdivision act.  this 
administration of the Specific Plan includes processing 
assistance, interpretations of provisions, approval of 
administrative permits, issuance of permits, approval 
of temporary or interim uses, specification of conditions 
of approval, and authorization of certificates of 
occupancy for new development.

the planning commission shall be responsible for 
approving subdivisions, conditional use permits, site 
development review for individual projects within the

• approval of the application for Zone change  
to revise the zoning designation from Highway 
commercial (cH) and light industrial (ml) to 
Specific Plan (SP).

• Adoption of the Enclave Specific Plan; 

• approval/adoption of a development 
Agreement for The Enclave Specific Plan

• Certification or approval of a California 
environmental quality act (ceqa) negative 
declaration

• conditional Use permits (cUp’s), Variances, 
and design Review as implementing actions 
of The Enclave Specific Plan.
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4.5 finanCing

are defined by this part, or the granting of any other 
amendments, cUps or variances as provided herein 
shall be set for public hearing and public notice 
given of the intention to consider the granting of 
such proposals in accordance with the procedures 
and conditions of the zoning code. approval of any 
conditional Use permit by the planning commission 
shall be final and effective 15 days after the date of 
Planning Commission decision unless an appeal is filed 
with the city clerk prior to the expiration of said period 
in compliance with procedures the city of Upland 
municipal code.

The project developer shall be responsible for financing 
construction of the infrastructure improvements 
required to support the project, such as internal streets, 
water lines, sewers, and storm drains. all necessary 
infrastructure improvements shall be developed 
in conjunction with the roadway improvements. 
financing may involve a combination of impact 
fees and exactions, special assessment districts, and 
landscaping and lighting districts. dedications of land 
and impact fees are exactions that lessen the impacts 
of new development resulting from increased demand 
on services. local governments derive their authority 
to impose exactions from the “police power” granted 
to them by the state constitution and specific state 
statues such as the Subdivision map act.

4.4 review and aPProval
The Enclave at Upland Specific Plan will be 
implemented through a final subdivision map, parcel 
map, and tentative tract maps.  these maps will be 
subject to the city of Upland’s two-part approval 
process.

1. Planning approval: review of plans for zoning 
compliance and design review (see Section 9403.600 
of the city of Upland municipal code).

2. Plan Check approval: a detailed technical review 
of the working drawings will be conducted, during 
which the city will determine if the drawings are in 
conformance with this Specific Plan, the Building 
code, city Standards, and conditions of approval.  
plan check approval is required before issuance of 
grading and building permits, which may also require 
approval of the planning commission.

during this review process, the city will determine 
whether the proposal is in conformance with this 
Specific Plan, the Building Code, City Standards, and 
conditions of approval.

for procedures to implement and approve cUps within 
The Enclave Specific Plan boundaries, refer to section 
9403.200 of the city of Upland Zoning code.

proposals for amending zone boundaries or 
classifications of property uses within such zones as 

4.4.1 Conditional Use Permits
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4.6 maintenanCe

4.7 Phasing Plan

Management of property within the Specific Plan 
will be by a homeowner’s association. prior to 
the approval of development, the application 
shall provide a clear description of the role of 
the association in providing and maintaining 
private roadways, amenities, landscaping, and 
other improvements required by the city.  prior to 
recordation of a final map, the the individual or 
entity submitting and processing the tentative map 
shall submit the cc&Rs to the planning department 
for review and approval by the city attorney.

construction of the enclave at Upland will be 
phased in a logical sequence.  as the majority of off-
site infrastructure exists prior to commencing on-site 
construction of production units, the applicant shall 
be required to extend all required off-site utilities to 
the project site pursuant to approval by the public 
works director.  on-site construction phasing will 
be determined based on approval of a merchant 
builder phasing plan by the city.  all onsite utilities 
required to be installed pursuant to the phasing plan 
shall be installed to the satisfaction of the city, prior 
to issuance of production building permits.



`
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aPPendix a: general Plan ConsistenCy

land use element goal 1C: Create cohesive 
neighborhoods with Compatible land use patterns.

Strategies:

1. “Designate appropriate areas to meet the demand for diverse 
types of housing, with properly related amenities and facilities.”
2. “Multi-family residential projects should, through the 
application of state-of-the-art site planning techniques, provide 
an efficient, desirable residential environment for the inhabitants 
of the project and enrich the visual quality of the City.

a discussion of the relationship between the applicable 
city of Upland general plan policies and the proposed  
project as described in The Enclave Specific Plan (hereafter 
known as the “project”) is outlined below.  Because many 
policies of the general plan are interrelated, the discussion 
of consistency is organized into categories of related 
goals and policies. Specifically, the following analysis lists 
the general plan element from which the primary policies 
related to a particular topic can be found, along with 
related policies from other elements of the general plan, 
allowing for a comprehensive discussion.

as described in more detail below, with the exception 
of the proposed general plan amendments listed at 
the end of this section, the project is consistent with and 
supportive of the goals and policies of the city of Upland 
general plan. 

5.1 Land Use Element

5.2 Circulation Element

at completion, the project includes attached and 
detached housing type options resulting in a buildout 
maximum total of up to 350 homes within an integrated 
community of open space and walking path amenities.   

neighborhoods are required to provide multiple 
elevation styles and a variety of harmonious color 
and material palettes. Homes will serve the needs of 
a variety of residents, including first time buyers, young 
singles and couples, families, active adults, and empty  
nesters.

Circulation element goal 1: to develop transportation  
planning, services and facilities that are coordinated 
with and support the land use Plan.

Strategies:

1. “Any new development of property shall be required to 
provide adequate right-of-way width for possible future needs 
and to provide adequate right-of-way width for possible future 
needs and needs and provide adequate right-of-way for traffic 
patterns necessary to accommodate future needs”
2. “Private streets shall be permitted only where they are 
found to satisfy applicable City standards and where their 
maintenanceand operation can be shown to satisfy applicable 
City standards and where their maintenance and operation can 
be shown to satisfy City requirements.”
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the project incorporates adequate widths for eleventh 
Street and foothill Boulevard to accommodate future 
traffic patterns within the Specific Plan area.  Interior 
streets have been designed to meet all applicable city 
standards and will be privately owned and maintained 
by the Home owner’s association.

Circulation element goal 2: to minimize the impact  
of existing and future roadways on adjacent land 
uses, particularly residential, and ensure compatibility 
between land uses and roadway facilities to the 
greatest extent possible.

Strategies:

1. “Direct access of new residential developments onto major 
arterial streets shall be discouraged.”
2. “Wherever possible, a buffer zone shall be required between 
residential land uses and arterial highway facilities.”
3. “All roadways shall be encouraged to be designed in a manner 
that will enhance the interplay of vehicular and pedestrian 
safety.”

this goal has been implemented within the project 
through the provision of two direct access ways into 
the new community from eleventh Street. a secondary 
access from foothill Boulevard has also been provided 
with a 57-foot-wide landscaped buffer area between 
the arterial highway and the residential homes. all 
interior streets include curb-separated sidewalks with a 
6-foot parkway to separate pedestrian and vehicular 
traffic. In addition, adequate line of sight distances 

and pedestrian crosswalks have been provided to 
enhance the safety of pedestrians.

Circulation element goal 3:  to accommodate 
alternative modes of transportation to the private 
automobile in the City, including non-motorized 
transportation (bicycle and pedestrian), public 
transportation and recreational trails.

Strategy:

1. “All new development shall be required to provide sidewalks, 
in accordance with the Master Plan of Streets and Highways.”

The Enclave at Upland Specific Plan provides an 
interconnected pedestrian circulation plan which 
includes sidewalk on both sides of all interior private 
streets as well as along the public street frontage.

Circulation element goal 4: to achieve a balance 
between parking supply and demand so that an 
adequate supply of parking is provided to meet the 
demands generated by the land use element.

Strategy:

1. “All new development shall be required to provide adequate 
parking to meet their parking demands on-site or in consolidated 
parking facilities in close proximity to their site”

The Enclave Specific Plan provides one or two residential 
parking spaces per unit depending on the number of 
bedrooms provided. in addition, guest spaces are
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5.4 Scenic Highways Element

5.5 Noise Element

5.6 Air Quality Element

required at a rate of 0.5 space per unit. this ratio is 
adequate to supply parking needed for the  demands 
of the residential community.

Circulation element goal 5: to promote the aesthetic 
qualities of the street system.

Strategies:

1. “Wherever feasible, street construction and improvement 
projects shall be designed with a concern  for street aesthetics, 
including street tress, landscaping, and paving materials.”
2. “All new development shall be encouraged to provide 
landscaped parkways, appropriate amenities and other streetscape 
improvements that improve the aesthetics of the roadway to both 
vehicular and pedestrian traffic.

the enclave implements this goal by providing 
aesthetically pleasing and appropriately scaled 
landscape and paving materials along all existing and 

scenic highways goal 3: to protect and enhance the 
scenic attributes of euclid avenue, mountain avenue, 
foothill boulevard, and benson avenue.

Objective:

1. “To encourage the design of road and street improvements that 
will enhance vehicular and pedestrian safety.”

noise element goal 1: to provide a quiet environment for 
current and future residents of upland.

Objective:

1. “To establish standards for residential and non-residential noise 
levels.”

the covenants, codes, and Restrictions of the enclave 
will establish acceptable noise standards and the Home 
owner’s association will be responsible for enforcement 
of these standards to ensure a quiet environment is 
maintained for all residents of Upland.

air quality element goal 5: the minimum practicable 
particulate emissions from construction and operations of 
roads and buildings.

Policy 5.1 Control dust: “Reduce particulate emissions from 
roads, parking lots, construction sites, and agricultural lands.

the enclave site will comply with South coast air quality 
management district dust control regulations from 
construction equipment and site work is minimal.

the Scenic Highways goal has been implemented 
through the provision of a 57-foot-wide buffer area 
along the northern site boundary between the 

residential units and foothill Boulevard. this buffer 
includes trees and shrubs that will be appropriately 
scaled and provide a positive experience at the 
gateway to the city of Upland.
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seismic safety / safety element goal 2: to minimize 
the potential for loss of life and property due to the 
existence of hazardous conditions.

objectives:

1. “To reduce the loss of life, injuries, and damage to property    
caused by seismic events and seismic-related conditions.”
2. “To reduce loss of life, injuries, damage to property, and loss     
of natural resources caused by wildland and urban fires.”
3. “To protect life and property in the event of a natural disaster.”
4. “To prevent injury or loss of life and damage to property due   
to flood hazards.”

the enclave has been designed to maximize the health 
and safety of residents. the site has been designed 
with a circulation system that meets the city of Upland 
fire department regulations to ensure each home is 
readily accessible for emergency services. 

Per State and Fire Building Codes, sufficient space 
will have to be provided around the buildings for 
emergency personnel and equipment access and 
emergency evacuation. all project elements, including 
landscaping would be cited with sufficient clearance 
from existing and proposesd structures so as not to 
interfere with emergency personnel and equipment 
access in the event of emergency evacuation. 

5.7 Seismic Safety / Safety Element
all project elements, including landscaping would 
be cited with sufficient clearance from existing 
and proposed structures so as not to interfere with 
emergency access.

the site is located approximately 0.2 miles South of 
the cable airport (as measured from the northwestern 
corner of the project site), and the enclave will comply 
with the established review procedures and regulatory 
actions to ensure maximum safety on-site and in the 
vicinity of Cable Airport including the following:

• all uses and building heights will conform to 
faR part 77 requirements which mandate 
structures be no taller than 200 feet. the 
maximum allowable height is 45 feet so the 
project meets this requirement.

• all buildings must be attenuated to an interior 
level of 55 dBa. 

• additional faR part 77 restrictions for future 
land uses are that they not reflect glare, emit 
electronic interference,  or produce smoke 
that would negatively affect airport safety.

the california airport land Use planning (calUp) 
Handbook includes additional policies regarding 
noise eminating from airport operations including 
the establishment of the 65 dBa noise contour as the 
maximum acceptable noise level for residential
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neighborhoods, and requires planning the location of 
new residential areas and other uses sensitive to noise 
outside the “high noise areas”. the enclave is located 
outside the 65 dBa noise contour shown in the calUp and 
is compatible with calUp noise policies.
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aPPendix b: glossary of terms

acres, gross: the entire acreage of a site. gross 
acreage is calculated to the right-of-way of existing or 
dedicated streets.

acres, net: the portion of a site that can be built upon. 
this includes private parks, private streets, and private 
open space but does not include public open space 
or public rights-of-way.

alley: a narrow, low-speed roadway that provides 
access to the back  of residences. Residences within 
the enclave at Upland are likely to include garages 
that are accessed from an alley.

arterial  street: a six-lane  roadway with limited /
controlled access to minimize conflicts and 
accommodate higher speeds. intersections are 
signalized and separated by at least one-quarter mile.

build out: development of land to its full potential or 
theoretical capacity as permitted under current or 
proposed planning or zoning designations.

Condominium: a building or complex of buildings that 
contain a number of individually owned multi-family or 
single family homes, and is managed by a board of 
unit owners who oversee the day-to-day operation of 
the complex.

density: the number of permanent residential dwelling 
units per acre of land. densities specified in the General 
plan may be expressed in units per gross acre or per 
net developable acre. (See “acres, gross” and “acres, 
net”)

gateways: denotes the locations of prominent 
structural and/or landscape features that announce 
the arrival into a particular neighborhood, district, or 
activity area.

housing unit: the place of permanent or customary 
abode of a person or family. a housing unit may 
be a single-family dwelling, multi-family dwelling, 
condominium, modular home, mobile home, 
cooperative, or any other residential unit considered 
real property under state law. a housing unit has, at 
least, cooking facilities, a bathroom, and a place 
to sleep. also, it is a dwelling that cannot be moved 
without substantial damage or unreasonable cost.

local street: a low-speed, low-volume roadway that 
provides circulation within neighborhoods. local 
streets provide direct access to fronting properties and 
are not intended for  through traffic. 

median: the dividing area, either paved or landscaped, 
between opposing lanes of traffic on a roadway.
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neighborhood: a grouping of residential, commercial,  
and service uses that are related by their orientation, 
design, or access points.

nonconforming use: a lawful use of a building or land, 
or any part thereof, that does not conform to the 
regulations for the district in which it is located.

open space: any parcel or area of land or water 
that is essentially unimproved and devoted to (1) the 
preservation of natural resources, (2) the managed  
production of resources, (3) outdoor recreation, or (4) 
public health and safety.

open space, private: areas intended to be used 
exclusively by the individual homeowner. private open 
space shall include patios, balconies, fenced private 
yards, and other private areas.

open space, public: areas designated for the 
enjoyment of all residents and developed for 
recreational or leisure activities. these common areas 
may include game courts, trails, sidewalks, swimming 
pools, gardens, sauna baths, tennis courts, basketball 
courts, volleyball courts, play lots, and clubhouse 
facilities.

Parkway: a portion of land between the rear of a curb 
and the front of a sidewalk, usually used for planting 

low groundcover and/or street trees.

Parcel: a lot in single ownership or under single control; 
usually considered a unit for purposes of development.

Parks: open space lands primarily for the purpose of 
recreation.

right-of-way: a strip of land occupied or intended to 
be occupied by certain transportation and public use 
facilities, such as roads or utility lines.

structure: anything constructed or erected on the ground 
(excluding swimming pools, fences, and walls used as 
fences).

townhome: a type of medium density housing constructed 
as a two or three-story unit with a common wall or walls 
bordering the adjacent unit.

Zoning: the division of a city of county into areas or zones 
by legislative regulations that specify allowable uses for 
real property and size restrictions for buildings within these 
areas; a program that implements policies of the general 
plan.
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