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Section 1. 
Executive Summary

The Park View Specific Plan is a proposal for a new 
mixed use commercial and residential community 
on approximately 42.0 acres located near the in‑
tersection of the 210 Freeway and Baseline Road. 
Approximately 39.6 acres of the Park View Specific 
Plan are located within the City of Upland and 
approximately 2.4 acres are located in the City of 
Claremont. Park View is a development combining 
a commercial center with a new residential commu‑
nity in a “village like” setting. Park View provides 
a comprehensive system of greenbelts and walkways 
connecting residential areas to parks and the com‑
mercial center. The Park View Specific Plan area 
(Specific Plan area) is bounded by the 210 Freeway 
on the north and northwest and Baseline Road 
on the south. The regional context and local set‑
ting of the Park View Specific Plan are illustrated 
in Exhibit 1‑1, “Regional Location Map,” and 
Exhibit 1‑2, “Vicinity Map.” 

1.1 Community Vision

Park View is envisioned as a mixed‑use “village” pro‑
viding for development of  a new commercial center 
of up to 100,000 square feet offering retail goods 
and services for the surrounding communities con‑
nected to, and integrated with, a livable residential 
community offering residents a traditional Southern 
California outdoor lifestyle centered around parks 
and trails. Park View is a pedestrian friendly, “walk‑
able,” community with residential neighborhoods 
within easy walking distance to the planned com‑
mercial center and to parks. 

In a truly pedestrian friendly community destina‑
tions should be located no farther than a 5‑minute 
walk, or quarter‑mile, from any residence. The vision 
for Park View as a “walkable” community is physi‑
cally realized in the land use plan that implements a 
pedestrian friendly design. 

Pedestrian accessibility is provided within Park View 
through a system of walkways developed as part of 
the street system and separated from the street by 
landscaped parkways. Bicycle connectivity is provid‑
ed throughout the community through a system of 
streets offering on‑street bicycle accessibility. Parks 
and recreation areas to serve the community are 
located within easy walking and biking distance to 
each residential neighborhood. 

Residential development within Park View is orient‑
ed around parks and recreation facilities connected 
by lushly landscaped pedestrian paths to residential 
neighborhoods and the commercial center. A new 
public park to be located adjacent to Park View 
on the north is planned by the City of Upland. 
Development of a linear park on a 75 foot wide City 
owned property adjacent to the easterly boundary 
of the Specific Plan area is planned as part of the 
development of Park View. This linear park will 
provide pedestrian and bicycle connectivity between 
Baseline Road and the future City park to be devel‑
oped north of Park View. The Park View pedestrian 
circulation system includes landscaped pedestrian 
connections to the City park from the street system 
developed within Park View. A landscaped greenbelt 
connects the residential areas of Park View with the 
commercial center. 

Park View is a place where residents can visit with 
neighbors while walking along shaded sidewalks 
throughout the community. Residences are planned 
to front onto greenways and streets enabling residents 
to have their “eyes on the street” and promoting a 
safe hometown feel. It is a community of smaller 
neighborhoods offering a diversity of streetscapes, 
architectural types, and styles. 
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1.2 Purpose of the Specific Plan

The Park View Specific Plan is prepared to address  
several physical site characteristics. The Specific Plan 
area is located within both the City of Upland and 
the City of Claremont, each jurisdiction having 
distinct existing General Plan land use designa‑
tions and zoning regulations affecting the Specific 
Plan area. Approval of a specific plan for the pro‑
posed development is required to change the City 
of Upland General Plan land use designation and 
zoning for the Specific Plan area and to change the 
City of Claremont zoning for the Specific Plan area. 
In order to comprehensively plan for development 
of the Specific Plan area, approval of a specific plan 
is required by both jurisdictions.

The Park View Specific Plan is divided into two 
chapters to enable each jurisdiction to adopt the 
Specific Plan. Chapter 1 of the Park View Specific 
Plan addresses the portion of the Specific Plan area 
located within the City of Upland and is adopted 
by the City of Upland. Chapter 2 of the Park View 
Specific Plan addresses the portion of the Specific 
Plan area located within the City of Claremont and 
is adopted by the City of Claremont.  Each chapter 
of the Park View Specific Plan includes land use cri‑
teria and development regulations applicable to the 
development proposed within each jurisdiction. The 
Park View Specific Plan includes provisions to assure 
that adequate infrastructure and public services are 
available to serve development and includes a com‑
prehensive set of design guidelines to ensure a uni‑
form landscape design and architectural treatment 
of the project within both jurisdictions.

The proximity of the 210 Freeway Interchange to 
the Specific Plan area prohibits access from Baseline 
Road to the Specific Plan area located within 
Claremont. The Park View Specific Plan ensures 
that adequate access is provided through the City of 
Upland to the portion of the Specific Plan area locat‑
ed in Claremont. Land uses surrounding the Specific 
Plan area include single family residential uses to the 
east and mining operations to the south. Approval 

of the Park View Specific Plan ensures that future 
development occurring within the Specific Plan 
area is compatible with the adjacent residential land 
uses, and that adequate buffers are provided between 
future land uses and the 210 Freeway and continued 
mining operations south of Baseline Road.

The Park View Specific Plan establishes the regula‑
tions and guidelines governing development of the 
mixed use community. The Park View development 
plan, illustrated in Exhibit 1‑3 “Land Use Plan,” 
combines commercial services with a livable residen‑
tial community supported by parks and recreational 
amenities. Chapter 1 of the Park View Specific Plan 
addresses land use and development requirements 
for that portion of the Specific Plan area subject to 
approval by the City of Upland. That portion of 
the Park View Specific Plan area subject to City of 
Upland approval is designated as Development Area 
A on Exhibit 1‑3, “Land Use Plan.” Chapter 2 of 
the Park View Specific Plan addresses land use and 
development requirements for that portion of the 
Specific Plan area subject to approval by the City of 
Claremont. That portion of the Park View Specific 
Plan area subject to City of Claremont approval is 
designated as Development Area B on Exhibit 1‑3, 
“Land Use Plan.”

1.3 Governing Documents

Development of the Park View Specific Plan area 
designated as Development Area A will be governed 
by the following:

•	 The	 General	 Plan	 Amendment	 approved	 by	
the City of Upland prior to the adoption of 
the Park View Specific Plan changing the land 
use designation for the Specific Plan area from 
“Open Space” to “ Park View Specific Plan” and 
adopting policies to comprehensively plan for 
the development of a mixed use residential and 
commercial community.

•	 The	 Park	View	 Specific	 Plan	 (Specific	 Plan)	
which includes new General Plan policies, a 
Land Use Plan, an Infrastructure Plan, Design 
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Guidelines, Development Regulations, and an 
Implementation Plan to guide development 
within the Specific Plan area.

•	 The	City	of	Upland	Zoning	Code	which	governs	
development within Park View, as applicable, 
within the Specific Plan area.

•	 The	City	of	Upland	Subdivision	Ordinance	regu‑
lating the subdivision of land within the Specific 
Plan area.

•	 Covenants,	 Conditions,	 and	 Restrictions	
(CC&R’s) to be established by the developer of 
Park View as a means of ensuring and enforcing 
quality design and development of the mixed use 
community.

1.4 Specific Plan Components

Chapter 1 of the Park View Specific Plan is organized 
into the following sections in addition to Section 1, 
Executive Summary.

SECTION 2. INTRODUCTION

The Introduction serves to acquaint the reader with: 

•	 Community	vision	and	objectives;

•	 The	project	setting;	

•	 A	general	description	of	the	project	proposal;	

•	 The	goals	and	objectives	for	the	Specific	Plan;	

•	 The	entitlements	to	accompany	the	Specific	Plan;	
and 

•	 The	relationship	of	the	Specific	Plan	to	the	City	
of	Upland	General	Plan	and	Zoning	Code.

SECTION 3. EXISTING CONDITIONS

The physical setting for Park View is described in 
this section outlining the existing physical condi‑
tions on and around the Specific Plan area. 

SECTION 4. LAND USE 

The Land Use Section describes residential planning 
areas and residential types, commercial land use, and 
the system of parks and trails planned as part of proj‑
ect development. 

SECTION 5. 
INFRASTRUCTURE AND SERVICES

This section provides information on circulation 
improvements, planned backbone water, sewer, and 
storm drain systems, the grading concept for the de‑
velopment of the project, and a discussion of public 
utilities to serve the Specific Plan area. 

SECTION 6. 
DEVELOPMENT REGULATIONS

Development Regulations contained in this section 
govern the permitted uses and the standards regu‑
lating the development of various residential types 
and commercial uses within the Park View Specific 
Plan area. The relationship of the Park View Specific 
Plan	 to	 the	 City	 of	 Upland	 Zoning	 Code	 is	 also	
provided.

SECTION 7. DESIGN GUIDELINES

The Specific Plan Design Guidelines are intended 
to direct the site planning, landscaping, and archi‑
tectural quality of the development. Streetscapes, 
entries, edge treatments, walls and fencing, lighting, 
signage, and architectural design are some of the fea‑
tures to be addressed in the Design Guidelines.
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SECTION 8. IMPLEMENTATION

The policies and procedures for the review and ap‑
proval of specific development proposals, within the 
Specific Plan area by the City of Upland are present‑
ed in this section. This section provides the methods 
and procedures for interpreting and amending the 
Park View Specific Plan as necessary. A summary of 
project financing and project maintenance respon‑
sibilities for new development within the Specific 
Plan area is provided in this section.

SECTION 9. 
GENERAL PLAN CONSISTENCY

This section includes a discussion describing the re‑
lationship of the Specific Plan to the City of Upland 
General Plan, as amended.
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Exhibit 1-1
Regional Location Map
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Exhibit 1-2
Vicinity Map
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Exhibit 1-3
Land Use Plan

1. Represents a target maximum number of dwelling units in Planning Area 2.  Dwelling 
units assigned to Planning Area 1 not developed in Planning Area 1 may be transferred to 
Planning Areas 2 or 3 provided the total number of dwelling units in the project does not 
exceed 400 and the project complies with all applicable development standards.

2. Represents a target maximum number of dwelling units for Planning Area 3.  Dwelling 
units assigned to Planning Areas 1 and 2 which are not developed in these Planning Areas 
may be transferred to Planning Area 3 provided the total number of dwelling units does not 
exceed 400 and the project complies with all applicable development standards.

3. Location indicated is conceptual. Final location may vary based on final design of each 
Planning Area. Pedestrian connections will be a minimum 5 foot width and may be 
located within street right of way.

4. Locations indicated are conceptual.  Final location may vary based on the final design of 
each Planning Area.  

N

(1)

(2)

(3)

(4)
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Section 2. 
Introduction

The Park View Specific Plan is a comprehensive 
plan for the development of a mixed use commer-
cial and residential community on approximately 
42.0 acres of which 39.6 acres lie within the City 
of Upland. The Park View Specific Plan is proposed 
by Allied Retail Partners, LLC and its affiliates, the 
project applicant, to be developed as a mixed use 
community, combining a traditional neighborhood 
design with a neighborhood commercial center, 
providing goods and services within easy walking 
distance to residential areas.

The development plan proposed with the Park View 
Specific Plan has been prepared in conjunction with 
community input obtained during several public 
meetings conducted by the applicant with residents 
residing near the Specific Plan area. On July 21, 
2003 a public scoping meeting was conducted to 
review the proposed project envisioned for the 
Specific Plan area which consisted of 450,000 square 
feet of commercial development within the 42 acre 
Specific Plan area. Public input received by the ap-
plicant at the July 21, 2003 meeting was generally 
not favorable toward an all commercial develop-
ment, and the meeting participants requested the 
applicant to consider residential development as an 
alternative project. A second community workshop 
was conducted on April 30, 2005 to review with the 
community an alternative development plan which 
included approximately 21 acres of residential uses 
and 21 acres of commercial uses. The revised plan 
was more favorably received by the community, 
however the general consensus was a desire that the 
applicant propose residential development on the 
entire 42 acre Specific Plan area. On February 15, 
2006 a follow up public meeting was conducted. At 
this meeting the applicant reviewed a land use plan 
comprised of approximately 32 acres of residential 
land use and 10 acres of commercial land use. At that 
meeting the residents in attendance provided support 
for the revised land use plan. The favorable input 

obtained from the community at the February 15, 
2006 public meeting led to the development plan 
proposed as part of the Park View Specific Plan.

2.1 Goals and Objectives 

The community vision for the Specific Plan is imple-
mented through the application of unique goals and 
objectives guiding the development of the commu-
nity as discussed below. 

2.1.1 Goal: Create a Livable Mixed Use 
Environment

Objective: Combine residential land uses, recre-
ational amenities, and commercial services to create 
a livable mixed use community including features 
such as: 

•	 A	design	which	 allows	 for	 alternative	modes	of	
travel such as biking and walking.

•	 Diverse	architectural	design.

•	 Connectivity	 among	 residential	 neighbor-
hoods, the commercial center, and the planned 
City park.

•	 Diversity	 and	 choice	 of	 housing	 types	 and	 op-
portunities to address a variety of lifestyles and 
economic segments of the marketplace. 

•	 A	pedestrian	oriented	commercial	center	address-
ing the needs of pedestrians through the provision 
of plazas and other public gathering spaces and 
offering a variety of retail goods and services.

•	 Residential	neighborhoods	developed	at	a	human	
scale with a pedestrian orientation connected to 
parks and commercial services.

•	 A	 simple	 and	 well-designed	 loop	 street	 system	
providing street separated sidewalks and rec-
reational opportunities promoting an outdoor 
living experience.

•	 Residential	 neighborhoods	 designed	 around	 a	
network of parks and pedestrian trails, promot-
ing outdoor activity and casual social interaction 
among neighbors.
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2.1.2 Goal: Plan for a Circulation 
System Serving Motorists, 
Bicyclists and Pedestrians

Objective: The circulation plan for the Specific 
Plan area should provide a comprehensive system of 
streets accommodating bicycle and pedestrian travel, 
while providing for the safe and efficient movement 
of automobiles.

•	 Street	design	includes	pedestrian	walkways	sepa-
rated from the street by landscaped parkways 
creating an intimate environment promoting 
social interaction.

•	 Internal	project	 streets	 are	designed	 to	 slow	ve-
hicular traffic by locating parks and landscaped 
areas adjacent to streets influencing a driver’s 
peripheral vision and encouraging drivers to pro-
ceed more slowly. 

•	 The	 street	 design	 of	 the	 community	 accom-
modates on-street bicycle travel and encourages 
biking as an alternative to the automobile.

2.1.3 Goal: Provide for Adequate 
Community Facilities

Objective: Provide for the development of adequate 
infrastructure and public facilities to serve the com-
munity as development is phased in.

•	 Phasing	of	development	of	new	water,	sewer,	and	
storm drain facilities constructed as part of proj-
ect development will occur in a timely manner 
consistent with City requirements to serve the 
Specific Plan area.

•	 Phasing	of	development	of	new	private	parks	and	
recreational facilities within the community will 
occur consistent with the needs of the commu-
nity and pursuant to City requirements to serve 
the recreational needs of residents. 

2.1.4 Goal: Provide for New Parks, 
Greenbelts and Trails

Objective: Develop new parks, bike trails, and pe-
destrian amenities to enhance outdoor recreational 
opportunities for residents of Park View.

•	 Approximately	 3.5	 net	 acres	 are	 provided	 as	
parks, common open space, trails, and land-
scaped greenbelt areas distributed throughout 
the residential community offering recreational 
opportunities within walking distance to all 
residential neighborhoods. Of the total acreage 
provided, a minimum of approximately 1.86 net 
acres comprise private parks distributed within 
the community.

•	 Landscaped	greenbelts,	on-street	bike	routes,	and	
pedestrian paths connect residential neighbor-
hoods, the commercial center, and the planned 
City park located north of the Specific Plan area.

2.1.5 Goal: Promote Exceptional 
Architecture and Site Planning

Objective: Provide for diverse and varied architec-
ture combined with comprehensive site planning 
within the Specific Plan area to create a harmonious 
community aesthetically and functionally, preserv-
ing residents privacy, and encouraging neighborhood 
interaction. 

•	 Streets	are	linked	together	in	a	pedestrian	and	bi-
cycle friendly manner connecting homes, parks, 
and the commercial center for residents to either 
walk, bike, or drive to.

•	 A	 variety	 of	 housing	 types,	 including	 attached	
and detached single family homes, are provided 
within Park View, all of which are located close 
to parks and the commercial center.

•	 Residential	 planning	 areas	 include	 a	 variety	 of	
housing types oriented toward greenways and  
streets adding interest and encouraging neigh-
borhood interaction.



Chapter 1
Section 2. Introduction

Park View
P

 2-3March 10, 2008

•	 Residential	 neighborhoods	 are	 designed	 with	
houses addressing the street by:

	 Designing	homes	to	a	more	human	level	with	
porches, stoops, and walkways creating op-
portunities for neighborly interaction. 

 Minimizing views of garage doors through 
setback requirements, location, innovative 
residential design, and landscaping. 

	 Incorporating	 varied	 architectural	 styles	 and	
elements within each neighborhood.

2.1.6 Goal: Provide for a  
Development Plan Compatible 
with Surrounding Residential and  
Non-residential Land Uses.

•	 A	variety	of	residential	densities	are	planned	for	
Park View. The lowest residential density pro-
posed for Park View is planned to be located 
within Planning Area 1 adjacent to the existing 
single family residential area east of the Specific 
Plan area. Residential density gradually increases 
within Planning Areas 2 and 3 located west of 
Planning Area 1 and separated by Park View 
Promenade.

•	 Commercial	 land	 uses	 are	 located	 in	 a	manner	
providing a buffer between residential plan-
ning	 areas	 and	 the	210	Freeway	 Interchange	 at	
Baseline Road.

•	 A	24	foot	wide	landscaped	area	will	be	installed	
between the northerly right of way of Baseline 
Road and the perimeter of residential and com-
mercial development areas providing a visual and 
aesthetic buffer for these land uses from Baseline 
Road and providing an additional setback for 
residential uses from the existing mining opera-
tions south of Baseline Road.

•	 A	 sound	 attenuation	 wall	 or	 combination	 wall	
and landscaped berm will be constructed along 
a portion of the length of the Specific Plan 
area adjacent to the 210 Freeway to protect 
residential dwellings and commercial areas from 
freeway noise.

2.2 Specific Plan Purpose 

The Specific Plan area is located within both the cities 
of Upland and Claremont, each jurisdiction having 
distinct existing General Plan land use designations 
and zoning regulations affecting the site. Approval 
of a specific plan for the proposed development is 
required to change the City of Upland General Plan 
land use designation and zoning for the Specific Plan 
area and to change the City of Claremont zoning for 
the	Specific	Plan	area.	In	order	to	comprehensively	
plan for development of the Specific Plan area, ap-
proval of a specific plan is required in both jurisdic-
tions establishing land use criteria and development 
regulations applicable to the type of development 
planned within each jurisdiction and to assure that 
adequate infrastructure and public services are avail-
able to serve development within both jurisdictions. 
The Park View Specific Plan includes a comprehen-
sive set of design guidelines to ensure a uniform 
landscape design and architectural treatment of the 
project within both jurisdictions.

The Park View Specific Plan is prepared to address 
the physical site characteristics surrounding the 
Specific Plan area. The proximity of the 210 Freeway 
Interchange	to	the	Specific	Plan	area	prohibits	access	
from Baseline Road to the Specific Plan area located 
within Claremont. The Park View Specific Plan en-
sures that adequate access is provided through the 
City of Upland to the portion of the Specific Plan 
area located in Claremont. Land uses surrounding 
the Specific Plan area include single-family residen-
tial uses to the east and mining operations to the 
south. Approval of the Park View Specific Plan en-
sures that future development occurring within the 
Specific Plan area is compatible with the adjacent 
residential land uses. The Specific Plan provides that 
adequate buffers are constructed between future 
land uses and continued mining operations south of 
Baseline Road, and that access to the Specific Plan 
area from Baseline Road does not conflict with the 
traffic patterns of existing land uses surrounding 
the Specific Plan area. The Park View Specific Plan 
 includes a plan for the construction of a sound wall 
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or combination wall and landscaped berm along a 
portion of the perimeter of the Specific Plan area ad-
jacent to the 210 Freeway to protect residential and 
commercial areas from freeway noise.

Chapter 1 of the Specific Plan establishes the pro-
cedures and requirements to ensure that the City of 
Upland General Plan, as amended, is implemented. 
When adopted by ordinance by the City of Upland, 
the Specific Plan establishes the land use plan, de-
velopment standards, infrastructure requirements, 
and implementation requirements for the Specific 
Plan area. The Specific Plan establishes the type 
and distribution of residential and commercial land 
uses, defines the development regulations and design 
guidelines for residential and commercial land use, 
establishes appropriate guidelines for development 
of parks and trails, and describes the infrastructure 
requirements and level of improvements to support 
development within the Specific Plan area. Chapter 
1 of the Specific Plan establishes the procedures and 
requirements for subsequent approval by the City 
of Upland of new development within the Specific 
Plan area, and where applicable, the appropriate city 
Zoning Code requirements to be assigned to devel-
opment within the Specific Plan.

2.2.1 Specific Plan Authority

State of California Government Code, Title 7, 
Division	1,	Chapter	3,	Article	8,	Section	65450-57	
grants authority to cities to adopt specific plans for 
purposes of implementing the goals and policies of 
their General Plans. The Government Code specifies 
that specific plans may be adopted either by reso-
lution or by ordinance and that the specific plan is 
required to be consistent with the General Plan. The 
Government Code sets forth the minimum require-
ments and review procedures for specific plans in-
cluding requirements for a land use plan, infrastruc-
ture and public services plan, criteria and standards 
for development, and implementation measures. 
The Government Code also states that specific plans 

may address any other subjects which, in the judg-
ment of the city, are necessary or desirable for imple-
mentation of the General Plan. 

2.2.2 Relationship to General Plan

A General Plan Amendment (GPA) adopted by the 
City of Upland changes the General Plan land use 
designation	for	Development	Area	A	of	the	Specific	
Plan area from “Open Space” to “Park View Specific 
Plan.” A zone change approved by the City of Upland 
for	Development	Area	A	changes	the	zoning	for	the	
Specific Plan area from “Open Space” to “Park View 
Specific Plan.” Chapter 1 of the  Specific Plan es-
tablishes development regulations and guidelines to 
implement the General Plan of the City of Upland. 

The Specific Plan is designed to meet the require-
ments of the State of California Government Code 
and the General Plan of the City of Upland, as 
amended. The requirements of the Specific Plan 
shall take precedence over the zoning regulations of 
the	City	of	Upland.	In	instances	where	the	Specific	
Plan is silent, the City’s Zoning Code shall prevail. 

2.3 Specific Plan Proposal

2.3.1 Project Overview

The Specific Plan provides for development of a mix 
of single family residential detached and attached 
housing within a park-like setting on approximately 
32 acres served by a commercial center on approxi-
mately 7.6 acres located within the City of Upland. 
Approximately 2.4 additional acres of the Specific 
Plan area located within the City of Claremont will 
be developed for commercial uses as part of the devel-
opment of the commercial center in Upland. Access 
to the 2.4 acre commercial site within Claremont 
will	be	provided	 through	Development	Area	A	 lo-
cated in Upland. The location of the commercial 
center within the Specific Plan area provides retail 
goods and services within easy walking distance to 
residential neighborhoods.
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2.3.2  Commercial Uses

A neighborhood commercial center is planned on 
approximately 7.6 acres of the Park View Specific 
Plan area within Planning Area 4 located at the in-
tersection of the 210 Freeway and Baseline Road. 
The commercial center will provide retail and ser-
vice uses to the community and will provide retail 
services within easy walking distance to the residen-
tial neighborhoods of Park View. A maximum of 
100,000 square feet of commercial area is permitted 
within Planning Areas 4 and 5 combined, pursu-
ant to the provisions of Section 8.8, “Maximum 
Commercial Area,” contained within this chapter of 
the Specific Plan. The Park View commercial center 
is anticipated to accommodate development of an 
anchor store, such as a supermarket and drug store, 
specialty shops, and restaurants.  

2.3.3 Residential Uses

Park View provides for a variety of residential hous-
ing types oriented toward open space amenities and 
designed to promote walking and social interaction 
among residents. Residential development within 
approximately 32 acres of the Specific Plan area will 
contain up to 400 residential dwelling units, provid-
ing a mix of single family detached and single family 
attached housing types. 

2.3.3.1 Single Family Detached 
Residential

Park View provides for development of a variety of 
housing types, including conventional single family 
homes and innovative detached homes, that mini-
mizes the visual impact of the garage from neighbor-
hood streets, optimizes private outdoor space, and 
creates a pedestrian friendly environment within 
the Specific Plan area. Up to 76 single family de-
tached homes are permitted in Planning Area 1, and 
112 single family detached homes are planned for 
Planning Area 2. A total of 188 single family de-
tached homes are allowed within Planning Areas 1 
and 2 combined. Residential dwelling units that are 

not developed within Planning Areas 1 and 2 are al-
lowed to be developed within Planning Area 3 pur-
suant to the provisions of Section 8.7, “Transfer of 
Residential	Dwelling	Units,”	contained	within	 this	
chapter of the Park View Specific Plan.

•	 Conventional	 Single	 Family	 Detached	 	
Homes	–	 Conventional single family detached 
homes are permitted home types. Alternative 
garage configurations are encouraged, and “archi-
tecture forward” floor plan designs, that extend 
living areas and porches forward of the face of the 
garage, are required.

•	 Two	Pack	Single	Family	Homes	–	This innova-
tive single family design pairs adjacent detached 
homes together with garages alternately placed 
to the rear of the lot. This concept screens every 
other garage from the view of the street and pro-
vides a lower density streetscene character.

•	 Three	Pack	Single	Family	Homes	–	Three Pack 
Single Family Homes are similar in design to the 
Two Pack Single Family Home, with alternately 
configured front and side oriented garage doors 
with deep recessed garages.

•	 6	Pack	Single	Family	Homes	–	Detached	homes,	
in enclaves of six or less homes designed around 
a common private drive, minimize the view of 
garages from the street and consolidate driveway 
curb cuts along neighborhood streets to promote 
pedestrian connectivity.

•	 Greencourt	 Single	 Family	 Homes	 –	 Similar 
to the 6 Pack concept, the Greencourt Homes 
remove garages from the street with access pro-
vided from private drives located to the rear of 
homes. Front doors are oriented onto a linear 
greenbelt with pedestrian walkways separated 
from the street.

•	 Cottage	Single	Family	Homes	–	This traditional 
single family home concept places garages at the 
rear of the lot accessed from a private drive or 
alley. Front doors and porches face neighbor-
hood streets and open space areas. A pedestrian 
oriented streetscene is promoted with this resi-
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dential type, since garages are not visible from 
the street and driveway curb cuts are not present 
along the street.

2.3.3.2 Single Family Attached 
Residential 

Park View provides for development of a range of 
attached housing types including paired homes, or 
duplexes, and multi-family stacked flats or town-
homes. Although the permitted attached residential 
products vary greatly, common design objectives are 
found in all types such as techniques to minimize 
the visual impact of the garage from neighborhood 
streets creating a pedestrian friendly environment 
within	 the	 Specific	 Plan	 area.	Development	 of	 at-
tached residential products is restricted to Planning 
Area 3.

•	 Paired	Homes	–	Commonly referred to as du-
plexes, paired homes encourage the utilization of 
rear loaded garage configurations or “architecture 
forward” floor plan designs to minimize or elimi-
nate garages visible from neighborhood streets.

•	 Triplex	 Condominiums	 –	 This building type 
includes townhomes, stacked flats, and carriage 
homes, which have units above garages, in con-
figurations intended to eliminate garages oriented 
onto neighborhood streets. Garages are required 
to be oriented onto private drives or common 
access ways located to the rear of buildings.

•	 Row	 Townhomes	 –	 This traditional attached 
home concept places garages at the rear of the lot 
accessed from a private drive or alley. Front doors 
and porches face neighborhood streets and open 
space areas. Since garages do not face the street 
and driveway curb cuts are eliminated, pedestrian 
connectivity is uninterrupted along the street.

•	 Greencourt	 Townhomes	 –	 Greencourt 
Townhomes remove garages from the street with 
access provided from private drives located at the 
rear of the building. Front doors face a linear 
greenbelt with pedestrian walkways separated 
from the street.

•	 Cluster	Townhomes	–	This townhome configu-
ration orients garages onto a private motorcourt 
in order to minimize visible garages from the 
street and increase pedestrian connectivity along 
the neighborhood street.

•	 Multi-Family	Stacked	Flats	and	Townhomes	–	
Similar to the Cluster Townhome concept, this 
product also includes stacked units. Garages are 
oriented onto a private motorcourt served by 
an alley.

2.3.4 Parks, Trails and  
Recreational Facilities

Approximately 3.5 net acres are provided within 
the Specific Plan area as private parks and recre-
ation facilities, common open space, greenbelts, and 
trails. Private parks and recreation facilities total ap-
proximately 1.86 net acres and offer opportunities 
for active recreation and informal gathering among 
neighbors. Recreational amenities planned for Park 
View can include active and passive facilities such as 
pools, tot lots, picnic and barbeque facilities, shade 
structures, gathering areas, recreational buildings, 
and courts for any of a variety of sports activities in-
cluding tennis, basketball, volleyball, informal sports, 
bocce ball, paddle tennis, and  handball.  The exact 
size, location, and type of recreational amenity for 
each Planning Area will be determined at the time of 
tentative tract map approval for a Planning Area.

Within the townhome residential areas private open 
space, as well as private active recreation centers, are 
provided. Landscaped greenbelts and landscaped pe-
destrian walkways connect the Park View residential 
neighborhoods with the commercial center and the 
planned City park located north of Park View. As 
part of the development of Park View a 75 foot wide 
City owned property located adjacent to the specific 
plan area on the east will be improved as a public 
linear park connecting to the planned future City 
park located north of Park View.
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2.5 Development Approval 
Components 

The components of the development approval pro-
cess for Park View are discussed below.

2.5.1 General Plan and General  
Plan Amendment

The General Plan Land Use Map of the City of Upland 
designates	 Development	 Area	 A	 as	 “Open	Space.”	
A General Plan Amendment adopted by the City of 
Upland changes the General Plan land use designa-
tion	 for	Development	Area	A	 from	 “Open	 Space”	
to “Park View Specific Plan.” The General Plan 
Amendment establishes the provisions of the Specific 
Plan as the General Plan policies governing land use, 
circulation, housing, conservation and open space, 
noise, safety, and public facilities. 

2.5.2 Specific Plan

Chapter 1 of the adopted Specific Plan provides the 
zoning	for	Development	Area	A	of	the	Specific	Plan	
area.	 It	 serves	 as	 a	 “blueprint”	 for	development	by	
establishing the distribution of land use and criteria 
for development as set forth herein. Chapter 1 of 
the adopted Specific Plan serves to implement the 
General Plan of the City of Upland, as amended for 
Development	Area	A.	Chapter	1	of	the	Specific	Plan,	
adopted by ordinance, changes the zoning classifica-
tion	for	Development	Area	A	of	the	Specific	Plan	area	
from “Open Space” to “Park View Specific Plan.”

2.5.3 Subdivision Maps 

Tentative tract map(s) or parcel maps approved by 
the	City	of	Upland	for	Development	Area	A	of	the	
Specific Plan area indicate the approximate location 
of lot lines, streets, and proposed grading. Following 
approval of parcel maps or the tentative tract map(s), 
final map(s) will be prepared. The final map(s) be-
comes a recorded legal document defining legal par-
cels and lots that can be sold for development.

2.4 Requirements of  
the Specific Plan 

California Government Code Section 65451 sets 
forth the minimum requirements and review proce-
dures for Specific Plans as follows:

A Specific Plan shall include a text and a diagram 
or diagrams, which specify all of the following 
in detail:

•	 The	distribution,	location,	and	extent	of	the	uses	
of land, including open space, within the area 
covered by the plan;

•	 The	proposed	distribution,	 location,	and	extent	
and intensity of major components of public and 
private transportation, sewage, water, drainage, 
solid waste disposal, energy, and other essential 
facilities proposed to be located within the area 
covered by the plan and needed to support the 
land uses described in the plan;

•	 Standards	 and	 criteria	 by	 which	 improvements	
will proceed, and standards for the conservation, 
development, and utilization of natural resources, 
where applicable;

•	 A	program	of	implementation	measures	includ-
ing regulations, programs, public works projects 
and the financing measures necessary to carry out 
paragraphs 1, 2, and 3 above. 

•	 A	 statement	 of	 the	 relationship	 of	 the	 Specific	
Plan to the General Plan. 

The Park View Specific Plan meets the requirements 
of the State of California Government Code. 
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2.7 Relationship to General Plan 
and Zoning

The Specific Plan is designed to meet the requirements 
of the State of California Government Code and the 
General Plan of the City of Upland, as amended 
through the provisions of this Specific Plan. Chapter 1 
of the Specific Plan is adopted by ordinance, thereby 
establishing	the	zoning	regulations	for	Development	
Area A of the Specific Plan area. The requirements of 
Chapter 1 of the Specific Plan shall take precedence 
over	 the	 Zoning	 Code	 of	 the	 City	 of	 Upland.	 In	
instances where the Specific Plan is silent, the City 
of Upland Zoning Code shall prevail. 

2.5.4 Development Review 

All	 development	 proposals	 within	 Development	
Area A of the Specific Plan area are subject to the 
Development	Review	process	pursuant	 to	 the	pro-
visions	of	the	City	of	Upland	Zoning	Code.	In	ac-
cordance	 with	 the	 provisions	 of	 the	Development	
Review, this process constitutes a design review of 
project architecture, site plans, and landscape plans. 
Adoption of Chapter 1 the Specific Plan includes 
adoption of the design guidelines contained within 
the Specific Plan and which provide direction for 
the	design	of	the	development	within	Development	
Area A of the Specific Plan area.

2.6 CEQA Compliance

A	 Project	 Environmental	 Impact	 Report	 (EIR)	
prepared by the City of Upland for the Specific Plan, 
in accordance with the California Environmental 
Quality Act (CEQA), addresses impacts associated 
with the Specific Plan and subdivision map(s). 
The	EIR	is	prepared	as	a	basis	for	the	environmental	
review of all subsequent discretionary and 
ministerial	actions.	The	EIR	prepared	and	certified	
by the City of Upland for the Park View Specific 
Plan will also be certified by the City of Claremont 
as part of the City of Claremont approval process for 
Chapter 2 of the Park View Specific Plan applicable 
to the properties located in the City of Claremont.
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Section 3. 
Existing Conditions

The existing physical conditions within and sur-
rounding the Specific Plan area are described in 
this section.

3.1 Property Ownerships

The Specific Plan area is comprised of approxi-
mately 42.0 gross acres. Approximately 26 acres are 
owned by the Pomona Valley Protective Association 
Incorporated. Approximately 16 acres are owned by 
Upland Gateway, LLC. The project applicant, has 
control over the entire 42.0 gross acre Specific Plan 
area. Exhibit 3-1, “Existing Property Ownerships” 
illustrates the property ownerships within the 
Park View Specific Plan boundary.

3.2 Existing Land Use and Setting 

The City of Upland General Plan Land Use Map 
designates Development Area A of the Specific Plan 
area as “Open Space.” The City of Upland Zoning 
map designates Development Area A of the Specific 
Plan area as “Open Space.” The Specific Plan area 
has historically been intended for mining of aggre-
gate. Prior to the construction of the 210 Freeway, 
the Specific Plan area was also used for flood control 
and groundwater recharge activities, water wells, and 
a demolition and recycling operation. Improvements 
within the Specific Plan area consist of buildings and 
parking areas associated with mining operations.

The Specific Plan area is surrounded by the follow-
ing existing and planned land uses:

North: The 210 Freeway and a City owned site pro-
posed for development by the City of Upland for a 
public park. 

South: Baseline Road and aggregate mining 
operations.

East: City of Upland property and residential. 

West:  The 210 Freeway and Baseline Road Interchange 
and residential, west of the interchange. 

The existing setting for the Specific Plan area is 
illustrated on Exhibit 3-2, “Specific Plan Setting.” 

3.3 Topography

The Specific Plan area has a varied topography result-
ing from the previous uses on the site. The Specific 
Plan area generally slopes from the north and 
northeast to south and southwest as illustrated on 
Exhibit 3-3, “Existing Site Topography.”

3.4 Existing Circulation  
and Access

The Specific Plan area is bounded by the 210 Freeway 
on the north and Baseline Road on the south. 
Access to the 210 Freeway is provided by a full in-
terchange located immediately west of and adjacent 
to the Specific Plan area at Baseline Road. Direct 
access to the Specific Plan area is provided from 
Baseline Road.

Baseline Road is designated as a “Secondary Arterial” 
roadway in the City of Upland General Plan and 
has an ultimate right of way of 95 feet. Existing im-
provements include 64 feet of paved area including 
travel lanes, a 6 foot wide on-street bike lane on each 
side of the street, with curb and gutter.

3.5 Existing Infrastructure / 
Utilities / Public Services

Existing water, sewer, and drainage facilities are 
located within and adjacent to the Specific Plan 
area. Existing infrastructure facilities are illus-
trated in Exhibit 3-4, “Existing Utilities,” and 
described below.
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3.5.1 Water

The City of Upland will provide water service to the 
Specific Plan area. A 10 inch City of Upland water 
main exists in the vicinity of the Specific Plan area in 
Baseline Road at Benson Avenue. An existing water 
well, the Wilcox well, owned by Pomona College is 
located in the easterly portion of the Specific Plan 
area. An existing 15 inch Pomona Valley water main 
extends across the Specific Plan area. As part of 
project development this water main will be under-
grounded. Water for the Specific Plan area will not 
utilize existing well water. The Wilcox well owned by 
Pomona College will be shortened as a result of the 
proposed grades for the project.  All utility lines serv-
ing the Wilcox well, such as the 15 inch main, the 
discharge line and electrical lines serving the well, 
will be placed underground.

3.5.2 Sewer

The City of Upland will provide sewer service to 
the Specific Plan area. An 8 inch sewer line cur-
rently exists adjacent to the southeast corner of the 
Specific Plan area which may be extended to serve 
the Specific Plan area.

3.5.3 Hydrology and Drainage

The Specific Plan area is located in a wash that his-
torically flooded during heavy storm events prior to 
the construction of the San Antonio Dam and the 
210 Freeway.

Two 48 inch parallel storm drains, one 48 inch 
storm drain, and one 36 inch storm drain extend 
beneath the 210 Freeway terminating off site near 
the southerly Specific Plan boundary within the City 
of Claremont and the City of Upland. The existing 
level of storm drain improvements throughout the 
Specific Plan area generally consist of open earthen 
swales which will be abandoned as part of the de-
velopment of the Specific Plan area.  Drainage im-
provements proposed for the project are described 

in Section 5, “Infrastructure and Services,” of the 
Specific Plan.

3.5.4 Electricity

The Specific Plan area is located within the service 
territory of Southern California Edison Company 
(SCE). Existing SCE facilities are located in 
Baseline Road. 

3.5.5 Natural Gas

The Southern California Gas Company (Gas 
Company) provides natural gas service within the 
Specific Plan area. Existing Gas Company facilities 
are located in Baseline Road.

3.5.6 Communication Systems

Verizon provides telephone service to the Specific 
Plan area. Existing Verizon facilities are located in 
Baseline Road.

3.5.7 Solid Waste

The City of Upland contracts with Burrtec Waste 
Industries (BWI) a private refuse hauler to pro-
vide solid waste collection and disposal to the City 
of Upland.

3.5.8 Schools

The Specific Plan area is located within the bound-
aries of the Upland Unified School District which 
will provide facilities to meet the school needs of the 
Park View community.

3.6 Vegetation

The natural vegetation and soils conditions that 
once occurred throughout the Specific Plan area 
have been significantly altered through use of the 
site, leaving little or no native vegetation. Additional 
analysis of vegetation conditions are included in the 
EIR prepared for the Specific Plan.
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3.7 Easements

Several easements exist within the Specific Plan area. 
The San Antonio Channel, an easement in favor of 
the U.S. Army Corps of Engineers, a designated 
drainage channel, extends in a north/south direction 
below the surface across the Specific Plan area within 
Development Area B. This channel will remain in 
place. Construction of buildings will not be per-
mitted above the channel but parking areas will be 
permitted.

A twenty foot wide easement in favor of Mountain 
View Land Company, Incorporated exists near the 
county line between San Bernardino and Los Angeles 
Counties. This easement contains a conveyor belt 
carrying aggregate to the quarry located south of 
the Specific Plan area. As part of the project, this 
conveyor belt system will be undergrounded and 
encased in a 6 foot by 6 foot concrete culvert similar 
to the culvert encasing a conveyor belt system that 
currently exists beneath the 210 Freeway.  Buildings 
will not be permitted to be located on top of this 
easement once the conveyor belt system is under-
grounded, however parking areas will be permitted 
over this easement. Access to the conveyor belt for 
maintenance purposes will be identified at either 
tentative tract map or site plan approval.

A 16 foot wide easement, in favor of the Pomona 
College and Golden State Water Company, extend-
ing from the Wilcox well south to Baseline Road, 
provides access for service vehicles to the Wilcox well 
and contains utilities serving the well. This easement 
may be relocated as part of the project and service 
vehicles will utilize interior project streets to access 
the well for maintenance purposes. A water main 
extends northwesterly across the Specific Plan area 
from the well and across a portion of the future park 
site to be developed by the City of Upland.

Existing easements within the specific plan area are 
illustrated on Exhibit 3-5, “Existing Easements.”
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Section 4.  Land Use

4.1 Introduction

Park View is a comprehensively planned mixed-use 
commercial and residential community. The land 
use plan combines a pedestrian oriented commercial 
center, offering quality goods and services, with resi-
dential neighborhoods designed around parks, land-
scaped pedestrian paths, and greenbelts. Residential 
areas are connected by pedestrian pathways and 
greenbelts to the commercial center and to a pro-
posed City park to be developed north of the Specific 
Plan area. As part of the development of Park View 
a 75 foot wide City owned property located adjacent 
to the easterly boundary of the Specific Plan area 
will be improved as a public linear park to include a 
bike and/or pedestrian path providing bicycle and/
or pedestrian connectivity between Baseline Road 
and the future City park. Streets within Park View 
are designed to encourage walking and outdoor 
activity with sidewalks separated from the street by 
landscaped parkways, providing visual interest and 
enhancing the pedestrian neighborhood orienta-
tion of the community. A system of parks within 
Park View is connected by a network of walkways, 
on-street bicycle routes, and greenbelts. Play areas, 
barbeque facilities, picnic areas, and community 
gathering spaces are provided in each park. As part 
of project development, a sound attenuation wall 
or combination wall and landscaped berm will be 
constructed adjacent to the 210 Freeway.  The land 
use plan for Park View is illustrated in Exhibit 4-1, 
“Land Use Plan.”  Planning Areas 1-4 on the Land 
Use Plan are located within the City of Upland and 
comprise Development Area A.  Planning Area 5 is 
located within the City of Claremont and comprises 
Development Area B. 

4.1.1 Commercial Land Use

The cornerstone of the Park View mixed use com-
munity is the planned development of an approxi-
mately 100,000 square foot commercial center on 

approximately 10.0 acres adjacent to Baseline Road 
at the 210 Freeway interchange. Approximately 7.6 
acres of the commercial center are located within 
Planning Area 4 of Development Area A and subject 
to approval by the City of Upland.  Approximately 
2.4 acres of the commercial center are located within 
Planning Area 5 in the City of Claremont and subject 
to approval by the City of Claremont. Development 
of up to 100,000 square feet of commercial space 
is permitted within Planning Area 4, however, the 
total amount of commercial area developed may 
not exceed 100,000 square feet within Planning 
Areas 4 and 5 combined. The commercial center is 
envisioned as a pedestrian oriented center providing 
plazas, outdoor dining, and pedestrian connectivity 
to the residential areas of Park View.

4.1.2 Residential Land Use

Residential land uses planned for Park View are pro-
posed for Planning Areas 1-3 of Development Area 
A. The design of Park View creates a strong iden-
tity and sense of neighborhood for the residents of 
Park View. Entries to Park View are designed with 
welcoming human scale elements including a land-
scaped median, sidewalks adjacent to a landscaped 
parkway, shade trees, enhanced paving, and entry 
monumentation, combining to create a sense of 
place. The primary residential entry design includes 
a raised landscaped median, enhanced paving, 
pedestrian walkways, and lush landscaping on each 
side of the entry. Project identification monuments 
will be placed at this entry location. The secondary  
project entry is designed to include enhanced paving, 
a pedestrian walkway and landscaped parkway on 
each side of the entry. Residential street design with 
sidewalks separated by landscaped parkways pro-
vides visual interest helping to slow traffic on each 
street and enhancing a pedestrian orientation for 
neighborhoods. 

Park View provides for development of a range of 
housing types addressing a variety of lifestyles and 
income levels. Single family residential detached 
homes and single family residential attached homes 
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Exhibit 4-1
Land Use Plan

N

1. Represents a target maximum number of dwelling units in Planning Area 2.  Dwelling 
units assigned to Planning Area 1 not developed in Planning Area 1 may be transferred to 
Planning Areas 2 or 3 provided the total number of dwelling units in the project does not 
exceed 400 and the project complies with all applicable development standards.

2. Represents a target maximum number of dwelling units for Planning Area 3.  Dwelling 
units assigned to Planning Areas 1 and 2 which are not developed in these Planning Areas 
may be transferred to Planning Area 3 provided the total number of dwelling units does not 
exceed 400 and the project complies with all applicable development standards.

3. Location indicated is conceptual. Final location may vary based on final design of each 
Planning Area. Pedestrian connections will be a minimum 5 foot width and may be 
located within street right of way.

4. Locations indicated are conceptual.  Final location may vary based on the final design of 
each Planning Area.  

(1)

(2)

(3)

(4)
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in a variety of styles and types are planned. A human 
scale of architecture within Park View enhances the 
pedestrian friendly character of the community. 
Architectural features such as front porches, railings, 
enhanced entries, a mix of materials and textures, 
and authentic detailing on elements such as win-
dows and doors, columns, balconies, and lighting 
combine to create an inviting streetscene. Innovative 
garage designs are incorporated in order to de-em-
phasize the visual impact of garage doors from the 
street. Such design techniques may include recessed 
garages, rear loaded residential units, and garages 
located around a common courtyard in order to de-
emphasize their view from the street.

The Park View Specific Plan permits flexibility in the 
distribution of residential types within each residen-
tial Planning Area. The specific residential type and 
mix of types to be developed in each Planning Area 
will be determined at the time of review and approval 
by the City of Upland of tentative tract maps for the 
project. Residential single family detached dwellings 
are permitted within any residential Planning Area. 
Residential single family attached dwelling units are 
permitted only within Planning Area 3.

4.1.3 Residential Planning Areas

The Park View Land Use Plan provides for devel-
opment of up to 400 residential dwelling units 
distributed among three residential Planning Areas. 
A maximum of 76 residential single family detached 
dwelling units is permitted for development within 
Planning Area 1. Any portion of the 76 dwelling 
units not developed within Planning Area 1 may be 
developed within Planning Areas 2 or 3. The maxi-
mum number of residential single family detached 
dwelling units permitted to be developed within 
Planning Areas 1 and 2 combined is 188. Any por-
tion of the units not developed within Planning 
Areas 1 and 2 may be developed within Planning 
Area 3 pursuant to the provisions of Section 8.7 
“Transfer of Dwelling Units,” contained in this 

chapter of the Specific Plan. Single family detached 
and single family attached residential units are per-
mitted in Planning Area 3. 

The transfer of residential dwelling units from one 
Planning Area to another is permitted in accor-
dance with the provisions of Section 8.7, “Transfer 
of Residential Units,” provided the total number 
of residential dwelling units developed within the 
Specific Plan area does not exceed 400 and the trans-
ferred dwelling units meet all approved development 
standards as established in Section 6, “Development 
Regulations,” of the Specific Plan. 

4.2 Commercial Land Use

The Park View Specific Plan provides for the devel-
opment of up to 100,000 square feet of commercial 
uses on approximately 7.6 acres within Planning 
Area 4 and approximately 2.4 acres within Planning 
Area 5 of the Specific Plan area. A commercial center 
located near the key intersection of the 210 Freeway 
interchange and Baseline Road will offer convenient 
access to retail goods and services for the residents 
of Park View as well as to the surrounding commu-
nity. Land uses anticipated to be developed in the 
Park View commercial center could include a major 
anchor store, such as a supermarket and drug store, 
and smaller specialty shops and restaurants. The 
Park View commercial center is designed to pro-
mote a pedestrian and bicycle friendly environment 
with amenities including outdoor dining, plazas, 
and informal gathering spaces. Pedestrian and bicy-
cle connectivity to the center from the residential 
Planning Areas of Park View is provided through a 
landscaped greenbelt extending along the length of 
the boundary between residential Planning Area 3 
and Planning Area 4.  The design of the commercial 
center within Planning Area 4 will provide for vehic-
ular access and pedestrian connectivity to Planning 
Area 5 located within the City of Claremont.
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4.3 Residential Land Use 

The Park View Specific Plan permits the develop-
ment of up to 400 residential dwelling units pro-
viding single-family detached homes and single 
family attached homes. Residential land use areas 
are contained within three Planning Areas linked by 
a network of street separated sidewalks and on-street 
bicycle routes connecting all the Planning Areas to 
parks and the commercial center. 

Residential development, comprising approxi-
mately 32 acres, is designed to address a variety of 
lifestyles, such as singles, families, executives, and 
empty nesters. Development of a variety of single 
family detached and single family attached housing 
is provided for within the Specific Plan. The fol-
lowing generally describes the types of single family 
detached and single family attached residential hous-
ing to be provided within Park View. Illustrations of 
each housing type are provided in Section 7, “Design 
Guidelines,” of the Specific Plan. 

4.3.1 Single Family Conventional 
Detached Homes

Conventional single family detached housing is per-
mitted for development within Planning Areas 1-3. 
These homes include an “architecture forward” 
design relating the home to the street, through the 
incorporation of porches and other elements, as the 
predominant feature along the front of the home. 

4.3.2 Single Family Detached –  
2-Pack and 3-Pack

The Specific Plan permits the development of resi-
dential single family dwelling units in a 2-Pack or a 
3-Pack configuration. By configuring the units in a 
2-Pack or a 3-Pack design, a larger usable side yard 
area is provided for each unit, and garages can be 
either located to the rear of the lot or set back from 
the front of the homes at a distance, preserving the 

streetscene for home frontage. Residential housing in 
a 2-Pack or a 3-Pack design is permitted in Planning 
Areas 1-3 of Park View.

4.3.3 Single Family Detached –  
Cottage Homes

The Specific Plan permits development of cottage 
single family detached homes. Cottage single family 
detached homes are served by alleys with front doors 
opening to a common open space area, maintaining 
an architectural orientation for the street. Cottage 
single family detached homes are permitted in 
Planning Areas 1-3 within Park View.

4.3.4 Single Family Detached –  
6-Pack Homes 

The Specific Plan permits development of residen-
tial single family detached units in a 6 Pack con-
figuration designed around a common private drive. 
Individual lots are developed within modules com-
prised of 6 residential units surrounding a common 
motorcourt. Garages are accessed from the motor-
court, allowing for the fronts of garages to be turned 
away from the street, or set back far enough from 
the street, that the residential architecture is the 
predominant streetscene feature. The 6-Pack single 
family detached home type is permitted within 
Planning Areas 1-3 of Park View.

4.3.5 Single Family Detached –  
Greencourt Homes

The Specific Plan permits the development of single 
family detached greencourt homes in a 6 Pack con-
figuration with access from a private drive located 
at the rear of the building. Greencourt single family 
detached homes front onto a greenbelt creating an 
open space setting for this housing type. Greencourt 
single family detached homes are permitted in 
Planning Areas 1-3.
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4.3.6 Single Family Attached –  
Greencourt Townhomes

Single family attached greencourt townhomes are 
proposed for development within the Specific Plan 
area. Greencourt townhomes are served by rear alleys 
with residences fronting on a common greenway, 
maintaining an architectural streetscene and creating 
an open space environment for all residential units. 
Single family attached greencourt townhomes are 
permitted within Planning Area 3 of Park View.

4.3.7 Single Family Attached –  
Paired Homes

The Specific Plan permits development of single 
family attached paired homes consisting of duplexes 
in row configurations of two units per module. 
Paired homes are rear loaded preserving an architec-
tural orientation for the streetscene. Single family 
attached paired homes are permitted for develop-
ment within Planning Area 3. 

4.3.8 Single Family Attached –   
Triplex Condominiums

Development of single family attached triplex con-
dominiums are permitted within the Specific Plan 
area to include townhomes, stacked flats, and car-
riage homes. Carriage homes are characterized by 
units located above garages. Front doors and porches 
face the street with garages located to the rear of the 
building served by a private drive. Single family 
attached triplex condominiums are permitted for 
development within Planning Area 3.

4.3.9 Single Family Attached –   
Row Townhomes

The Specific Plan permits development of single 
family attached row townhomes which consist of 
a traditional building type of alley loaded attached 
homes designed in a row configuration. Front doors 
and porches face a common open space area, or 
the street, and garages are located to the rear of the 
building. Single family attached row townhomes are 
permitted for development within Planning Area 3.

4.3.10 Single Family Attached –   
Cluster Townhomes

The Specific Plan permits development of single 
family attached cluster townhomes designed in a 
configuration of attached units clustered around 
a common motorcourt. This design allows garages 
to be turned away from the street and promotes a 
pedestrian friendly environment along the street. 
Single family attached cluster townhomes are per-
mitted for development within Planning Area 3.

4.3.11 Multi-Family Stacked Flats  
and Townhomes

The Specific Plan permits the development of multi-
family dwellings and townhomes designed as stacked 
residential units. Garages are oriented onto a private 
motorcourt served by an alley to preserve the archi-
tectural streetscene. Multi-family stacked flats and 
townhomes are permitted for development within 
Planning Area 3.



Chapter 1
Section 4. Land Use

Park View
P

 4-6 March 10, 2008

As part of the development of Park View a 75 foot 
wide City owned property located adjacent to the 
easterly boundary of the specific plan area will be 
improved as a linear park to serve as an off-site 
amenity for the community.  Improvements to this 
linear park area could include a walking and biking 
trail, benches, and landscaping.  The final design for 
improvement of this area will be determined by the 
City, and construction of improvements for this area 
will occur as part of the development of Park View.

4.4 Parks, Open Space,  
and Greenbelts 

Approximately 3.5 net acres are provided within 
Park View as parks, open space, and greenbelt areas 
within easy walking distance to any residence. The 
3.5 acres designated for parks, open space, and 
greenbelt areas exclude public and private streets, 
parkways, and sidewalks. Of the 3.5 acres, approxi-
mately 1.86 acres are provided as parks and recre-
ation areas within the residential Planning Areas. 
A minimum of .46 acres of park will be provided 
within Planning Areas 1 and 2 combined, and a 
minimum of 1.4 acres of park will be provided in 
Planning Area 3. Recreational facilities include the 
development of a minimum of one swimming pool 
to serve Planning Areas 1 and 2 and one swimming 
pool to serve Planning Area 3. Parks are located 
within walking or biking distance to any residence. 
Recreational amenities within the parks will include 
active and passive facilities such as pools, tot lots, 
barbeque and picnic areas, gathering places, shade 
structures, water features and spas, and courts for 
various types of sports such as basketball, tennis, 
volleyball, bocce ball, paddle tennis, and handball.  
Parks and recreational areas are connected by a net-
work of pedestrian walkways and linear greenbelts 
developed adjacent to roadways within Park View. 
The locations of recreation areas, pedestrian trails, 
and greenbelts as illustrated on Exhibit 4-1, “Land 
Use Plan,” are conceptual locations. The ultimate 
location, size, and configuration of each park or rec-
reational facility developed within Park View will be 
determined at the time of approval of tentative maps 
for residential development.
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Section 5. 
Infrastructure

Park View is served by a comprehensively planned 
infrastructure system. Plans for circulation, water, 
wastewater, drainage, and utilities are designed to 
meet the needs of the community through improve-
ments to existing regional facilities and development 
of new off-site and on-site facilities.

5.1 Circulation

The circulation plan for Park View reinforces the 
goal of creating a safe environment for pedestrian 
movement and bicycle traffic reducing the reliance 
on the automobile as a means of travel as well as 
providing for the safe and efficient movement of ve-
hicles. The “Master Circulation Plan,” Exhibit 5-1, 
illustrates the general hierarchy of roadways serving 
Park View.

Street design is an important element in establishing 
a quality pedestrian environment. Pedestrian ori-
ented streets are typically laid out in a manner which 
makes fast travel through neighborhoods by car less 
desirable. Streets should not be too wide or out of 
scale with the neighborhood and should be well 
landscaped in order to maintain residential street 
speeds at safe levels. All streets shall meet the turning 
radius requirements of the Fire Department.

5.1.1 Streets

The development of Park View includes the con-
struction of new streets within the Specific Plan 
area. Baseline Road, a public roadway and the pri-
mary access roadway serving Park View, is currently 
improved with travel lanes, a painted median, curb 
and gutter on each side of the street. The planned 
improvements to Baseline Road will be designed 
in a comprehensive manner to address the ultimate 
improvements planned along the entire length of 
Baseline Road adjacent to the Specific Plan area 
within both the City of Upland and the City of 

Claremont and in accordance with the standards of 
both cities. As part of development of the project, 
a new City Gateway sign will be constructed within 
a new 20 foot wide raised, landscaped median. 
The 20 foot wide median will taper down in size as 
Baseline Road extends westerly toward the freeway 
interchange. A new 7 foot wide landscaped park-
way and 5 foot wide sidewalk will be constructed 
by the developer along the northerly right of way of 
Baseline Road. If required as part of the development 
of the commercial center, the developer will install a 
deceleration lane and a traffic signal at the commer-
cial center entry at the time of development of the 
commercial center. Exhibit 5-2, “Baseline Road and 
Park View Promenade Street Sections” illustrates the 
ultimate improvements for Baseline Road.

The developer shall install all improvements planned 
for Baseline Road located within the City of Upland 
which are subject exclusively to the jurisdiction of 
Upland as part of the development of Park View. 
Those improvements planned for Baseline Road ex-
clusively subject to the jurisdictions of CalTrans and 
the City of Claremont will be completed pursuant 
to approval by CalTrans and the City of Claremont, 
provided however, such improvements under the 
jurisdictions of the City of Claremont and CalTrans 
shall not be required to be approved or completed 
prior to the issuance of any certificate of occupancy 
for any of Planning Areas 1-4. 

Two categories of internal streets are planned for the 
Specific Plan area. Park View Promenade is planned 
as a public roadway to provide primary access to the 
Specific Plan area from Baseline Road and to con-
nect to the future City park to be developed north 
of the Specific Plan area. Park View Promenade is 
planned with a total right of way of 82 feet with a 
20 foot raised landscaped median, 16 feet of north-
bound vehicular travel area, and 16 feet of south-
bound vehicular travel area with provision for an 
11 foot wide left turn pocket. A traffic signal will 
be installed by the developer at the intersection of 
Park View Promenade and Baseline Road as part 
of the improvements for Park View Promenade.  
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Exhibit 5-1
Master Circulation Plan
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Exhibit 5-2
Baseline Road and Park View Promenade Street Sections
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A 5 foot wide sidewalk separated from the street by 
a 5 foot wide landscaped parkway is planned to be 
developed on each side of the street to enhance the 
pedestrian orientation of the street and an additional 
5 foot wide landscaped buffer area is provided be-
tween the back of the sidewalk and the right of way.  
An additional 10 feet of landscaping is planned as a 
visual buffer between the right of way and commu-
nity perimeter walls. As part of the site plan approval 
of Planning Area 3, provision shall be made for the 
sidewalk on the west side of Park View Promenade 
to extend into the future City park. Exhibit 5-2, 
“Baseline Road and Park View Promenade,” illus-
trates the proposed improvements for Park View 
Promenade. 

Local residential streets are designed to distribute 
traffic from Baseline Road and Park View Promenade 
into the residential areas. Local residential streets are 
planned with a total right of way of 54 feet with 36 
feet of vehicular travel area, a 4 foot wide landscaped 
parkway and a 5 foot wide sidewalk on each side 
of the street. An additional 5 foot wide landscaped 
buffer area is provided between the back of the side-
walk and community perimeter walls. Local residen-
tial streets planned for Park View are illustrated in 
Exhibit 5-3, “Local Residential Streets and Alleys.”

5.1.2 Private Drives

Private driveways will provide access to the commer-
cial center within Development Area A. Access to 
Development Area B will be provided from on site 
private driveways and designed as part of the compre-
hensive site design encompassing both Development 
Area A and Development Area B.

5.1.3 Alleys

Private alleys developed within Park View will con-
sist of a 30 foot wide total right of way with 20 to 
24 feet of paved travel area and a 3 to 5 foot wide 
easement area for landscaping.  Alleys planned for 
Park View are illustrated in Exhibit 5-3, “Local 
Residential Streets and Alleys.” 

5.1.4 Pedestrian Circulation

Off-street pedestrian paths are available throughout 
Park View to emphasize the pedestrian orientation 
of the community. An interconnected paved side-
walk system separated from vehicular travel lanes by 
a landscaped parkway is planned as part of the street 
system for Park View. The sidewalk system within 
Park View will connect to a new sidewalk within 
the Baseline Road right of way to be installed by 
the developer of Park View. Pedestrian access points 
within a landscaped greenbelt adjacent to the com-
mercial center will be provided for as part of the 
comprehensive site design for Development Area 
A and Development Area B to provide pedestrian 
connectivity from residential areas to the commer-
cial center within the Specific Plan area. The design 
of Park View Promenade includes a street separated 
pedestrian sidewalk providing pedestrian access 
through the community to the future City park 
planned for development north of the Specific 
Plan area. The design of the sidewalk adjacent to the 
westerly side of Park View Promenade allows for the 
northerly extension of the sidewalk from Planning 
Area 3 into the future City park. As part of the de-
velopment of Park View a 75 foot wide City owned 
property located adjacent to the easterly bound-
ary of the Specific Plan area will be improved as a 
public linear park to include a pedestrian path and/
or bikeway. The linear park will provide pedestrian 
connectivity between Baseline Road and the future 
City park located north of the Specific Plan area.

The Park View pedestrian path system provides con-
nectivity among all residential Planning Areas and to 
other components of the Specific Plan area includ-
ing the commercial center, on-site parks, and the 
future City park planned for development north of 
the Specific Plan area. Pedestrian circulation planned 
for Park View is illustrated on Exhibit 5-1, “Master 
Circulation Plan.”
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Exhibit 5-3
Local Residential Streets and Alleys

Section C-C
Refer to Exhibit 7-7, “Secondary Entry Roadway and Interior Street Streetscape” for landscape concept.

Private Alley
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5.1.4 Bicycle Circulation

Bicycle accessibility is an integral element to creat-
ing connectivity and mobility within Park View. 
Park View Promenade provides for a Class III bike 
route connecting to an existing 6 foot wide on-street 
bicycle path located within Baseline Road.  Park View 
Promenade will extend from Baseline Road to the 
public park planned for development by the City 
north of the Specific Plan area. Development of 
local residential streets within the Specific Plan area 
includes adequate area to allow bicycling within 
the street right of way.  Local residential streets will 
connect to Park View Promenade and the on-street 
bike path within Baseline Road providing bicycle 
connectivity from all residential areas to Park View 
Promenade and to Baseline Road. Bicycle access 
provided throughout the community within local 
residential streets connects parks, residential areas, 
and the commercial center as well as to Park View 
Promenade, and the bike path within Baseline Road. 
The bicycle circulation system for Park View is illus-
trated on Exhibit 5-1, “Master Circulation Plan.”

5.2 Water Master Plan

Water service will be provided to the Specific Plan 
area by the City of Upland. The City of Upland 
Water Department provides 6.99 billion gallons 
of water annually from three different sources. 
Approximately 59.7 percent of the City’s water 
supply is pumped from groundwater and extracted 
from the Chino Basin, Claremont Heights, and 
Cucamonga Aquifers. Approximately 1.7 percent 
of the City’s supply comes from the San Antonio 
Creek as gravity surface flow water and is treated 
at the City of Upland’s San Antonio Canyon Water 
Treatment Plant. The remaining 38.6 percent of 
the City’s water originates from the high mountain 
streams in Northern Sierra Nevada and is conveyed 
via the State Water Project to Lake Silverwood. 

Five different pressures zones supply water within 
the City of Upland. The pressure zones are served by 
above ground storage tanks located in the foothills 

in the northern portion of the City. The total storage 
capacity of the above ground reservoirs is approxi-
mately 52 million gallons. The City of Upland uses 
between 14 to 33 million gallons per day (MGD) 
depending seasonal conditions. 

The Park View Specific Plan area is located within 
“Zone 3” of the public utility system is which served 
by two above ground storage tanks with capacities 
of 4.3 million gallons and 1.5 million gallons re-
spectively. Development of the Park View Specific 
Plan area will require the construction of a new 
public 12 inch water main in Baseline Road con-
necting to an existing 10 inch water main located 
east of the Specific Plan area at the intersection of 
Baseline Road and Benson Avenue. A water flow 
test at Benson Avenue and Baseline Road indicates 
a 122 psig static and a 110 psig residual pressure. 
The available flow at 20 psig was calculated at 6,414 
gallons per minute. 

The new 12 inch water main will be constructed 
along the frontage of the Specific Plan area adjacent 
to Baseline Road, extend north through Park View 
Promenade, east along the northerly boundary of 
the Specific Plan area, or through the Specific Plan 
area, and then north along the easterly boundary 
of the future City park to connect with an existing 
12-inch water main located in 17th Street. The new 
12-inch water main will serve as the primary source 
of water for building sprinklers, fire hydrants, do-
mestic water, and irrigation service. An 8 inch water 
main will be constructed on-site throughout the 
Specific Plan area. 

Reclaimed water for irrigation is not available at this 
time for the Park View Specific Plan area.  The City 
of Upland is preparing for future City wide use of re-
claimed water for landscape irrigation. An irrigation 
system for public right of way, including medians, 
and common use areas within Park View shall be 
constructed for convenient conversion to reclaimed 
water when available. The irrigation system shall be 
constructed with reclaimed water heads and piping. 
Construction shall include an 8 inch reclaimed water 
line within Park View Promenade for future service 
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to the City park. Each irrigation meter along Park 
View Promenade shall have a reclaimed water stub 
adjacent for conversion. 

Where water facilities are designed and constructed 
to the required standards of the City, these facilities 
will be publicly maintained. If designed as private fa-
cilities they will be maintained by the Homeowners 
Association established for Park View.

An existing water line within the Specific Plan area 
extending westerly from the existing water well 
owned by Pomona College, located on the east side 
of the site, will be relocated or redirected as part 
of the project, as illustrated in Exhibit 5-4,” Water 
Master Plan.”

The water master plan for Park View is illustrated on 
Exhibit 5-4, “Water Master Plan.”

5.3 Sewer

Sewer service for the Specific Plan area is provided 
by the City of Upland. In 1972, the City of Upland 
entered into a Regional Sewerage Service Contract 
with the Inland Empire Utilities Agency (IEUA) for-
merly known as the Chino Basin Municipal Water 
District to provide treatment and disposal of sewage 
for the City. IEUA provides municipal and industrial 
wastewater collection and sewage treatment services 
to more than 700,000 people within a 242 square 
mile area in the western portion of San Bernardino 
County. The City of Upland owns and operates their 
own sewage collection systems that deliver sewage 
flows into regional sewer trunk lines that flow to the 
IEUA reclamation facilities. The IEUA currently has 
five (5) regional treatment plants treating 150,000 
tons of bio-solids annually. 

The Park View Specific Plan area is within of the City 
of Upland’s wastewater collection system and will 
convey all project wastewater to the Carbon Canyon 
Wastewater Reclamation Facility (CCWRF). The 
nineteen acre Carbon Canyon facility is designed to 
meet a total inorganic nitrogen limit of 10 mg/L. 
The CCWRF treats an annual average flow of 9.5 

million gallons per day (MGD). Solids removed 
from the waste flow are transported by underground 
pipes and treated at Regional Plant #2 located in 
the City of Chino. Solids are treated and removed 
for composting. Water discharge from the CCWRF 
reach the Santa Ana River upstream from spread-
ing ponds operated by the Orange County Water 
District. Water quality levels of discharge will meet 
Title 22 requirements for non-restricted recreational 
use and stringent public health turbidity standard of 
2 NTU.

An existing City of Upland 8 inch sewer main locat-
ed in Baseline Road services the Mountain Shadows 
residential development located east of Park View. 
The existing 8 inch sewer main that serves Mountain 
Shadows receives 0.033 MGD of wastewater from 
the residential development. The combined waste-
water generated from the Park View Specific Plan 
area, the Mountain Shadows development, and the 
future 57 acre City park, has been estimated to be 
approximately 0.251 MGD. The allowable flow 
through the existing 8- inch sewer main located 
in Baseline Road is 0.238 MGD.  Sewer mains are 
considered at “allowable flow” at fifty percent of 
capacity. The 0.251 MGD is fifty seven percent of 
capacity, considered marginally deficient, but does 
not require reconstruction. 

As part of the development of Park View, the 8 
inch Baseline Road sewer main will be extended 
approximately 1,600 feet toward the west in order 
to serve the Park View Specific Plan area. As part 
of the development of Park View an existing 8 inch 
main located in Benson Avenue between Foothill 
Avenue and Arrow Highway will be reconstructed 
to a 10 inch main. A new 8 inch sewer main will be 
constructed throughout the Specific Plan area and 
extended to the southern boundary of the future 
City park located north of Park View. Due to the 
location and proposed grades for the commercial 
areas located within Planning Areas 4 and 5 of the 
Park View Specific Plan an on-site, privately main-
tained sewer lift station will be constructed to serve 
this area. 
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Exhibit 5-4
Water Master Plan
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Exhibit 5-5
Sewer Master Plan
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The sewer master plan for Park View is illustrated on 
Exhibit 5-5, “Sewer Master Plan.”

5.4 Drainage

The San Bernardino County Flood Control District 
is responsible for regional flood control facilities 
north and south of the Park View Specific Plan area, 
while the City of Upland maintains publicly owned 
local facilities immediately adjacent to the Specific 
Plan area. Existing drainage for the Specific Plan area 
generally flows from the north and northeast in a 
south and southwest direction. Numerous quarries 
that currently serve as retention or detention basins 
surround the Park View Specific Plan area on the 
north, south, and east.

The San Antonio Channel bisects the existing flood 
plane to the north and has numerous earthen berms 
on the west side that direct surface flow into San 
Antonio Channel. The surface flows that do not 
discharge into the San Antonio Channel are then 
discharged into the existing culverts that extend be-
neath the 210 Freeway. Some culverts discharge into 
Development Area A and some culverts discharge 
into Development Area B. These surface flows then 
flow to existing culverts located beneath Baseline 
Road eventually out-letting into borrow pits owned 
by Holliday Rock and Sand. The number and size 
of these culverts are the same as the culverts beneath 
the 210 Freeway. The volume from the peak surface 
flows are retained in Holliday’s borrow pit and ulti-
mately percolated into the ground.

An existing single 48 inch storm drain culvert and 
existing twin 48 inch storm drain culverts are lo-
cated beneath the 210 Freeway within Los Angeles 
County and therefore not within the Park View 
Specific Plan area. As part of development within 
Development Area B, the twin 48 inch storm drain 
culverts will be extended into Development Area B 
and connected into the existing dual 48 inch cul-
verts beneath Baseline Road. The flow will remain 
within Los Angeles County. An existing 36 inch 

culvert located beneath the 210 Freeway within San 
Bernardino County will also be extended through 
the Park View Specific Plan Area. 

The existing off-site peak surface flows generated 
within San Bernardino County tributary to the ex-
isting 36 inch storm drain culvert have been deter-
mined to be 27 cubic feet per second (cfs). These 
flows will be directed beneath finished grade with 
the construction of the Park View improvements. 

The proposed on-site peak surface flows have been 
determined to be approximately 173 cfs for a 100-
year storm event, which represents an increase of 
205% over the existing on-site peak surface flows of 
84.20 cfs. All on-site surface water will be collected 
in an on-site storm drain system which will com-
bine with the off-site flow into a new 48 inch storm 
drain, which gradually increases to a 60 inch storm 
drain, along the north side of Baseline Road. Both 
off-site and on-site flows will be undetained. The 
storm drain along Baseline Road will turn southerly 
and combine with flows within a 96 inch storm 
drain to be constructed by the City within the 75 
foot wide City owned property located easterly of 
the Specific Plan area and planned to be installed as 
part of the future development of the City park. The 
flows contained within this 96 inch storm drain will 
discharge into the borrow pit owned and operated 
by Holliday Rock and Sand. The point of discharge 
will be at the easterly end of the Specific Plan area. 
The discharge into the borrow pit requires a storm 
drain culvert to descend from the top of the north-
erly slope of the Holliday borrow pit into an energy 
dissipater at the bottom of the borrow pit to avoid 
scouring or erosion. The amount of water discharg-
ing from the Park View Specific Plan Area into the 
borrow pit has been estimated to be 1.5 acre-feet. 
The Holliday Rock and Sand borrow pit has a total 
holding capacity of approximately 200 acre-feet. The 
borrow pit will be able to accommodate all existing 
surface discharge generated on-site and off-site as 
described above.
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The City of Upland constructed storm drain line is 
planned to be installed within the vacant land area 
adjacent to the easterly boundary of the Park View 
Specific Plan. This proposed storm drain line will 
drain the proposed City park located to the north of 
the Specific Plan area. The tributary area to the pro-
posed City park is east of the San Antonio Channel 
and north side of the 210 Freeway. The park will dis-
charge approximately 835 cfs for a 100-year storm 
event. Projected flow rates were taken from hydrol-
ogy reports prepared by Hall & Foreman, Inc. dated 
June 13, 2007 and by Psomas dated January 2005. 
The storm drain to be constructed to serve the future 
City park will connect to a new 102 inch storm drain 
constructed as part of the development of Park View, 
beneath Baseline Road and flow southerly onto the 
land owned and operated by Holliday Rock and 
Sand. The discharge will occur in the borrow pit and 
outlet through an energy dissipater.

The City of Upland retains the right to drain on-
site and off-site waters into the Holliday Rock and 
Sand borrow pit via the Stormwater Easement 
Agreement executed between the City of Upland 
and Holliday Rock and Sand dated December 9, 
2002. The Stormwater Easement Agreement permits 
acceptance of waters that the City of Upland would 
ordinarily accept to drain into the Holliday Rock 
and Sand borrow pit as well as other lands owned by 
Holliday Rock and Sand.

Development within the Park View Specific Plan 
area will comply with all applicable federal, state, 
and municipal requirements for controlling pollut-
ant impacts to storm water and urban runoff from 
construction and post-construction activities and 
with requirements of the Santa Ana Regional Water 
Quality Board and City of Upland, which regulate 
the discharge of storm water from construction ac-
tivities on sites where more than one acre of soil is 
disturbed. During construction of Park View, the 
project will create the potential for contaminants 
to affect water quality, such as erosion and silt dis-
charge during grading operations. The project will 
require a Notice of Intent (NOI) to be filed with the 

State of California Water Resources Control Board. 
The NOI is intended to identify project compli-
ance with the requirements of the State National 
Pollutant Discharge Elimination System (NPDES) 
Construction Permit and implementation of a Storm 
Water Pollution Prevention Plan (SWPPP) prior to 
any earth-disturbing activities.

Post-development activities will also have the poten-
tial to discharge contaminants such as urban runoff 
into the municipal storm drain system of the City 
of Upland. In order to meet requirements of the 
Santa Ana Regional Water Quality Control Board 
Requirements, a Water Quality Management Plan 
(WQMP) has been submitted to the City of Upland 
for their review and approval. The Park View Specific 
Plan meets several of the regulatory criteria in deter-
mining the project as a project specific WQMP. The 
purpose of the WQMP is to specifically identify both 
the construction and post-construction methods to 
control potential pollutant runoff. The WQMP dis-
cusses Site Design Concepts, Routine Source Control 
Best Management Practices (BMPs), Treatment 
Control BMPs, and Construction BMPs that have 
been incorporated into the project. The WQMP 
also specifies the assignment of construction and 
post-construction operation, inspection, and main-
tenance responsibilities. The Best Management 
Practices for post-development include the use of 
storm water clarifiers with infiltration capabilities on 
Holliday Rock and Sand’s borrow pits to mitigate 
the anticipated pollutants from the project, as iden-
tified by the Water Quality Management Plan.

The drainage master plan for Park View is illustrated 
on Exhibit 5-6, “Drainage Master Plan.”
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Exhibit 5-6
Drainage Master Plan
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5.5 Grading

The existing Specific Plan area generally slopes from 
the north and northeast to the south and southwest. 
Currently, the existing Park View Specific Plan area 
has a grade difference of 40 feet from the north-
erly portion of the Specific Plan area, along the 210 
Freeway, to the southerly portion of the Specific Plan 
area, along Baseline Road, with an approximately 10 
foot difference in elevation. Proposed grades for the 
Park View Specific Plan area range from 0.5% to 
5.0% with flatter grades being more common at the 
easterly portion of the Park View Specific Plan area. 
Grading for the Specific Plan area will generally con-
sist of clearing, grubbing, and moving of surface soils 
to construct building pads and driveways. Grading 
within the Specific Plan area will attempt to balance 
cut and fill for the site. The conceptual grading plan 
for the Specific Plan area is illustrated on Exhibit 5-7, 
“Conceptual Grading Plan.” The grading of the 
linear park within the City property located adjacent 
to the Specific Plan area on the east will be graded 
in accordance with the typical sections illustrated in 
Exhibit 5-8, “Linear Park Grading Sections.” Grading 
plans for the Specific Plan area will be reviewed and 
approved by the City of Upland Building, Planning, 
and Engineering Departments prior to the issuance 
of grading permits. All grading plans and activities 
will conform to the City grading ordinance and dust 
and erosion control requirements.

5.7 Public Utilities

Electrical, telephone, and gas services are available in 
Baseline Road. On site distribution systems will be 
constructed as part of the project.

5.7.1 Telephone and Cable

Verizon will provide telephone service to the Specific 
Plan area. Proposed on-site facilities and all existing 
lines will be placed underground. Additionally, all 
existing cable lines adjacent to the boundary of the 
Specific Plan area will be placed underground.

5.7.2 Natural Gas

The Southern California Gas Company (Gas 
Company) will provide natural gas to the Specific 
Plan area. Gas mains will be installed for the Specific 
Plan area by the Gas Company as necessary.

5.7.3 Electricity

Southern California Edison will provide electric-
ity from existing facilities within proximity to the 
Specific Plan area. Proposed new facilities to serve 
the Specific Plan area will be owned and operated 
by Southern California Edison and located under-
ground. Existing distribution lines of 35.5 kv and 
below located along Baseline Road adjacent to the 
Specific Plan area and those located within the 
Specific Plan area will be undergrounded as part of 
the development of Park View.

5.7.4 Solid Waste

The City of Upland contracts with Burtec Waste 
Industries (BWI), a private refuse hauler, to provide 
solid waste collection services to the City. BWI will 
service the Specific Plan area. Within single family 
detached areas, individual trash containers will be 
provided for trash and recycled materials. A 64 gallon 
container will be provided for trash, a 32 gallon con-
tainer will be provided for recycling, and a 32 gallon 
container will be provided for green waste. Trash 
and recycling containers within multi-family and 
commercial areas will be provided by the solid waste 
contractor and located within trash enclosures.  

5.7.4.1 Commercial Areas

Trash receptacles for commercial areas shall be fully 
enclosed to screen trash bins from view and shall be 
located, sized, and constructed in accordance with 
City of Upland requirements. Underground electri-
cal and telephone conduits and service lines shall 
be provided by the developer to commercial trash 
enclosures to facilitate disposal account tracking au-
tomation units.
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5.8 Schools

School facilities will be provided by the Upland 
Unified School District. The project will be required 
to pay school fees in accordance with Government 
Code Section 65995 of the State of California.

5.9 Police and Fire Services

Police service to Development Area A will be provid-
ed by the City of Upland Police Department.  Police 
services to Development Area B will be provided by 
the City of Claremont Police Department. Fire ser-
vices for Development Area A will be provided by 
the City of Upland Fire Department. Fire services 
for Development Area B will be provided by the 
Los Angeles County Fire Department in accordance 
with  the existing contract between Los Angeles 
County and the City of Claremont.

5.10 Public Transit

Bus turn outs and bus shelters will be installed in 
locations designated by OmniTrans, the local service 
provider. Sites for bus turnouts and shelters will pro-
vide adequate area for the installation of benches, 
trash receptacles, and the shelter structure.
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Exhibit 5-7
Conceptual Grading Plan
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Exhibit 5-8
Linear Park Grading Sections

Section A-A

Section B-B



Chapter 1
Section 6. Development Regulations

Park View
P

 6-1March 10, 2008

Section 6. 
Development Regulations

6.1 Introduction

The provisions contained herein regulate design 
and development within Development Area A of 
the Park View Specific Plan. The regulations con-
tained herein establish development standards and 
requirements for residential uses, commercial uses, 
and landscaping.

6.2 Definition of Terms

The meaning and construction of words, phrases, 
titles, and terms shall be the same as provided in the 
City of Upland Zoning Code Section 17.14.020, 
“Definitions,” unless otherwise specifically provided 
herein. The definitions of product types shall be 
those defined in Section 4, “Land Use” within the 
discussion of each respective product type.

6.3 Applicability

The development regulations contained herein pro-
vide specific standards for land use development 
within Development Area A of the Specific Plan area. 
Regulations address residential and commercial land 
uses and provide general landscaping development 
standards. Application of these regulations is in-
tended to encourage the most appropriate use of the 
land, ensure the highest quality of development, and 
protect the public health, safety, and general welfare. 
Whenever the provisions and development stan-
dards contained herein conflict with those contained 
in the City of Upland Zoning Code, the provisions 
of the Specific Plan shall take precedence. Where the 
Specific Plan is silent, the City of Upland Zoning 
Code shall apply. These regulations shall reinforce 
specific site planning, architectural design, and 
landscape design guidelines contained in Section 7, 
“Design Guidelines” of the Specific Plan.

6.4 Administration 

The Park View Specific Plan serves as the implemen-
tation tool for the City of Upland General Plan, as 
amended, and as the zoning for Development Area 
A of the Specific Plan area.

6.5 General Site  
Development Criteria

The following general site development criteria shall 
apply to all land development proposed within the 
Specific Plan area. 

1. Gross Acres – Except as otherwise indicated, 
gross acres for all development areas are measured 
to the centerline of streets. Gross acreage for the 
Specific Plan area does not include right of way 
for Baseline Road.

2. Grading – Development within Development 
Area A shall utilize grading techniques as ap-
proved by the City of Upland. Grading concepts 
shall respond to the design guidelines included in 
the Specific Plan which guide the development of 
land use toward the goal of providing for a livable 
community, with streets and entries designed for 
walking and resident interaction. 

3. Building Modification – Additions and altera-
tions permitted by the Specific Plan shall be con-
sistent with the approved architectural style and 
be constructed of the same materials as the home 
or commercial building. 

4. Utilities – All new public utility power lines shall 
be subsurface throughout the planned commu-
nity.  All existing distribution lines of 12kv and 
below located along Baseline Road adjacent to the 
Specific Plan area and distribution lines crossing 
Baseline Road from the Specific Plan area shall 
be undergrounded as part of the development of 
Park View.

5. Technology – All homes and businesses shall 
accommodate modern telecommunications 
technology for computer internet access, phone, 
fax, and television. Cable, telephone, electrical 
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transformers, and gas and water meters shall be 
clustered and screened to the extent feasible.

6. Transfer of Residential Dwelling Units – 
The Specific Plan permits a maximum number 
of 76 residential dwelling units to be developed 
within Planning Area 1 and a maximum of 188 
residential dwelling units to be developed within 
Planning Areas 1 and 2 combined. Any portion 
of the dwelling units allocated to Planning Area 1 
which are not developed in Planning Area 1 may 
be transferred to Planning Areas 2 or 3, provided 
the total number of dwelling units for Planning 
Areas 1 and 2 combined does not exceed 188, 
the total number of dwelling units developed 
within the Specific Plan area does not exceed 
400, and the development of the transferred 
dwelling units complies with all applicable devel-
opment standards. Any portion of units allocated 
to Planning Areas 1 or 2 not developed in these 
Planning Areas may be transferred to Planning 
Area 3 provided the total number of residential 
dwelling units for the Specific Plan area does not 
exceed 400 and the development of the trans-
ferred dwelling units complies with all applicable 
development standards. 

7. Maximum Number of Dwelling Units – The 
Park View Specific Plan permits a maximum of 
400 residential dwelling units to be developed 
within Development Area A of the Specific Plan 
area. The Park View Specific Plan permits a 
maximum of 76 residential dwelling units within 
Planning Area 1 and a maximum of 188 residen-
tial dwelling units within Planning Areas 1 and 2 
combined.

8.  Screening – Transformers, gas and water meters, 
switch gear and other ground mounted me-
chanical equipment shall be screened with 
landscaping.

9. Air conditioning units within residential areas 
shall be placed in side or rear yard areas with a 
minimum of obstruction to the yard area.

10. Open Space Requirements – Residential devel-
opment shall include provision of private and 
common open space areas according to the 
minimum requirements contained in Table 6-3, 
“Open Space Requirements.” The types of ameni-
ties acceptable for development within common 
open space areas area described in Section 
7.7.15, “On-Site Project Amenities,” contained 
within Section 7, “Design Guidelines,” of this 
Specific Plan. 

6.6 Residential Development 
Regulations

6.6.1 Residential Detached

This category includes the development of a vari-
ety of Single-Family Detached residential dwelling 
units, including conventional single family detached 
dwelling units, 2 Pack and 3 Pack single family de-
tached dwelling units, 6 Pack single family detached 
residential dwelling units, Greencourt single family 
detached residential dwelling units, and Cottage 
single family detached residential dwelling units.

Detached condominium development is permitted 
within all residential planning areas within Park 
View.  In this type of development, single family 
home types are plotted in a condominium owner-
ship.  Common areas are defined for the exclusive use 
of a particular unit as well as conventional common 
open space areas and amenities.  All detached condo-
miniums shall be required to comply with the open 
space requirements, street side setback requirements, 
and minimum building separation requirements 
as stated in Table 6-1 “Residential Development 
Standards - Single Family Detached.” 
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The purpose of the residential standards for single-
family detached housing is to establish the minimum 
criteria for the development of these product types 
on individual lots within Development Area A of the 
Specific Plan area. The following list of permitted 
and conditionally permitted uses shall be the same 
as those listed in the City of Upland Zoning Code 
unless otherwise defined in this Specific Plan.

6.6.1.1 Permitted Uses

1. Single family detached dwellings and required 
garage spaces.

2. Public or private parks, recreational buildings, 
greenbelts, and open space.

3. Accessory uses to include the following:

a. Granny Flats (i.e. Second Dwelling 
Units, in accordance the City of Upland 
Zoning Code).

b. Home occupations.

c. Swimming pools, spas, sports courts, and 
other similar outdoor recreational amenities 
as part of a master planned common open 
space or recreational facility and developed as 
part of the residential community.

d. Patios and patio covers.

e. Storage, garden structures, cabanas, and 
greenhouses in accordance with the provi-
sions of the City of Upland Zoning Code.

f. Signage in accordance with the approved sign 
program for Park View.

g. Model home and subdivision sales trailers; 
temporary construction parking, offices, and 
facilities; real estate signs, signage indicat-
ing future development and directional sig-
nage in accordance with the City of Upland 
Zoning Code.

h. Second story additions to existing single story 
dwelling units.

i. Small family child care/day care facilities (up 
to 8 children), in accordance with the City of 
Upland Zoning Code.

j. Temporary uses in accordance with the provi-
sions of the City of Upland Zoning Code.

k. Free Standing Satellite Dish/Antennas in ac-
cordance with the provisions of the City of 
Upland Zoning Code.

6.6.1.2 Conditionally Permitted Uses

1. Places of worship including but not limited to 
churches and synagogues.

2. Large family child/day care facilities (between 
8-14 children), in accordance with the City of 
Upland Zoning Code.

6.6.2 Residential Attached and 
Multifamily Residential

This category includes the development of Single 
Family Attached and Multifamily residential dwell-
ing units.

6.6.2.1 Permitted Uses

1. Single family attached Paired Homes, Triplex 
Condominiums, Row Townhomes, Greencourt 
Townhomes, Cluster Townhomes, and Multi-
Family Stacked Flats and Townhomes and associ-
ated parking garages or carports.

2. Public or private parks, recreational buildings, 
greenbelts, pocket parks, and open space.

3. Accessory uses to include the following:

a. Home occupations in accordance with the 
City of Upland Zoning Code.

b. Swimming pools, spas, tennis courts, sports 
courts, and other similar outdoor recreational 
amenities developed as part of a master 
planned common use recreational facility.

c. Patios and patio covers.

d. Mailboxes.
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Table 6-1
Residential Development Standards – Single Family Detached

1. Architectural projections may project a maximum of 3 feet into required 
front, rear or side setback areas; however, in no case shall such projection be 
closer than 3 feet to any property line. An architectural projection is defined 
as an element that articulates the building elevation such as eaves, window 
and door pop-out surrounds, media niches, bay windows, pot shelves, 
chimneys, enhanced window sills, shutter details window trim, balconies and 
entry gates, and other similar elements.

2. With shared side yard easements. With no easement, minimum side yard 
shall be 5 feet.

3. All parking spaces to be within an enclosed garage (minimum 20’ x 20’ clear 
inside dimension) for two spaces, and 10’ x 20’ for single tandem spaces.

4. Minimum lot dimensions, setback, and building coverage criteria not 
applicable to condominium development.

5. Building height is defined as the vertical distance to the top of the highest wall or 
roof ridge of the building as measured from the finished pad grade.

6. Plus .50 guest parking spaces per unit on-street or in designated open parking areas.
7. All porches required to have a minimum depth of 8’.
8. All patio covers are required to be a minimum of 3 feet from any neighboring 

adjacent building. Patio covers shall not exceed 35% of the total private open space 
area provided per dwelling. A minimum of three patio trellis design alternatives 
shall be submitted by the developer as part of the submittal of the amenity package 
required as part of any development project for approval by the City’s Design 
Review Board. 

9. Building separation requirements apply to non street facing buildings and 
condominium style single family detached buildings in lieu of building setback 
requirements.
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e. Recreation center buildings.

f. Maintenance storage buildings.

g. Signage in accordance with the provisions of 
the approved sign program for Park View.

h. Model units, sales offices, and subdivision 
sales trailers, temporary construction offices 
and facilities, real estate signs, signage indicat-
ing future development and directional sig-
nage in accordance with the City of Upland 
Zoning Code.

i. Small family child care facilities/day care 
facilities, up to 8 children in accordance with 
the City of Upland Zoning Code.

j. Permanent Leasing Offices.

k. Temporary uses in accordance with the provi-
sions of the City of Upland Zoning Code.

l. Free standing satellite dishes and/or anten-
nas in accordance with of the City of Upland 
Zoning Code.

6.6.2.2 Conditionally Permitted Uses

1. Places of worship including but not limited to 
churches and synagogues.

2. Large family child care facilities/day care facili-
ties (8-14 children) in accordance with the City’s 
Development Code.
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1. Architectural projections may project a maximum of 3 feet into required front, rear or side setback areas; however, in no case shall such projection 
be closer than 3 feet to any property line. An architectural projection is defined as an element that articulates the building elevation such as eaves, 
window and door pop-out surrounds, media niches, bay windows, pot shelves, chimneys, enhanced window sills, shutter details window trim, 
balconies and entry gates, and other similar elements.

2. All parking spaces to be within an enclosed garage (minimum 20’ x 20’ clear inside dimension)  
for two spaces, and 10’ x 20’ for single tandem spaces.

3. Building height is defined as the vertical distance to the top of the highest wall or roof ridge of the building as measured from the finished pad grade.
4. All others subject to City zoning code requirements.  All patio covers shall be a minimum of 3 feet from any adjacent building. A minimum of three 

patio trellis design alternatives shall be submitted by the developer as part of the submittal of the amenity package required as part of any development 
project for approval by the City’s Design Review Board.

5. Building separation requirements apply to non street fronting buildings in lieu of front building setback requirements. 
6. Side to side building separation increased to 15’ for three story structures.
7. Guest parking may be provided on street.

Table 6-2
Residential Development Standards – Single Family Attached
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6.7 Commercial Development 
Regulations

This category includes regulations for the develop-
ment of commercial land uses. 

6.7.1 Permitted Uses

Commercial uses permitted and Conditionally 
Permitted within Planning Area 4 of the Park View 
Specific Plan shall be those listed in Table 6-4, 
“Commercial Permitted and Conditionally 
Permitted Uses.”

6.7.2 Prohibited Uses

The provisions of Section 17.60.060 of the City of 
Upland Zoning Code shall apply to prohibited uses 
and structures.

Table 6-3
Open Space Requirements
(Refer to Section 7.7.15 for a description of recreational amenities and Exhibits 7-1 
and 7-2 for illustrations of common open space recreational amenities.)

Conventional 
Single Family 
Detached 
Residential

2 Pack and 3 
Pack Single 
Family 
Detached
Residential

6 Pack Courtyard, 
Greencourt, and 
Cottage Single 
Family Detached 
Residential

Single Family Attached and 
Multi-Family Residential

Min. Private 
Open Space 
Area per 
Dwelling

400 sf (1) 350 sf (1) 250 sf (1)

Ground floor units: 125 sf 
min. with dimension of 8 feet
Second floor units: 
80 sf with minimum 
dimension of 6 feet.

Min. 
Common 
Open Space 
Area per 
Dwelling

N/A 200 sf 300 sf 250 sf

Min. 
Common 
Open Space 
Dimension

N/A 25 feet 25 feet 25 feet

1.  Minimum dimension of 8 feet.
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Table 6-4
Commercial Permitted and Conditionally Permitted Uses

Commercial Uses permitted (P) 
Commercial Uses Conditionally Permitted (C)

LAnD USe

MeDiCAL

Veterinarian Offices and Animal Clinic P
Animal Hospitals and Shelters C
Pharmacies and Drug Stores without Drive thru Facilities P
Pharmacies and Drug Stores with Drive thru Facilities C

OFFiCeS

Business and Professional Offices P
nOn-PROFit/SeRviCe ORGAnizAtiOnS 501 (C) (3)

Campaign Offices P
Charitable, Philanthropic, Service and other Non-Profit Organization Offices P
Charitable Distribution Services (i.e. food banks, etc.) C

ALCOhOL

Beer and Wine Sales P
Alcoholic Beverage Sales Accessory to a Primary Use C
Wine Stores with an Accessory Wine Tasting Bar or Room C

AUtOMObiLe ReLAteD SeRviCeS

Lube and Tune Up Centers with Convenience Market CUP
Automotive Parts and Accessories Stores (Retail Sales Only) P
Automotive service stations, subject to compliance with the provisions 
of Chapter 17.134, “Automotive Service Related Uses,” (Not to 
exceed five percent of total shopping center building area)

C

Full service and fully automated accessory car wash facilities subject to 
compliance with the provisions of Chapter 17.134, “Automotive Service 
Related Uses,” (if associated with a service station only and not to exceed 
a combined area of eight percent of the total shopping center area) 

C

Used car or trailer sales lot (service and repair 
conducted within an enclosed building)                           C

eAtinG DRinkinG PLACeS AnD FOOD SeRviCeS

Catering Establishments P
Restaurants: Fast Food, Sit Down, Take Out and with alcoholic beverage 
service limited to sales and consumption of wine and beer only P

enteRtAinMent AnD ReCReAtiOn

Live Entertainment including theatrical productions or live 
performances by musicians or other artists within an entirely enclosed 
building and associated with a dinner house or restaurant

C

Movie Theater Indoor C
Health Club/Gymnasium C
Indoor Sports and Recreational Facilities (golf, handball, racquet ball, etc) C
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Table 6-4 (continued)
Commercial Permitted and Conditionally Permitted Uses

LAnD USe

hOSPitALity AnD LODGinG

Hotels and Motels C

RetAiL

Antique Stores P

Art Galleries and Art Supply Store P

Arts and Crafts Store P

Beauty Supply Store P

Book Stores and Newstands P

Hardware Store P

Florists P

Furniture Stores P

Camera and Photographic Supply Store P

Cigar and other Tobacco Products Store P

Clothing and Accessory Stores P

Computer and Home Electronic Stores P

General Merchandise Stores P

Hobby, Toy and Game Store P

Home Appliance Store C

Jewelry Store P

Luggage and Leather Goods P

Music and Video Stores P

Office Supply, Stationery and Gift Stores P

Pet Supply Store P

Shoe Store P

Sporting Goods Store P

Variety Store P

FOOD AnD beveRAGe StOReS

Bakery, Confectionery, and Ice Cream Stores P

Convenience Market P

Specialty Food Stores P

Coffee Shops P

Delicatessens P

Grocery, Fruit, and Vegetable Store P

Liquor Stores (sale of packaged alcoholic beverages) P

Commercial Uses permitted (P) 
Commercial Uses Conditionally Permitted (C)
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LAnD USe

Supermarket P

Health Food Stores P

SeRviCeS

Business Services 
Advertising Agency P

Photocopying and Duplicating Services C

Child Care Center C

Commercial Radio and Television Antennas or Transmitters C

Dance Studios P

Self Service Laundry P

Day Spas (either stand alone or in conjunction with a beauty salon) P

Photographic supplies and processing P

Financial Services

Banks and Loan Companies C

Money Transmitting P

Other Financial Services P

Personal Services

Barber Shop & Beauty/Nail Salon P

Laundry - Commercial C

Tailor P

Travel Agency P

Repair Services
Computer, Home Electronics, and Small Home Appliances  
(when ancillary to another use) P

Jewelry and Watches/Clocks P

Lawnmower and Garden Equipment P

Locksmith/Key Shop P

Shoe Repair P

Pet Grooming P

OtheR

Any other uses the Director determines permitted or the Planning 
Commission determines to be conditionally permitted due to its 
compatibility with the nature of the shopping center or similarity 
to other listed permitted or conditionally permitted uses.

Table 6-4 (continued)
Commercial Permitted and Conditionally Permitted Uses

Commercial Uses permitted (P) 
Commercial Uses Conditionally Permitted (C)
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WALLS, FenCeS 
AnD heDGeS

6 Feet Along Commercial Area Boundaries Unless Increased Height Required 
pursuant to an Acoustical Study Approved by the City of Upland. 3 Feet within 
Line of Sight Areas at Intersections and other Points of Vehicle Interface.

PARkinG 5 spaces per 1,000 square feet of Gross Building Area.

SCReeninG

All loading areas shall be screened from adjacent public streets, residential, and open space 
uses through the use of landscaping, earthen berms, and/or decorative walls or fencing. 
All storage, including cartons, containers, materials or trash shall be shielded from view within 
a building or area enclosed by a solid fence or wall not less than six feet in height. All ground 
level and roof-mounted equipment, including but not limited to, mechanical equipment, 
satellite dishes, tanks, ducts, and towers, and all equipment appurtenant thereto, shall be 
screened on all sides from public view from the street, adjoining properties, and neighboring 
residential units, by landscaping, a parapet wall, enclosure, or other architectural element.

LiGhtinG All interior and exterior lighting shall be directed away from residential uses.

PORte 
COCheReS

Any proposed porte cochere will require submittal of the porte 
cochere design to the Design Review Board for approval.

Table 6-5
Commercial Site Development Standards

MiniMUM PARCeL AReA NA

MAxiMUM DeveLOPMent FLOOR  
AReA RAtiO .35 

MiniMUM bUiLDinG SetbACkS (1) (2)  (7)

From Baseline Road Right-of-way (6) 15 ft
From 210 Freeway Right-of-way (5) 20 ft
From Planning Area Boundary Lines (6) 10 ft
From Residential Development 25 ft

PARkinG & DRive AiSLe SetbACkS (7)

From Baseline Road Right-of-way (5) 15 ft
From 210 Freeway Right-of-way (5) 25 ft
Of Entry Drive Aisles to Buildings 15 ft
From Planning Area Boundary Lines (6) 15 ft

MiniMUM LAnDSCAPe COveRAGe 8%

MAxiMUM bUiLDinG heiGht (4)

Main Structure 40 ft
Architectural Projections and Focal Elements such 
as Towers, Cupolas and other Appurtenances (3) 45 ft
Porte-Cocheres 1 story

1. All setback areas shall be landscaped.

2. All setbacks are measured to habitable area 
not architectural appurtenance or projection. 
An architectural projection is defined as 
an element that articulates the building 
elevation such as eaves, window and door 
pop-out surrounds, bay windows, pot shelves, 
chimneys, enhanced window sills, shutter 
details, window trim, balconies, pedestrian 
colonnades and other similar elements. 
Such elements may project a maximum of 
3 feet into setback areas.

3. Architectural element only not to be used 
for signage, subject to Planning Director 
approval.  

4. Building height is defined as the vertical 
distance to the top of the highest wall or 
roof ridge of the building as measured from 
the finished pad grade.

5. Subject to site plan review, where feasible, the 
setbacks may be reduced to 10 feet.

6. Subject to site plan review, where feasible, the 
setbacks may be reduced to zero feet.

7. For the purpose of consistency in integrating 
the commercial development in Development 
Areas A and B, the setbacks shall not apply to 
the county line.

6.7.3 Commercial Site Development Standards

Table 6-5, “Commercial Site Development Standards,” shall serve to regulate the development of commercial land 
uses within Planning Area 4 of the Park View Specific Plan.
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6.7.4 Commercial Parking 
Requirements

The following design requirements apply to all 
parking provided for the commercial center in 
Park View.

1. Parking Space Dimensions:

a. Parallel (curb adjacent) parking stall: 
Minimum 10’ x 23’.

b.  Angle parking stall:  9’ x 18’.

c. Stalls adjacent to walls or raised planters over 
8’ in height shall be a minimum of 12’ wide.

d. Handicap stall: Minimum 14’ in width per 
Title 24 of the California Government Code.

e. Loading space: Minimum 10’ x 20’ with 14’ 
vertical clearance.

2. Drive Aisle Dimensions:

a.   Two way drive aisle:  26’ at entry to include 
decorative paving as illustrated on Exhibit 
6-1, “Typical Commercial Driveway.”

b.    One way drive aisle: 21’.

3.  Compact parking spaces shall be marked 
“Compact” in 6 inch high letters.

4. No parking space shall be located in a manner 
requiring the driver to back up across a public 
sidewalk.

5. Curbs are required to be provided on all parking 
space abutting a property line or in other cases 
deemed necessary by City staff. In no instance 
shall parked vehicles be permitted to extend over 
the public sidewalk or property lines.

6. Any main parking aisle that is designated by the 
Fire Department as a fire lane shall be a mini-
mum of twenty four (24) feet wide.

a. Turning radii for fire trucks shall be designed 
to the satisfaction of the Fire Marshal with a 
minimum inside turning radius of 20 ft. and 
a minimum outside turning radius of 45 ft.

7.  Where a parking space sides onto a landscape 
area, a 24-inch wide concrete landing strip 
shall be provided to the satisfaction of the City 
Engineer.

Hirsch & Associates, Inc.
Landscape Architecture & Planning

2221 East Winston Road, Suite A
Anaheim, California  92806

Phone 714-776-4340    Fax 714-776-4395
www.hailandarch.com     LA#1710HAI 

Exhibit 6-1
Typical Commercial Driveway
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6.8 Landscape Standards

6.8.1 General Provisions

1. All landscape and irrigation plans for streetscapes 
and graphic designs with regard to the identity of 
the commercial component within Development 
Area A of Park View, or entry monuments shall 
conform to Section 7, “Design Guidelines,” of the 
Specific Plan and regulations as set forth herein 
and shall be subject to review and approval by 
the City of Upland at the time of Development 
Plan Review.

2. The Landscape Streetscape improvements for 
the Specific Plan area shall establish a landscape 
theme reminiscent of the regional landscape 
character of the surrounding area.

3. The design and improvement of all parks, includ-
ing landscape and irrigation plans, within the 
residential areas of the Specific Plan area shall be 
reviewed and approved by the City of Upland at 
the time of Development Plan Review.

4. Installation of landscaping and automatic irriga-
tion within the front yards of all residential areas 
will be provided by the home builder. At a mini-
mum, the builder will install turf and appropri-
ate shrubs and trees in the front yards of homes 
within residential areas. Areas not used for hard-
scape shall be planted. All landscape plans shall 
be reviewed and approved by the City of Upland 
at the time of Development Plan Review.

5. Installation of landscaping and automatic irriga-
tion within the commercial center will be pro-
vided by the developer.

6.8.2 Standards

1. Landscaping within Development Area A of the 
Specific Plan area shall be provided in accordance 
with the Design Guidelines utilizing plant ma-
terials specified on the Plant Palette included in 
Section 7, “Design Guidelines” established for 
the Park View Specific Plan.

2. Boundary landscaping will be required adjacent 
to residential and commercial areas. Landscaping 
shall generally be placed along the entire perim-
eter property line.

3. Landscaping and automatic irrigation systems 
within the public rights of way of the Specific 
Plan area shall be installed by the developer.

4. Freestanding perimeter walls and view fencing 
shall be provided within, and at the perimeter of 
the Specific Plan area as specified in the “Wall and 
Fence Master Plan” contained within, Section 7, 
“Design Guidelines.” Such walls and fences will 
be constructed concurrently with the construc-
tion of improvements required for development 
within the Specific Plan area.

5. Walls and Fencing – Perimeter walls shall be 
constructed in locations and of a design consis-
tent with the “Wall and Fence Master Plan” and 
“Wall Details” Exhibits located within Section 7, 
“Design Guidelines.” Perimeter walls shall not 
exceed six feet in height from finished grade. If 
required for sound attenuation, perimeter walls 
may exceed six feet in height, subject to the 
recommendations of an acoustical study as ap-
proved by the City of Upland. Perimeter walls 
shall be constructed of either masonry or other 
permanent, durable, low maintenance material. 
Thematic perimeter fencing shall be constructed 
of all durable materials, which may include 
materials with a wood-like appearance, or tu-
bular steel subject to approval by the City. In 
no instance shall wooden fencing be permitted 
along perimeters. 
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 Individual residential lot side and rear yard walls 
and fencing shall not exceed six feet in height 
from highest adjacent finished grade. Side and 
rear walls may exceed six feet in height if required 
by the City of Upland for sound attenuation pur-
suant to the recommendations of an Acoustical 
Report. Walls and fencing within the residential 
front yard setback area shall not exceed three feet 
in height. Side and rear yard walls shall be of 
masonry construction on both sides or of other 
permanent low maintenance materials. Front 
yard fences may be constructed of either wood, 
or any other durable materials with a wood like 
appearance, subject to approval by the Planning 
Department. View fencing may be of a decora-
tive wrought iron, tubular steel, aluminum glass 
panels, or other durable material approved by 
the City.

6. All perimeter wall and fence materials throughout 
Park View will be of uniform manufacture with 
colors specified for the overall design theme.

7. Non-toxic vegetation shall be utilized adjacent to 
all public open space areas.

8.  A sound attenuation wall or berm or combina-
tion wall and berm shall be constructed adjacent 
to the 210 Freeway by the project developer. 
The style and color of any freeway sound at-
tenuation wall shall match the style and color of 
existing freeway walls in Upland.  The height of 
the freeway wall shall be determined based on the 
recommendations of an acoustical report.

6.9 Signage

A Community Sign Program for Development 
Area A shall be submitted by the developer(s) of 
Park View and approved by the City of Upland to 
address the following:

1. Residential signage including but not limited 
to residential project entries, residential neigh-
borhood identification signs, entry to the City 
park, and residential way finding signs within 
Park View. 

2. Commercial signage including but not limited 
to entries, way finding, building and/or busi-
ness identification for anchor stores and in-line 
shops.

No project signs shall be permitted in the public 
right-of-way. All other signs shall be permitted sub-
ject to the approval of a sign permit pursuant to the 
City’s Development Code.

6.9.1 Freeway Signage

One freeway sign shall be permitted adjacent to the 
210 Freeway right of way within Planning Area 4  
with a maximum height of forty (40) feet above the 
adjacent grade of the 210 Freeway right of way.

6.9.2 Master Sign  
Program Contents 

All sign programs shall address, at a minimum, 
the following:

1. Permitted signs.

2. Prohibited signs.

3. The hierarchy of signage.

4. Definition of types of signs.

5. Locations and dimensions for monument signs, 
neighborhood identification signs, and public 
facilities signs.

6. Locations and dimensions of directional signage.

7. Provisions for size, location, and duration 
of display of temporary signs.

8. Permitted sign types, styles, construction 
materials, colors, and lettering styles.

9. Requirements for a sign permit application.

a. Procedures for obtaining 
approval of a sign permit.

b. Procedures for amendments 
to the sign program.
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6.11 Park Furniture

Park furniture, including but not limited to, benches, 
barbecues and picnic tables, shall be approved as 
part of the City of Upland Development Review of 
parks, paseos and other public gathering places.

6.12 Public Transit Facilities

Bus turn outs and any shelters shall be installed by 
the developer in a number of locations designated by 
OmniTrans. The design of the shelter shall be com-
patible with the architectural character established at 
the project entries to Park View. Sites for bus shelters 
and bus stops shall provide an area adequate for the 
installation of benches, trash receptacles and shel-
ters.  The location and design of any required bus 
turn outs, bus pads, and bus shelters shall be submit-
ted for Design Review Board approval as part of the 
approval of the commercial center.

6.13 Mailboxes

Within residential Planning Areas mailboxes shall be 
clustered and installed in locations approved by the 
U. S. Postal Service and the City of Upland.

6.14  Trash Receptacles and 
Enclosures

6.14.1 Residential Areas

Trash receptacles within single family detached and 
single family attached greencourt homes, paired 
homes, triplex condominiums and row and cluster 
townhomes shall be located either within the garages 
of these homes or within an enclosed area of a side or 
rear yard of these homes. Trash enclosures for multi-
family stacked flats and townhomes shall be fully en-
closed areas to screen trash bins from view and shall 
be located, sized and constructed in accordance with 
City of Upland requirements and subject to Design 
Review Board approval. 

6.10 Lighting

6.10.1 Street Lights along  
Public Streets

Public street lighting within Development Area A of 
the Specific Plan area shall be installed in accordance 
with City of Upland standards and in conformance 
with the City of Upland requirements for place-
ment of light poles and trees near light poles. Street 
lights installed within Park View Promenade shall 
be the type and style specified in Section 7.7.12,” 
Outdoor Lighting,” of the  Design Guidelines of this 
Specific Plan.

6.10.2 Residential Alley  
Lighting Fixtures

Alley lighting fixtures shall be on sensors for auto-
matic nighttime lighting. Style and specifications for 
alley lights shall be subject to City approval as part 
of the City’s Development Review.

6.10.3 Lighting within Parks, Paseos, Tot 
Lots and Other Recreational Areas

Lighting within parks, paseos, tot lots and other rec-
reational areas shall be subject to City approval as 
part of the City’s Development Review of these fa-
cilities. Lighting levels within parks and other public 
open space and recreational areas shall average one 
foot candle.

6.10.4 Lighting in Parking Lots

Lighting within commercial parking lots and park-
ing lots serving parks and other recreational facilities 
shall be subject to City approval as part of the City’s 
Development Review of these facilities. Lighting 
levels on fixtures shall average one footcandle.
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6.14.2 Commercial Areas

Trash receptacles for commercial area shall be fully 
enclosed to screen trash bins from view and shall be 
located, sized, and constructed in accordance with 
City of Upland requirements. Underground electri-
cal and telephone conduits and service lines shall 
be provided by the developer to commercial trash 
enclosures to facilitate disposal account tracking au-
tomation units.
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Section 7. 
Design Guidelines

A solitary figure stands 
on a mesa at the head of 
the plain lying between 
the floodwater washes of 
the Cucamonga Canyon 
on the east and the San 
Antonio Canyon on 
the west. He is heavily 
bearded, slightly above 
medium height, with 

thoughtful blue eyes, stands gazing at the plain 
beneath his feet where blue sky and purple sage 
brush merge and melt into one. There is not one 
human habitation visible, after the infrequent rains, 
the mesa is covered with wild flowers. The tract that 
he is so interested in is seven miles long, running 
from north to south, and varies from a mile to three 
miles wide. The plain is slightly inclined, falling in 
a continuous slope to the horizon. This lovely slope, 
lying at the foot of snow-capped Old Baldy is use-
less for cultivation unless water can be brought to it 
from the mountains, and this is exactly what George 
Chaffey will do. 

Upland would become one of the initial irrigation 
colonies established by George and William Chaffey, 
purchased as a part of the “Ontario Model Colony.” 
George with the mechanical mind, and vision, com-
plimented the skills of his brother, William, who was 
the horticulture and soil expert. Their partnership 
would establish one of the first Southern California 
communities to offer its residents public services 
and amenities. 

“The bare plains smiled and a hundred million blades 
of grass grew where none grew before. Sage-brush, malle, 
salt bush, and mesquite, gave way to orange, figs, olives 
and date and corn.”

George Chaffey’s vision of the “Ontario Model 
Colony” featured an irrigation system and the first in 
the West to use mountain streams to generate elec-
tric current. The main thoroughfare was an impor-
tant part of that dream, it would start in North 
Ontario, (later to become Upland) it would capture 
the imagination and interest of people throughout 
the world.

Today Upland is a major California city with a bal-
ance of land uses and a thriving Community. These 
Design Guidelines are intended to ensure that 
future development within Park View will reflect 
the rich history of the City of Upland and the 
surrounding region. 

7.1 Architectural Context

Upland has a rich agricultural legacy of farming 
including citrus orchards, grape vineyards and alfalfa 
fields. Typical of Southern California farming com-
munities, historically, Upland has a variety of tradi-
tional architectural styles. 

Western European and East Coast architectural 
details and forms were incorporated into the farm 
houses and local styles evolved from Spanish and 
Tuscan styles and new interpretations of Monterey, 
Traditional, Craftsman and Ranch styles were 
erected. Architectural styles, elements and massing 
were reinvented utilizing available indigenous build-
ing materials.

Plan designs and elements such as window sizes and 
proportions were modified to address local climatic 
conditions which were warmer and drier. Materials 
were plaster, stucco and siding with brick, stone or 
other masonry accent materials. The sunny Southern 
California climate allowed year round use of outdoor 
spaces and inspired covered porches and balconies. 



Chapter 1
Section 7. Design Guidelines

Park View
P

 7-2 March 10, 2008

Southern California was also influenced by Spanish 
architectural styles brought to the region by Spanish 
settlers and missionaries. These homes were well 
suited for the temperate climate of Southern 
California. The architectural theme for the Park View 
Specific Plan is based upon these historical styles 
found in Upland and the architectural styles have 
been selected in order to be reflective of older neigh-
borhoods of historic Upland.

Each architectural style outlined in these guidelines 
should be detailed with elements that represent the 
authentic character of that particular style. Together 
the styles should be designed to create a neighbor-
hood character that will be sustainable over time. 
Each home should contribute to the architectural 
character of the neighborhood. Design elements such 
as porches, recessed windows, architectural details 
and accents, alternate garage configurations and ori-
entations, covered balconies, and articulated eleva-
tions are encouraged to enhance individual homes 
and to promote the overall neighborhood character.

These Guidelines are organized into the following 
sections:

•	 Design	Objectives

•	 Architectural	Styles	

•	 Massing	Principles

•	 Materials	&	Detailing

•	 Home	Types

•	 Landscape	Design

7.1.1 Design Objectives for 
Architectural Character

Architectural design should provide for high quality 
neighborhoods. 

•	 Residential	 project	 design	 should	 consider	 the	
total context of the site  with the incorporation 
of appropriate scale and proportions of building 
massing and details.

•	 The	use	of	transitional	spaces	between	common	
and private areas such as entry courtyards, private 
patios, low walls, and porches is encouraged.

•	 The	 variation	 of	 both	 front	 and	 rear	 build-
ing setbacks should be implemented to create 
visual variety.

•	 The	 variation	 of	 garage	 placement	 on	 adjacent	
lots is encouraged to provide a more diverse street 
scene.

•	 Residential	structures	should	be	varied	in	mass-
ing and articulation to provide visual interest.

Neighborhoods should be sustained over time. 

•	 Architectural	 design	 themes	 should	 reflect	 his-
toric Southern California styles.

•	 The	use	of	natural	indigenous	building	materials	
and colors is encouraged.

•	 Structures	 should	 incorporate	genuine	architec-
tural details and decorative features.

Architectural design should relate to human scale. 

•	 The	location	of	doors	and	windows	should	con-
sider indoor/outdoor relationships to create inti-
mate and secure spaces.

•	 Architectural	 designs	 should	 create	 a	 cohesive	
community without dominating the overall 
street scene.

Building design should be sensitive to climatic con-
ditions and context. 

•	 Building	elevations	should	consider	sun	orienta-
tion by including shaded and sheltered areas.
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•	 Variation	of	architectural	designs	should	include	
methods of protection from inclement weather.

•	 Residential	structures	should	be	compatible	with,	
and responsive to, the environmental setting.

•	 Building	designs	should	incorporate	spaces	that	
encourage outdoor use to take advantage of tem-
perate climatic conditions.

Architectural design should incorporate materials 
and techniques that are cost effective. 

•	 The	 use	 of	 building	 materials	 should	 reflect	
the implementation of efficient construction 
methods.

•	 Building	 elevations	 should	 include	 compatible	
window and doors sizes that create a consistent 
design theme.

•	 Construction	techniques	should	incorporate	the	
use of standard components and dimensions.

Diversity is a fundamental guiding principle at 
Park View. This ensures that neighborhoods are 
varied and that blanket uniformity is avoided. 

•	 Builders	are	required	to	produce	a	minimum	of	
two styles for a 3-plan design program, and three 
styles for a 4-plan or more design program.

•	 No	 identical	 elevations	 are	 permitted	 on	
adjacent lots.

•	 The	design	of	front	doors	and	garage	doors	shall	
be varied from house to house or unit to unit.

•	 Residential	builders	proposing	patio	trellises	are	
required to submit a minimum of three alterna-
tive patio trellis designs for approval by the City’s 
Design Review Board as part of the amenity 
package required as part of any development 
approval.
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7.1.2 Commercial Design Objectives

•	 Interpret	Craftsman	architectural	style	to	reflect	
the historical character of the region. 

•	 Emphasize	 architecture	 style/scale	 that	 is	 com-
patible with the residential architecture.

•	 Utilize	a	variety	of	materials	and	color	to	create	
interest and diversity and reinforce the overall 
design theme.

The Park View Design Guidelines are to be used 
as a tool to ensure the character and design qual-
ity anticipated for the Community. The Guidelines 
express objectives and approaches rather than for-
mulas and standards, allowing certain architectural 
creativity and flexibility. The images and sketches 
illustrated in the Guidelines are intended to be con-
ceptual in nature and are to be used as general visual 
aids in understanding the basic architectural design 
intent of Park View. They are not meant to depict 
specific commercial uses or architectural solutions. 
Final architectural character will be developed as 
part of the site plan approval for the Commercial 
Planning Area.

7.1.3 Residential Design Objectives

•	 Interpret	 architectural	 styles	 that	 are	 authentic	
and reflect the historical character of the region. 

•	 Emphasize	 styles	 of	 architecture	 that	 are	 com-
patible, yet vary enough to create interest 
and diversity.

•	 Create	 visually	 interesting	neighborhood	 streets	
by varying elevation and floor plan plotting.

•	 Utilize	authentic	materials	and	colors	that	rein-
force the overall design theme.

•	 Emphasize	 front	 elevations	 that	 relate	 strongly	
to the street and contribute to the livability of 
that realm.

•	 Provide	alternative	garage	configurations.

The Park View Design Guidelines are to be used as a 
tool to ensure the character and design quality antic-
ipated for the Community. The Guidelines express 
objectives and approaches rather than formulas and 
standards, allowing certain architectural creativity 
and flexibility. The images and sketches illustrated 
in the Guidelines are intended to be conceptual in 
nature and are to be used as general visual aids in 
understanding the basic architectural design intent 
of Park View. They are not meant to depict specific 
floor plans or architectural elevations. Final archi-
tectural character will be developed as part of the 
site plan/tentative map approval for each Residential 
Planning Area.
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7.2 Architectural Styles

The architectural character within each neighbor-
hood shall consist of complementary traditional 
architectural styles. The materials and colors of these 
home styles shall complement the overall neighbor-
hood design. 

Acceptable architectural styles within Park View 
include:

Commercial

•	 Craftsman

Residential

•	 Craftsman

•	 Tuscany

•	 Monterey

•	 Spanish	Colonial

•	 Traditional

•	 Ranch

The styles selected share similar design attributes 
and have been selected in response to the following 
considerations:

•	 They	have	a	historic	relevance	to	the	region.	

•	 They	are	compatible	and	complementary.

•	 They	can	be	interpreted	in	a	variety	of	ways.	

•	 They	are	generally	accepted	by	the	market.

•	 They	can	be	constructed	using	current	building	
materials and methods.

Note: Additional styles proposed by the homebuilder must 
be submitted to and approved by the City of Upland. 
Builders may submit home designs using alternative 
architectural styles, provided they are appropriate 
to the region and compatible with the character of 
Park View.
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7.2.1 Craftsman

7.2.1.1 History and Character

The Craftsman style home evolved from the late 19th 
century American Arts and Crafts movement. These 
moderately detailed buildings are characterized by 
the use of handcrafted architectural elements and 
details. Broad open porches, low sloping roofs, deep 
overhangs, multiple gables, trellis features, oversized 
first floor windows, expressive trim, rafters, brackets, 
and wood columns with masonry bases characterize 
the Craftsman style.

7.2.1.2 Massing

•	 Horizontal	 proportions	 simple	 massing	 often	
asymmetrical at the second level.

7.2.1.3 General Materials

•	 Simple	roof	lines	with	wide	projecting	gables.

•	 Covered	entry	and	roofed	porches.

•	 Deep,	broad	porch	elements.

•	 Expressive	 structural	 elements	 such	 as	 rafters,	
posts, and columns.

•	 Use	 of	wood,	 stone	 or	 brick	 at	 porch	 columns	
typical.

•	 A	 mixture	 of	 materials	 such	 as	 stucco,	 stone,	
brick and shingle siding.

•	 Asymmetrical	window	and	door	compositions.

7.2.1.4 Roof Materials and Forms

•	 Predominantly	 low-pitched	 gabled	 roofs,	 occa-
sional hipped or shed roofs.

•	 Shallow-pitched	roofs	with	deep	overhangs.

•	 Roof	dormers.

•	 Flat	 concrete	 tile	 or	 architectural	 grade	 asphalt	
shingle.

7.2.1.5 Detail Elements

•	 Large	gables.

•	 Low	pitch	roofs	with	flat	concrete	tile.

•	 Windows	with	accent	mullions.

•	 Exposed	rafters	and	outlookers.

•	 Decorative	gable	vent	detail.

•	 Front	door	and	garage	door	styles	including	win-
dows and other design details shall be compatible 
with the architectural style of the home.

Craftsman style

ELEMENT MINIMUM	REQUIREMENTS

Form

•	 Simple	two	story	with	asym-
metrical massing on second 
level.

•	 Horizontal	proportions
•	 50%	covered	porches

Roof

•	 Shallow,	low	pitched	roofs	(3.5	
to	5:12)

•	 Predominately	gable	roof	forms	
with roof dormers

•	 Flat	Concrete	tile	or	
Architectural grade asphalt 
shingle 

Walls
•	 Horizontal	siding	and	stucco
•	 Stone,	wood,	brick	or	shingle	

accents

Windows

•	 Paired	windows,	Windows	with	
horizontal mullion patterns

•	 Decorative	wood	trim	and	
headers

Details

•	 Heavy	porch	columns	(18”	
minimum)

•	 Exposed	rafters	and	outlookers	
(18”	minimum)

Colors
•	 Mid	to	darker	earth	tone	hues
•	 Darker,	richer	fascia	and	trim	

colors
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7.2.2 Tuscany

7.2.2.1 History and Character

Tuscan-inspired homes began appearing at the turn 
of	 the	 20th	Century	 in	 Southern	California	 as	 an	
interpretation of the picturesque movement in 
art where the architecture was less formalized and 
more responsive to the natural environs. Arranged 
building forms of predominantly stucco and stone 
with tile roofs reflecting the architectural styles of 
Northern	Italy	took	root	in	informal	plan	arrange-
ments and massing. 

7.2.2.2 Massing

•	 Simple	massing	with	assembled	forms	and	varied	
roof forms.

7.2.2.3 General Materials

•		 Stucco	finished	walls	and	columns.

•		 Large,	simple	roof	planes.

•		 Extended	roof	overhangs.

•		 Wood	posts	or	masonry	columns.

•		 Simple	stucco	chimneys.

•		 Simple	wrought	iron,	metal	railings	and	details.

•		 Shutters	as	occasional	accent.

•		 Deep	recessed	openings.

•		 Covered	patios	/porches.	

7.2.2.4 Roof Materials and Forms:

•	 Low-pitched	roofs,	concrete	‘S’	tile	roofs.

•	 Stucco	eave	details	or	wood	corbeled	rafter	tails.

•	 Gable	end	roof	vents	with	deco-
rative stucco accents.

•	 Hip	and	appropriate	gable	roofs.	

7.2.2.5 Detail Elements

•	 Varied	stucco	finish.

•	 Shallow	pitch	roof.

•	 Exposed	rafter	tails.

•	 Arched	openings.

•	 Recessed	windows.

•	 Stone	or	pre-cast	window	accents.

•	 Wrought	iron	accents.

•	 Vertical	proportioned	windows.

•	 Front	door	and	garage	door	styles	including	win-
dows and other design details shall be compatible 
with the architectural style of the home.

tusCany style

ELEMENT MINIMUM	REQUIREMENTS

Form
•	 Simple	massing
•	 Two	story	building	with	

assembled forms

Roof

•	 Low	pitched	roofs	(3.5	to	5:12)
•	 Mainly	hip	roof	forms	(50%)
•	 Extended	overhangs	(12”	

minimum) 
•	 Flat	or	mission	concrete	tile

Walls
•	 Smooth	or	varied	stucco	finish
•	 Stone	or	pre-cast	window/door	

accents

Windows

•	 Vertical	window	proportions	
often grouped together

•	 Recessed	feature	windows	
(25%)

•	 Arched	or	rectangular	windows

Details

•	 Tower	elements	encouraged
•	 Arched	openings	(25%)
•	 Decorative	brackets	below	roof	

or exposed rafter tails
•	 Simple	wrought	iron	accents

Colors
•	 Mid	range	warmer	hues
•	 Contrasting	natural	trim	colors



Park View
P

Chapter 1
Section 7. Design Guidelines

 7-9March 10, 2008

 

  Tuscany 
 

Tuscany



Chapter 1
Section 7. Design Guidelines

Park View
P

 7-10 March 10, 2008

7.2.3 Monterey

7.2.3.1 History and Character

The Monterey style is a combination of Spanish con-
struction methods and the basic two-story Eastern 
Colonial house. The wooden second story enabled 
single story Spanish Adobe homes to be developed 
as two- story homes. Cantilevered balcony elements 
defined the front of the house which originally used 
adobe wall construction. Exposed rafters, gable or 
hipped roof, simple wood posts and side chimneys 
that anchor one end of the house, accompany the 
balcony as Monterey design elements.

7.2.3.2 Massing

•	 Simple,	 straightforward	 rectangular	 or	 “L”	
shaped building forms.

•	 Cantilevered	balcony	and	covered	colonnades.

7.2.3.3 General Materials

•	 Stucco	on	first	level.

•	 Siding	on	second	floor.

•	 Use	of	brick	or	stone	on	first	level.

•	 Shutter	accents.	

•	 Wood	or	stucco	trim.

•	 Brick	and	siding	used	to	accent	stucco	forms.

7.2.3.4 Roof Materials and Forms

•	 Flat	concrete	tile.

•	 Simple	forms	with	low	pitch.

•	 Gable	forms	are	predominant.

•	 Tight	rake	ends.

•	 Extended	eaves	with	exposed	rafter	tails.

7.2.3.5 Detail Elements

•	 Wood	balcony	railing.

•	 Recessed	windows.

•	 Wood	corbels.

•	 Accent	shutters.

•	 Front	door	and	garage	door	styles	including	win-
dows and other design details shall be compatible 
with the architectural style of the home.

monterey style

ELEMENT MINIMUM	REQUIREMENTS

Form

•	 Two	story	massing	with	simple	
roof forms

•	 Cantilevered	balconies	and	
porches

•	 Rectangular	or	“L”	shaped	
buildings

Roof

•	 Low	to	medium	pitched	roofs	
(4:12	to	6:12)

•	 Simple	gable	roof	forms
•	 Flat	(encouraged)	or	mission	

concrete tile 

Walls

•	 Smooth	stucco	with	siding	on	
the second floor

•	 Brick,	stone	or	shingle	accent	
materials

Windows

•	 Vertical	windows	with	multiple	
panes (mullion required on 
front elevations)

•	 Decorative	wood	trim	in	
traditional design

Details

•	 Covered	balconies	with	wood	
railing	(100%)

•	 Decorative	corbels
•	 Shutter	accents	on	windows
•	 Exposed	rafters	and	outlookers	

(12”	minimum)

Colors
•	 Light	tones	on	body
•	 Darker,	wood	toned	trim	colors



Park View
P

Chapter 1
Section 7. Design Guidelines

 7-11March 10, 2008

Monterey

 

       Monterey 
 



Chapter 1
Section 7. Design Guidelines

Park View
P

 7-12 March 10, 2008

7.2.4 Spanish Colonial

7.2.4.1 History and Character

Spanish Colonial homes are an adaptation of the 
Mission Revival style, reflecting features such as 
strong form and mass, plain wall surfaces, and tile 
roofs. The Spanish Colonial style is often character-
ized by a semi-formal plan arrangement such as a 
courtyard design.

7.2.4.2 Massing

•	 Simple	 massing	 and	 forms	 and	 varied	 roof	
forms.

7.2.4.3 General Materials

•	 Stucco	finished	walls.

•	 Wood/stucco	columns.

•	 Decorative	stucco	chimneys.

•	 Round	arches.

•	 Decorative	columns	and	trim.

•	 Ornate	wrought	iron	railing	and	accents.

•	 Wood	shutter	accents.

•	 Thick	walls.	

•	 Deep	recessed	openings.

•	 Stucco	or	tile	details	at	gable	ends.

7.2.4.4 Roof Materials and Forms

•	 Low-pitched	roofs,	with	minimal	overhang.

•	 Tight	rake	ends.

•	 Extended	eaves	with	exposed	rafter	tails.

•	 Gables	and	hip	roofs	typical.

•	 Shallow	sloped,	concrete	‘S’	tile	roofs.

7.2.4.5 Detail Elements

•	 S-Tile	roof.

•	 Arched	window/door	openings.

•	 Recessed	window.

•	 Ornamental	wrought	iron	details.

•	 Vertical	proportioned	windows.

•	 Front	door	and	garage	door	styles	including	win-
dows and other design details shall be compatible 
with the architectural style of the home.

spanish Colonial style

ELEMENT MINIMUM	REQUIREMENTS

Form
•	 Simple	massing
•	 Two	story	building	forms

Roof

•	 Low	pitched	roofs	(3.5:12	to	
5:12)

•	 Mainly	gable	with	accent	hip	
roof forms

•	 Exposed	eaves	or	continuous	
fascia board

•	 Mission	or	“S”	concrete	tile

Walls
•	 Smooth	or	varied	stucco	finish
•	 Thickened	walls	on	focal	areas	

of front elevation

Windows

•	 Vertical	window	proportions	
often paired or in groups

•	 Recessed	feature	windows
•	 Round	arched	or	rectangular	

windows

Details

•	 Round	arched	openings	on	
front elevation

•	 Decorative	wrought	iron	
accents

•	 Decorative	stucco	chimneys
•	 Wood	shutter	accents

Colors
•	 Lighter	tone	body	colors
•	 Contrasting	wood	tone	trim	

colors
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7.2.5 Traditional

7.2.5.1 History and Character

The Traditional style is based on classical design 
principles established in the American Colonial 
period and interpreted or blended with the Prairie 
and Bungalow regional styles. Massing is horizontal 
in appearance with vertical proportioned windows 
and door surrounds. Front porches are common. 
The houses are composed of simple forms with cen-
tered entry elements over the front door.

7.2.5.2 Massing

•	 Simple,	symmetrical	massing.

•	 Typical	two	story	rectangular	masses	with	added	
one-story elements such as porches forming more 
complex building configurations.

7.2.5.3 General Materials

•	 Symmetrical	 and	 asymmetrical	 composition	 of	
doors and windows are common.

•	 Simple	classical	details	such	as	columns.

•	 Siding	or	stucco	with	brick	veneer	accents.

•	 Front	porches	with	wood	columns	and	railings.

•	 Stone	and	brick	veneer.

7.2.5.4 Roof Materials and Forms

•	 Medium	roof	pitch	with	pitched	roof	dormer.

•	 Shallow	roof	pitch	used	over	the	porch.

•	 Flat	concrete	roof	tile.	

•	 Dormers	reinforce	symmetrical	elevations.

•	 Bay	windows	and	shed	roofed	elements	added	to	
simple building forms.

•	 Cupolas,	weather	vanes	and	other	decorative	roof	
ornamentations.

7.2.5.5 Detail Elements

•	 Symmetrical	or	centered	entry	feature.

•	 Shutters	accented	with	color.

•	 Columns	at	entries	and	porches.

•	 Roof	dormers.

•	 Front	door	and	garage	door	styles	including	win-
dows and other design details shall be compatible 
with the architectural style of the home.

traditional style

ELEMENT MINIMUM	REQUIREMENTS

Form

•	 Simple,	symmetrical	building	
forms

•	 Two	story	rectangular	massing
•	 Single	story	porches	(50%)

Roof

•	 Medium	to	steep	pitched	roofs	
(5:12	to	12:12)

•	 Predominately	gable	roof	
forms, Roof dormers

•	 Flat	Concrete	tile	or	
Architectural grade asphalt 
shingle

Walls

•	 Horizontal	siding	(75%	of	
front elevation) and stucco

•	 Stone	or	brick	veneer	
encouraged

Windows

•	 Symmetrical	window	and	door	
composition

•	 Decorative	wood	trim	and	
headers (All front windows)

Details

•	 Classical	porch	columns	(12”	
minimum)

•	 Bay	windows
•	 Enriched	wood	fascia

Colors

•	 Mid	to	darker	earth	tone	hues
•	 Darker,	richer	fascia	and	trim	

colors
•	 Accent	colors	on	shutters
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7.2.6 Ranch

7.2.6.1 History and Character

The Ranch style is reminiscent of the early ranchers 
and farmers of Southern California. The Ranch Style 
evolved regionally in response to available building 
materials and environmental considerations. The 
distinctive porch covered terrace elements are a nat-
ural response to the temperate Southern California 
climate. Ranch style homes utilized simplified 
architectural details inspired by Spanish Colonial, 
Colonial and Monterey architecture.

7.2.6.2 Massing

•	 Simple	horizontal	massing	and	rectilinear	forms.

7.2.6.3 General Materials

•	 Stucco,	board	and	batten,	and	horizontal	siding.

•	 Porches	 along	 front	 and	 rear	 elevations	 with	 a	
shallow roof break.

•	 Decorative	shutters	at	windows.

•	 Wood	window	trim	surrounds.

•	 Simple	column	and	railing	detailing.

•	 Substantial	(8”	x	8”	min.)	wood	columns.

7.2.6.4 Roof Materials and Forms

•	 Horizontal	 gable	 roofs	with	medium	pitch	 and	
deep overhangs.

•	 Porches	with	shallow	roof	pitch.

•	 Gabled	dormers.

7.2.6.5 Detail Elements

•	 Corbeled	wood	columns.

•	 Heavy	rafter	elements.

•	 Simple	accent	shutters.

•	 Minimum	8”	x	8”	wood	posts.

•	 Front	door	and	garage	door	styles	including	win-
dows and other design details shall be compatible 
with the architectural style of the home.

ranCh style

ELEMENT MINIMUM	REQUIREMENTS

Form
•	 Simple	horizontal	massing
•	 Rectilinear	forms
•	 50%	covered	porches

Roof

•	 Medium	pitched	roofs	(5:12	
to	7:12)	with	shallow	pitched	
porch roofs

•	 Predominately	gable	roof	
forms, gabled roof dormers

Walls
•	 Horizontal	siding,	board	and	

batten and stucco
•	 Stone	or	brick	accents

Windows

•	 Paired	windows,	or	windows	
with shutters

•	 Windows	with	horizontal	
mullion patterns (All front 
windows)

•	 Decorative	wood	trim	and	
headers

Details

•	 Heavy	wood	columns	(8”	x	8”	
minimum)

•	 Heavy	exposed	rafters	and	
outlookers	(18”	minimum)

Colors
•	 Mid	to	darker	earth	tone	hues
•	 Darker,	richer	fascia	and	trim	

colors or contrasting white
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7.3 Commercial Design 
Guidelines

7.3.1 Massing Principles 

This section provides guidelines for creating com-
mercial development that reflects a village charac-
ter and with buildings that are proportionate to a 
human-scale and inviting to the pedestrian.

7.3.2 General Elements

The general elements of building massing include

•		 Street-side	Articulation.

•		 Rear	Articulation.

7.3.3 Objectives

•		 Incorporate	single-story	elements.

•		 Minimize	two-story	dominance	on	street	scene,	
sidewalks and open spaces.

7.3.4 Street-side Articulation

The elevation of commercial buildings that faces the 
street, parking lot and pedestrian greenbelts is an 
important element in creating a quality community 
at Park View. Close attention will be placed on the 
elevations and how they address the vehicular and 
pedestrian experience. 

7.3.5 Rear Articulation

The rear elevation of commercial buildings should 
provide detail to reinforce the architectural style 
of the commercial development. Generally, unar-
ticulated walls and repetitious elements should be 
avoided. The rear elevations should de-emphasize the 
service function often associated with the “back” of 
commercial centers and should be designed to relate 
to adjacent residential neighborhoods and address 
associated pedestrian activity and connectivity. The 
rear elevation of commercial buildings should be 
proportionate to human scale.

7.3.6 Setbacks

All building setbacks within the commercial plan-
ning areas of Park View shall comply with the 
development	 regulations	 contained	 in	 Section	6,	
“Development Regulations,” of the Park View 
Specific Plan.

7.3.7 Materials and Details

Architectural materials and detailing are central ele-
ments to creating quality communities. Appropriate 
focus should be given to the architectural details and 
the design of the details and architectural elements 
of commercial buildings.

Architectural details such as canopies, awnings, par-
apets, and cornices should be incorporated to add 
massing interest to the building, enhance articulate 
building entries, and screen mechanical equipment.

7.3.8 General Elements

The general elements comprising the materials and 
details of commercial buildings are

•	 Wall	Materials/Finishes.	

•	 Accent	Materials.	

•	 Doors	and	Windows.	

•	 Exterior	Color.

•	 Exterior	 lighting	 should	 reinforce	 the	 architec-
tural character of the commercial center.

7.3.9 Wall Materials/Finishes

Approved Materials

•	 Board	and	batten	siding.

•	 Cement	plank	siding.

•	 Stucco.

•	 Exposed	masonry	walls	(brick,	
slump block, etc.)

•	 Stone,	brick,	brick	veneers	(accent	materials).

•	 Canvas	or	metal	canopies.
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•	 Canvas	or	metal	awnings.

Approved Finishes

•	 Stucco	 finishes	 appropriate	 to	 the	 architectural	
style of the building. 

•	 Smooth	or	sand	finishes	are	encouraged.	Heavy	
or	Spanish	Lace	stucco	finishes	are	prohibited.

Accent Materials

Accent materials help to break up the massing of 
larger building and enhance the pedestrian experi-
ence within the commercial center. Accents can be 
used to reinforce the architectural theme of com-
mercial buildings.

7.3.10 Doors and Windows

The design and detail of the doors and windows on 
individual commercial building should reinforce the 
building’s architectural design. Storefront doors and 
windows should maintain proportions compatible 
with adjacent residential homes within Park View.

7.3.11 Exterior Color

Commercial building colors are important to 
establishing a blended community at Park View, 
and the exterior colors should be compatible with 
the adjacent residential neighborhoods within the 
Community. Exterior colors shall contribute to 
establishing the overall architectural style of the 
commercial center.

7.3.12 Exterior Lighting

All exterior lighting should reinforce the architec-
tural character of the commercial center.
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7.4 Residential Design Guidelines

7.4.1 Massing Principles 

This section provides guidelines for creating neigh-
borhoods and streetscenes with a variety of building 
forms that are proportionate to a human scale and 
inviting to the pedestrian.

7.4.2 General Elements

The general elements of building massing include:

•	 Front	Articulation.

•	 Rear	Articulation.

•	 Garage	Placement.

•	 Roof	Form.

•	 Balconies	and	Projections.

•	 Building	Offsets/Variable	Setbacks.

7.4.3 Objectives

•	 Incorporate	single-story	elements.

•	 Avoid	large	flat	two-story	walls	

•	 Vary	building	setbacks	along	the	street.

•	 Minimize	visual	impact	of	garages.	

7.4.4 Front Articulation

Intent

The front elevation of the home is an important ele-
ment in creating a quality community at Park View. 
Close attention will be placed on the elevations and 
how they address the streetscene. Emphasis on loca-
tion and entry designs, living areas and garages will 
provide a special street appeal. Emphasis on a variety of 
building massing will create a diverse  streetscene.

Guidelines

•	 Building	massing	should	reflect	
the architectural style.

•	 Massing	elements	should	project	enough	to	avoid	
elevations that appear to be “tacked on.”

•	 Building	 details	 such	 as	 doors	 and	 windows	
should be in proportion to the overall massing.

•	 Building	form	is	encouraged	to	reflect	the	interior	
uses of the home.

•	 Front	 elevations	 for	 two-story	 single	 family	
detached homes should be twenty five percent 
(25%)	 single	 story	 homes.	 The	 single	 story	
minimum requirements may be met by the 
average of all floor plans within each residential 
Planning Area.

•	 Twenty	five	percent	(25%)	of	the	front	elevation	
of all single family attached homes should consist 
of single story elements.

•	 Recessed	 two-story	 elements	 should	 create	
human scale buildings. 

•	 All	homes	should	have	at	 least	two	plane	varia-
tions, excluding the garage in the front elevation 
massing.

7.4.5 Side and Rear Articulation

Intent

All buildings shall be designed to have four sided 
architectural elements. All side and rear elevations 
shall include detailing and/or accents that reflect 
the architectural style of the home. Special atten-
tion shall be given to the design of those dwellings 
adjacent to or in close proximity of major com-
munity roadways, common areas, open spaces, or 
entry features. Whether viewed from distant or close 
range, massing requirements will be implemented to 
ensure positive community character in these condi-
tions. Generally, repetitious elements such as similar 
building profiles and continuous gable ends are to 
be avoided.

Guidelines

•	 Architectural	massing	and	articulation	should	be	
consistent with the style of the home.
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•	 Plans	shall	incorporate	projections	and/or	offsets	
that extend from the main wall plane.

•	 Vertical	and	horizontal	plane	
breaks are encouraged. 

•	 Homes	 directly	 adjacent	 to	 arterial	 roadways,	
collector roads, entry drives, common areas, and 
open spaces should be given particular attention 
in their rear articulation, contributing positively 
to these edges. Enhanced second story elevations 
are required along arterial streets, open space 
edges, and along freeway frontage.

•	 Building	 details	 such	 as	 doors	 and	 windows	
should be in proportion to the overall massing.

•	 All	homes	should	have	at	 least	one	plane	varia-
tion in the rear elevation massing.

7.4.6 Garage Design – Detached

Intent

The configuration, location and orientation of the 
garage on the lot are integral design elements, both 
for the composition of the home and its contribu-
tion to the streetscene. De-emphasizing the garage 
is important in order to maintain the overall com-
munity design. Emphasizing the living areas of the 
home as they address the street will achieve this goal. 
Placing living areas forward promotes social interac-
tion and facilitates “eyes on the street” for neighbor-
hood security, while at the same time establishing 

neighborhood orientation to the pedestrian instead 
of the automobile.

Guidelines

•	 Rear	facing	and	side	oriented	garages	are	encour-
aged.	Fifty	percent	(50%)	of	all	garages	shall	be	
oriented away from neighborhood streets.

•	 Garage	door	patterns	should	vary	among	eleva-
tion types and reinforce the architectural theme 
of the home.

•	 Standard	 3-car	 garage	 configurations	 are	
prohibited.

7.4.6.1 Garage Treatments

The home and the yard rather than the garage must 
be the primary emphasis of the elevation as seen 
from the street. Garage door design shall reinforce 
the architectural style of the home. The following 
techniques should be utilized to reduce the emphasis 
on the garage, and therefore, enhance the variable 
massing of the streetscene.

Deep Recessed Garages

Setting the garage back to the middle or rear of the 
lot. This design treatment is intended to expose more 
living space areas toward the street, further reducing 
the visual impact of the garage along the street.
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the living areas of the homes in an attached product 
as they address the street will achieve this goal. 

Attached products or home types should minimize 
garage visibility from streets and/or common areas.

Guidelines

•	 Attached	 products	 with	 garages	 oriented	 onto	
streets are strongly discouraged.

•	 Garage	door	patterns	should	vary	among	eleva-
tion types and reinforce the architectural theme 
of the home.

7.4.9 Roof Form/Pitch

Intent

Roof form is another important design element as it 
relates to the character of the community, observed 
from both the external edges and inside the neigh-
borhood. Variety of roof form along streets creates 
a positive visual edge. Appropriate massing of roof 
forms helps to create human scale architecture to the 
street. 

Guidelines

•	 Roof	 forms/pitch	 should	 reinforce	 the	architec-
tural style of the homes. 

•	 Roofs	 shall	 be	 composed	 of	 a	 series	 of	 simple	
roof forms.

•	 Primary	roof	forms	should	be	gable	or	hip	designs	
with accent forms that support or reinforce the 
architectural style of the building.

•	 Roofs	shall	vary	in	massing	along	street	scene	and	
open spaces.

•	 Changes	in	the	primary	roof	(ridge)	orientation	
are encouraged. No more than two homes in a 
row shall have the same primary roof form.

•	 Roof	 forms	on	 rear	 elevations	 should	be	 varied	
on	 forty	 percent	 (40%)	 of	 the	 homes	 along	
neighborhood perimeters.

Alley Loaded

The use of the alleyways locates garages off a main 
loop road and creates a more traditional streetscene, 
with the fronts of the houses facing the street.

Split Garage

This treatment de-emphasizes the garage by reduc-
ing the length of the continuous door. Typically, a 
one car garage and a one or two car garage are split 
to provide a variation in the appearance of the home. 
The single car garage elements in this split condition 
may option into living space that further enhances 
the streetscene by replacing the garage door with 
living space.

Tandem Garage

This garage layout de-emphasizes the third garage by 
concealing it behind a standard two car garage con-
dition. The tandem space is located so that it may 
option into living space. The two car garage is typi-
cally either shallow or deeply recessed into the lot 
and incorporated into the architecture of the home.

7.4.7 Setbacks

A varied setback is encouraged along the street front-
age. Refrain from strict compliance to the minimum 
garage setback so as not to contribute to a repetitious 
and monotonous appearance along the street. Where 
garages are adjacent to one another at common 
property lines, a two foot minimum difference in 
setbacks shall occur.

7.4.8 Garage Design – Attached

Intent

The configuration, location and orientation of the 
garage as part of the design of attached products are 
integral design elements, both for the composition of 
the building and its contribution to the streetscene.

De-emphasizing the garage is important in order to 
maintain the overall community design. Emphasizing 
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•	 Flat	 roof	 elements	 should	 be	 minimized	 and	
incorporated only if appropriate to the architec-
tural style.

7.4.10 Balconies and Projections

Intent

As part of the overall design of a two-story dwelling, 
balconies and projections provide relief and inter-
est at the second story. Additionally, these elements 
create ideal outdoor spaces. 

Guidelines

•	 Balcony	 design	 shall	 reinforce	 the	 architectural	
character of the building. 

•	 A	 minimum	 of	 twenty	 five	 percent	 (25%)	 of	
single family homes shall have balconies.

•	 All	attached	units	that	are	not	on	the	first	floor	
shall have private balconies of not less than eighty 
(80)	square	feet	in	area.

•	 Railing	 materials	 and	 design	 shall	 reflect	 the	
architectural style.

7.4.11 Building Offsets/ 
Variable Setbacks

Intent

Quality	 neighborhood	 design	 orients	 the	 “living”	
areas of the home towards the street. To encourage 
this orientation, alternative setbacks are allowed for 
living areas as measured from the back of walk.

The development standards for each planning area/
home type including building setbacks are estab-
lished by the Park View Specific Plan. Additionally, 
building offsets or variable setbacks for both living 
and garages are encouraged to create variety in 
street scenes.

Guidelines

•	 Setbacks	shall	be	appropriate	and	proportionate	
to the housing type and lot size.

•	 Front	 setback	 should	 be	 varied	 along	 the	
street. A front offset of a minimum of two feet 
(2’)	 is	 encouraged	 between	 the	 front	 walls	 of	
adjacent homes. 

•	 Edge	conditions	such	as	homes	backing	to	collec-
tor roads and back-to-back homes should incor-
porate variable rear setbacks to create variety.

7.5 Materials and Details

Architectural materials and detailing are central ele-
ments to creating quality communities. Appropriate 
focus should be given to the architectural details and 
the design of the details and architectural elements 
of the home.

7.5.1 General Elements

The general elements comprising the materials and 
details of a building are:

•	 Wall	Materials/Finishes.

•	 Doors	and	Windows.

•	 Roofing	Materials	and	Slope.

•	 Fascias,	Eaves	and	Rakes.

•	 Accent	Materials.

•	 Exterior	Color.

7.5.2 Wall Materials/Finishes

Approved Materials:

•	 Board	and	batten	siding.

•	 Cement	plank	siding.

•	 Stucco.

•	 Exposed	masonry	walls	(brick,	
slump block, etc.)

•	 Stone,	brick,	brick	veneers	(accent	materials).

Approved Finishes:

•	 Stucco	 finishes	 appropriate	 to	 the	 architectural	
style of the home. 
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•	 Smooth	or	sand	finishes	are	encouraged.	Heavy	
or	Spanish	Lace	stucco	finishes	are	prohibited.	

Intent

Exterior building materials and finishes are essential 
in establishing a specific architectural style and con-
tribute to the overall character of the community. 
Exterior materials and finishes should be carefully 
considered for each architectural style.

Guidelines

•	 Building	materials	should	reflect	the	architectural	
style of the home.

•	 Siding	materials	should	be	wrapped	beyond	front	
elevations and should terminate at an inside 
corner or extend to the location of the lateral 
fence.

•	 Masonry	 elements	 and	 accents	 should	
reflect building forms and not appear as an 
applied veneer.

•	 Footings	 shall	 be	 exposed	 no	 higher	 than	 six	
inches	(6”)	above	finished	grade.	

•	 Accent	building	materials	 shall	be	 incorporated	
into	 thirty	 three	percent	 (33%)	of	 all	 detached	
homes.

•	 Accent	building	materials	 shall	be	 incorporated	
into all elevations of attached homes.

7.5.3 Doors and Windows

The design and detail of the doors and windows on 
a home reinforce the architectural style and are key 
elements in the composition of the exterior eleva-
tion of the home.

Intent

The design of window and doors should be carefully 
considered for each architectural style.

Guidelines

•	 Door	designs	shall	be	consistent	with	the	archi-
tectural style of the home.

•	 Doors	should	be	protected	by	porch	elements	or	
recessed entries.

•	 Garage	and	entry	door	design	shall	be	appropri-
ate to the style of the home.

•	 Maximum	 garage	 door	 height	 shall	 be	 eight	
feet	(8’).

•	 Garage	doors	should	be	recessed	a	minimum	of	
twelve	inches	(12”).

•	 Alignment	 and	 proportions	 of	 windows	 shall	
be appropriate to the architectural style of 
the home. 

•	 All	 windows	 (including	 garage	 door	 windows)	
are to be consistent with the architectural style of 
the home.

•	 Divided	light	windows	are	encouraged	in	keep-
ing with the architectural style.

•	 Highly	reflective	glazing	is	not	permitted.

•	 Window	details	such	as	shutters,	trim	surrounds,	
window boxes and window recesses are encour-
aged in keeping with the architectural style.

7.5.4 Roofing Materials and Details

Roofing materials as well as roof forms, pitch and 
design details are integral elements that reinforce the 
intended architectural style of the home. Proposed 
roofs should be reflective of the architectural style 
of the home. Attention should be given to address 
the context of the roof of each home relative to the 
adjacent homes along the street. 

Approved Roofing Materials

Approval of roofing materials are subject to 
compatibility of materials with the intended 
architectural style.

•	 Concrete	tile	(flat	or	curved	profile).

•	 Clay	tile.

•	 Slate.
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Prohibited Roof Materials

•	 Wood	shake.

•	 Wood	shingle.

•	 Asphalt	composition.

•	 Corrugated	metal.

Intent

Roof material should reinforce the architectural style 
of the home and establish a quality level for the com-
munity. Roof design and pitch should be specific to 
each architectural style.

Guidelines

•	 Roof	materials	and	roof	pitch	need	to	be	selected	
to reinforce the architectural style.

•	 Standing	 seam	 metal	 roofs	 painted	 in	 non-re-
flective neutral colors are allowed in appropriate 
architectural styles.

•	 Avoid	 repetition	 in	 continuous	 gable-ends	 and	
similar ridge heights.

•	 Skylights	are	not	allowed	on	the	sloped	roofs	of	
the front elevations of the building.

7.5.5 Eaves, Fascias and Rakes

Intent

Roof details should reinforce the architectural 
style of the home and establish a quality level for 
the community. Eaves, fascias and rakes as well 
as rafters detailing should be specific to each 
architectural style.

Guidelines

•	 Eave,	fascia	and	rake	proportions	are	to	be	appro-
priate to the architectural style.

•	 Larger	eave	overhangs	provide	opportunities	for	
shading and should be used in appropriate archi-
tectural styles.

•	 Exposed	rafter	tails	shall	be	a	minimum	of	four	
inches	(4”)	by	six	(6)	inches.

•	 Wood	 fascias	 and	 rafters	 shall	 be	 painted	 or	
stained to reinforce the style of the home.

•	 Attention	shall	be	given	to	rake	return	detail.

7.5.6 Accent Materials

Accent materials promote individuality in each 
home and ensure diverse character within the neigh-
borhood. Accents can be used to reinforce the archi-
tectural theme of the home.

Intent

Exterior accent materials reinforce the individual 
architectural style and create additional opportuni-
ties for architectural diversity along the streetscene, 
which contributes to the overall character of the 
community. Exterior accent materials should be 
carefully considered for each architectural style.

Guidelines

•	 Accent	materials	should	complement	the	overall	
color and style of the home.

•	 Accent	materials	shall	terminate	at	inside	corners	
and be wrapped to coincide with an architectural 
element. 

•	 Accent	materials	may	terminate	at	location	of	the	
lateral fence.

•	 Architectural	trim	applied	to	all	elevations	should	
be consistent with front elevation of the home.
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7.5.7 Exterior Color

Intent

Home colors are important to establishing a blended 
community at Park View, yet they should give the 
impression that each home was designed on it’s 
own. Appropriate color selections make each home 
unique, but still look natural and in place in the 
neighborhood context. 

Guidelines

•	 Diversity	of	color	is	encouraged.	

•	 Color	shall	contribute	to	distinguishing	the	over-
all architectural style of the home.

•	 Colors	 should	reflect	 the	natural	hues	 found	 in	
Southern California 

•	 Color	and	hue	variation	in	adjacent	homes	shall	
be provided to create neighborhood diversity.

•	 Each	 elevation	 shall	 have	 a	minimum	 of	 three	
colors.

•	 Each	 residential	 Planning	 Area	 shall	 have	 a	
minimum of two roof material schemes. Blended 
color schemes are encouraged.

•	 The	 City	 of	 Upland	 shall	 review	 and	 approve	
colors and materials at a preliminary phase of the 
Development Review application preparation 
process.

•	 No	 adjacent	 homes	 or	 buildings	 shall	 have	 the	
same color scheme. 

7.5.8 Additional Design Elements

Intent

Design elements that are utilitarian in nature should 
be designed as integral features that support the 
intended architectural style. 

Guidelines

•	 All	exterior	lighting	such	as	porch	lights	should	
reinforce the architectural style of the home.

•	 Exposed	 gutters	 and	 downspouts	 shall	 match	
roof or wall color.

•	 Faux	copper	patina	is	acceptable.

•	 Rooftop	 mechanical	 equipment	 is	 prohibited.		
Rooftop vents shall be combined to the extent 
feasible.

•	 Air	 conditioning/heating	 equipment	 shall	 be	
screened from the street and neighboring views.

•	 Pool,	 spa,	 and	water	 softening	 equipment	 shall	
be screened from neighboring views.

•	 Meters	shall	be	grouped	to	the	extent	feasible	and	
screened from public view to the extent possible.

•	 The	location	and	screening	of	all		ground	mounted	
utility and safety equipment visible from a street 
shall be reviewed and approved by the Design 
Review Board as part of project approval.
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7.5.9 Accessory Structures

Intent

Accessory structures should be designed to reinforce 
the architectural style of the primary residence.

Guidelines

•	 Detached	structures,	such	as	casitas,	pool	cabanas	
and guest quarters associated with the single-
family lot shall be designed to match the style, 
detail and massing criteria of the primary home.

•	 Detached	garages,	storage	buildings	and	outdoor	
sheds should incorporate design features, materials 
and colors compatible with the primary home.

7.6 Home Types

A variety of home types, utilizing an architectural 
program composed of detached and attached hous-
ing, are offered at Park View. This diversity ensures 
a range of choices and a mix of homes within each 
neighborhood. Allowable residential products or 
home types include single family detached and 
attached homes. Potential home types include 
the following:

•	 Conventional	single	family	homes.

•	 Two-pack	and	three-pack	single	family	homes.

•	 Courtyard,	greencourt	and	cottage	single	family	
homes.

•	 Paired	homes.

•	 Triplex	condominiums.

•	 Row	townhomes	and	greencourt	townhomes.	
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•	 Cluster	townhomes/condominiums.

•	 Multi-family	townhomes	or	
stacked condominiums.

Additional home types may be allowed subject to 
City Planning Department approval.

Each home type shall be articulated in traditional 
architectural styles consistent with the community 
theme for Park View. Providing a variety of housing 
programs allows for the opportunity for homeown-
ers to move-up within the community as their life-
styles and needs change over time.

The following pages provide graphic and written 
information that describes the general appearance of 
each anticipated home types. Future homebuilders 
within Park View should use these descriptive pages 
as a guide when designing the home type designated 
for the appropriate Planning Area.



Park View
P

Chapter 1
Section 7. Design Guidelines

 7-29March 10, 2008



Park View
P

Chapter 1
Section 7. Design Guidelines

 7-30 March 10, 2008



Park View
P

Chapter 1
Section 7. Design Guidelines

 7-31March 10, 2008



Park View
P

Chapter 1
Section 7. Design Guidelines

 7-32 March 10, 2008



Park View
P

Chapter 1
Section 7. Design Guidelines

 7-33March 10, 2008



Park View
P

Chapter 1
Section 7. Design Guidelines

 7-34 March 10, 2008

Cottage Single 
Family Detached 
Condominium 
Alternative
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7.7 Landscape Design Guidelines

The guidelines presented herein are intended to 
encourage creative design and individuality. They are 
intended to assist in providing the continuity and 
desired image that will make Park View a unique 
and special community.

7.7.1 Landscape Concept

The landscape concept is intended to support the 
architectural styles by defining the community image 
through development of parks and streetscapes, 
that create an inviting atmosphere, distinctive proj-
ect monumentation and signage, and appropriate 
screening and buffering of the project. 

The landscape design guidelines provide criteria to 
guide the design of roadways adjacent to and within 
Development Area A of Park View, project monu-
mentation signage, buffer areas, parks and recre-
ational facilities, and paseos.

The landscape concept is intended to unify and shape 
the community, linking residential areas to parks and 
commercial establishments, with pedestrian friendly 
paseos that provide an alternate method of transpor-
tation reducing the necessity for auto travel within 
the community. 

7.7.2 Parks, Recreation and Open Space

The following describes the parks and recreational 
amenities for the residential Planning Areas of 
Park View.

7.7.2.1 Parks with Active 
Recreation Areas 

Active recreation areas are planned within parks to 
serve the active recreation needs of residents. The 
exact size and location of the Active Recreation Parks 
will be determined at the time of Development 
Review of the Planning Area containing the park. 
The design of the park may include the following rec-
reation elements as well as those facilities described 

in	Section	7.7.15	“On	Site	Project	Amenities,”	con-
tained within this section of the Specific Plan.

•	 A	 club	house	with	 a	 small	meeting	 room,	 rest-
rooms and showers.

•	 A	recreational	pool	and	decks.

•	 A	spa.

•	 A	shade	arbor.

•	 Picnic	tables	on	slabs.

•	 Walkways.

•	 Walkway	lighting.

•	 Landscape	and	irrigation	improvements.

The concept for an Active Recreation Park is illus-
trated	 in	 Exhibit	 7-1,	 “Active	 Recreation	 Park	
Concept Plan.”

7.7.2.2 Mini Parks 

Mini parks are planned to be located within resi-
dential Planning Areas. The exact size and location 
of the Mini Parks will be determined at the time 
of Development Review for each Planning Area. 
Mini Parks can include the following recreation ele-
ments	as	well	as	those	amenities	described	in	7.7.15	
“On Site Project Amenities,” of this Specific Plan.

•	 Play	structures	for	ages	2-5	years.

•	 Play	structures	for	ages	6-12	years.

•	 A	shade	arbor.

•	 Picnic	table	on	slabs.

•	 Benches.

•	 Open	turf.

•	 Landscape	and	irrigation	improvements.	

The concept for the Mini Parks is illustrated in 
Exhibit	7-2,	“Mini	Park	Concept	Plan.”
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Exhibit 7-1
Active Recreation Park Concept Plan

Note: The final design of the active recreation park may include 
those recreational elements and facilities as described in 
Section 7.7.15 “On-Site Project Amenities.”  The final 
design of the active recreational park amenity will be 
submitted for approval by the Design Review Board and 
the Administrative Committee.



Park View
P

Chapter 1
Section 7. Design Guidelines

 7-43March 10, 2008

Exhibit 7-2
Mini Park Concept Plan

Note: The final design of mini parks may include those 
recreational elements and facilities as described in 
Section 7.7.15 “On-Site Project Amenities.”   
The final design of mini park amenities will be 
submitted for approval by the Design Review Board and 
the Administrative Review Board. 
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7.7.2.3 Linear Park

As	 part	 of	 the	 development	 of	 Park	View,	 the	 75	
foot wide City owned property adjacent to the east-
erly boundary of the Specific Plan area is planned 
to be improved as an off-site  linear park amenity. 
The linear park will be landscaped and improved 
with a walking and/or biking trail and benches.  
Maintenance responsibilities for this linear park will 
be determined by the City and the developer of Park 
View as part of  an agreement between the developer 
and the City at the time of improvement of the park 
area. The concept for the linear park is illustrated on 
Exhibit	7-3,	“Linear	Park	Concept	Plan.”

7.7.3 Trail System

7.7.3.1 Paseos and Sidewalks 

Paseos within Park View are planned within the pri-
vate street system with a sidewalk adjacent to streets 
creating a pedestrian circulation network linking 
residential areas to parks and the commercial center. 
Paseos will be developed as landscaped areas adja-
cent to a 4 foot wide concrete sidewalk, with bollard 
lights and privacy fencing on both sides to restrict 
views into lots.

7.7.3.2 Bike Routes 

A	 5	 foot	 wide	 on-street	 bike	 route	 is	 planned	 on	
both sides of Park View Promenade connecting 
to	 the	 existing	 6	 foot	 wide	 on-street	 bike	 path	 in	
Baseline Road. All interior streets serving the com-
munity will be developed with adequate right of way 
to accommodate on street bicycling. The interior 
street system for Park View is designed as an inter-
connected system linking the community to parks 
and the commercial center, and providing bicycle 
accessibility to these areas.

7.7.4  Community Entry 
Monumentation

A community monumentation feature will be placed 
at the primary entry at Park View Promenade and 
Baseline Road. The monumentation will consist of 
a sign aesthetically designed with blended construc-
tion materials enhanced with specialty lighting and 
formal landscaping. The community monumenta-
tion will be maintained by the homeowner associa-
tion (HOA) and will be located outside of the public 
right of way. All monumentation, signage and walls 
will conform to setback and height requirements of 
the City of Upland vehicular sight line and signage 
standards. 

The concept for the Park View community monu-
mentation	is	illustrated	in	Exhibit	7-4,	“Community	
Monumentation Concept Plan.”

7.7.5 Streetscapes

The landscape treatment of the streets within the 
community is a vital component to creating a sense 
of place for Park View residents. The streetscapes 
planned for Park View provide a cohesive sense of 
community combining sidewalks, bike routes, proj-
ect walls, and landscape elements.

The hierarchy of streetscapes within Park View is as 
follows:

•	 Secondary	Arterial	Roadway	–	Baseline	Road.

•	 Primary	Project	Entry	Street	–	 
Park View Promenade.

•	 Secondary	Entry	Roadway	and	Streets.	In	addi-
tion to the hierarchy of streets planned for 
Park View, alleys may be utilized in some areas to 
serve rear loaded residential products.

•	 In	addition	to	the	streets	planned	for	Park	View,	
some residential rear loaded products will be 
served by alleys.
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Exhibit 7-3
Linear Park Concept Plan

Hirsch & Associates, Inc.
Landscape Architecture & Planning

2221 East Winston Road, Suite A
Anaheim, California  92806

Phone 714-776-4340    Fax 714-776-4395
www.hailandarch.com     LA#1710HAI 
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Exhibit 7-4
Community Monumentation Concept Plan
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Tree locations will conform to the City of Upland 
sight line standards for street tree plantings.

•	 Project	 Walls	 consistent	 with	 the	 Master	 Wall	
and Fence Plan and Wall and Fence Details.

•	 A	5	foot	wide	sidewalk.	

•	 A	5	foot	wide	landscaped	parkway.

•	 A	20	foot	raised	landscaped	median-island.

•	 Decorative	paving	at	project	entry	and	at	entries	
to residential neighborhoods.

•	 All	plantings	and	irrigation	within	the	right-of-
way areas will be designed to meet the City of 
Upland requirements. 

•	 All	street	lighting	within	the	public	right	of	way	
will be Acorn head type lighting standards as 
illustrated	 on	 Exhibit	 7-8,	 “Outdoor	 Lighting	
Details.”

The streetscape plan for Park View Promenade is 
illustrated	 in	 Exhibit	 7-6,	 “Park	View	 Promenade	
Streetscape.”

7.7.5.3 Secondary Entry Roadway and  
Interior Streets 

The streetscape plan for the Secondary Entry Roadway 
and interior streets consists of the following:

•	 Evergreen	or	deciduous	formal	street	trees	at	an	
average	of	25	feet	on	center	spacing.	

•	 A	5	foot	wide	sidewalk	separated	from	the	street	
by a 4 foot wide landscaped parkway.

•	 Enhance	paving	at	entries	to	be	provided	per	the	
amenities	as	described	in	7.7.15	“On	Site	Project	
Amenities,” of this Specific Plan.

The streetscape plan for the secondary entry road-
way	and	interior	streets	is	illustrated	in	Exhibit	7-7,	
“Secondary	 Entry	 Roadway	 and	 Interior	 Street	
Streetscape.”

7.7.5.1 Secondary Arterial Roadway – 
Baseline Road 

The streetscape plan for Baseline Road adjacent to 
the Specific Plan area will consist of:

•	 Evergreen	 and	 deciduous	 informal	 street	 tree	
plantings at spacings ranging from twenty five 
feet to thirty feet on center within parkways. 
Tree locations will conform to the City of Upland 
sight line standards for street tree plantings.

•	 Project	walls	consistent	with	the	Master	Wall	and	
Fence Plan and Wall and Fence Details.

•	 A	20	foot	wide	raised,	landscaped	median	includ-
ing a City Gateway Monument Sign.

•	 A	5	foot	wide	sidewalk	separated	from	the	road-
way	by	a	7	foot	wide	landscaped	parkway	to	be	
constructed within the public right of way.  Street 
lighting within the public right of way will be the 
standard City cobra head lighting standards.

•	 A	24	foot	wide	landscaped	buffer	area	adjacent	to	
the public right of way. 

•	 Plantings	 within	 the	 right-of-way	 of	 Baseline	
Road will be designed to meet City of Upland 
requirements.

•	 Bus	turnouts	will	be	located	in	accordance	with	
OmniTrans	requirements.	If	a	bus	shelter	is	also	
provided, the design of the bus shelter shall be 
compatible with the architectural character 
established at the project entries to Park View 
from Baseline Road. 

The streetscape plan for Baseline Road is illustrated 
in	Exhibit	7-5,	“Baseline	Road	Streetscape.”	

7.7.5.2 Primary Entry Roadway –  
Park View Promenade 

The streetscape for Park View Promenade will con-
sist of the following:

•	 Evergreen	and	deciduous	formal	street	tree	plant-
ings varying between twenty five and thirty feet 
on center along parkways and median islands. 
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Exhibit 7-5
Baseline Road Streetscape
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Exhibit 7-6
Park View Promenade Streetscape

Hirsch & Associates, Inc.
Landscape Architecture & Planning

2221 East Winston Road, Suite A
Anaheim, California  92806

Phone 714-776-4340    Fax 714-776-4395
www.hailandarch.com     LA#1710HAI 
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Hirsch & Associates, Inc.
Landscape Architecture & Planning

2221 East Winston Road, Suite A
Anaheim, California  92806

Phone 714-776-4340    Fax 714-776-4395
www.hailandarch.com     LA#1710HAI 
Exhibit 7-7
Secondary Entry Roadway and Interior Street Streetscape
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7.7.5.4 Alleys

Alley streetscapes consists of the following:

•	 A	 3-5	 foot	 wide	 landscaped	 easement	 with	
upright tree planting with selected from the Plant 
Materials Palette.

•	 Shrub	mass	planting	and	vines	to	help	buffer	pri-
vate yards and soften areas surrounding garages.

•	 Enhanced	 paving	 at	 entries	 as	 described	 in	
Section	 7.7.15	 “On	Site	 Project	Amenities,”	 of	
this Specific Plan.

7.7.6 Plant Materials Palette

It	is	the	intent	of	these	guidelines	to	allow	flexibility	
and diversity in planting design while defining an 
acceptable palette in order to reinforce the identify 
of Park View.

A limited selection of plant materials used in simple 
significant compositions is encouraged. Planting 
designs should be compatible and should comple-
ment adjacent plantings. Planting designs should 
reinforce and enhance the individual architecture 
and design of each site.

The materials on the plant palette have been selected 
for their ability to contribute to the project theme, 
their drought resistant characteristics, ability to adapt 
to varying soil conditions and their long-term cost 
effective maintenance. Size of plant material shall be 
per City of Upland landscape standards.

All plant materials proposed for use during develop-
ment of Park View will be reviewed by the City of 
Upland during the Development Review process.
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Botanical name common name

Baseline road
Street tree

Arbutus	‘Marina’ n.c.n. 25’	OC
Cercis occidentalis Western Redbud 25’	OC
Liquidambar	styraciflua American Sweet Gum 30’	OC
Schinus molle California Pepper 30’	OC
Tristania Conferta Brisbane Box 25’	OC

Ground cover

Festucas spp. Marathon

park View promenade
Street tree

Median	Island Phoenix canariensis Canary	Island	Date	Palm 30’	OC
Phoenix dactylifera Date Palm 25’	OC

Parkway Lagerstroemia	indica Crape Myrtle 25’	OC
Ulmus	parvifolia	‘True	Green’ Chinese Elm 30’	OC

Ground cover

Festucas spp. Marathon

priVate street ‘a’
Street tree

Chitalpa tashkentensis n.c.n. 25’	OC
Magnolia	grandiflora	‘Majestic	Beauty’ Southern Magnolia 25’	OC

Ground cover

Festuca spp. Marathon

priVate street ‘B’
Street tree

Magnolia	grandiflora	‘Majestic	Beauty’ Southern Magnolia 25’	OC
Pyrus kawakamii Evergreen Pear 25’	OC

priVate street ‘C’
Street tree

Arbutues	‘Marina’ n.c.n. 25’	OC
Magnolia	grandiflora	‘Majestic	Beauty’ Southern Magnolia 25’	OC

Ground cover

Festuca spp. Marathon

Table 7-1
Plant Palette
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Botanical name common name

parks and GreenBelts
tree

Acacia baileyana Bailey Acacia
Arbutus	‘Marina’ n.c.n.

 Brachychiton acerifolius Flame Tree
Callistemon viminalis Weeping Bottle Brush
Calocedrus decurrens Incense	Cedar
Cercis occidentalis Western Redbud
Chitalpa tashkentensis n.c.n.
Eriobotrya deflexa Bronze	Loquat
Ficus rubiginosa Rustyleaf Fig
Geijera parviflora Australian Willow
Ginkgo biloba Maidenhair Tree
Grevillea robusta Silk Oak
Jacaranda mimosifolia Jacaranda
Koelreuteria bipinnata Chinese Flame Tree
Lagerstroemia	indica Crape Myrtle
Leptospermum	laevigtum Australian Tea Tree
Magnolia grandiflora’Majestic Beauty’ Southern Magnolia
Olea Europaea Olive
Photina x fraseri’Birmingham’ n.c.n.
Pinus eldarica Afghan Pine
Platanus racemosa California Sycamore
Phoenix dactylifera Date Palm
Pinus halepensis Aleppo Pine
Pyrus kawakamii Evergreen Pear
Quercus	agrifolia Coast	Live	Oak
Quercus	chrysolepis Canyon	Live	Oak
Quercus	engelmannii Engelman Oak
Rhaphiolepis indica’Majestic Beauty’ Indian	Hawthorn
Schinus molle California Pepper
Tristania conferta Brisbane Box
Ulmus	parvifolia	‘True	Green’ Chinese Elm

Ground cover

Festucas spp. Marathon

Table 7-1 (continued)
Plant Palette
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Botanical name common name

paseos
Street tree

Cercis occidentalis Western Redbud
Eriobotrya deflexa Bronze	Loquat
Geijera parvifolia Australian Willow
Leptospermum	laevigatum Australian Tea Tree
Liquidambar	styraciflua American Sweet Gum
Olea europaea Olive
Photinia	x	fraseri	‘birmingham’ n.c.n.
Pinus eldarica Afghan Pine
Rhaphiolepis	indica	‘Majestic	Beauty’ Indian	Hawthorn

Table 7-1 (continued)
Plant Palette
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7.7.7 Planting Time

The Park View Specific Plan area experiences tem-
perature extremes which can make it difficult for 
the installation of plant materials during the hot 
summer months between July and September and 
the cold winter months between December and 
March. Container plants which have not been accli-
mated to the region may experience heat or frost 
damage resulting in partial or total loss of foliage, 
even if these materials will be perfectly suited to the 
temperature	 extremes	 once	 they	 are	 established.	 If	
construction schedules permit, the ideal planting 
time is in the spring between April and June or fall 
from October to November. 

7.7.8 Landscape Installation 
Requirements

All areas required to be landscaped shall be planted 
with trees, shrubs, ground cover, vines, or turf 
selected from the plant palette contained in these 
guidelines.

Builders should assess any existing landscaping 
adjacent to their property and, whenever possible, 
complement that established character. Detailed 
landscape plans are to be prepared by a licensed 
landscape architect for each individual project.

7.7.9 Climate Constraints 

Plant material for Park View contained herein are 
compatible with the climatic setting of the area. 
Careful consideration of plant materials selected for 
use is encouraged as the utilization of some mate-
rials, depending upon their site location, exposure 
and relationship to other influential factors, may not 
be appropriate.

7.7.10 Agricultural Soils Test 
Requirements 

Soil characteristics within the Park View Specific 
Plan area may vary. The developer or builder of all 

public and private parkways and medians within 
street right of ways and parks which require land-
scape development, shall procure an agricultural 
soils report in order to determine proper planting 
and maintenance requirements for proposed plant 
materials. Such a soils test shall be performed by a 
qualified agricultural laboratory and shall include a 
soil fertility and agricultural suitability analysis with 
pre-planting and post-planting recommendations.

7.7.11 Irrigation

1. All areas requiring landscaping shall require the 
installation of a permanent automatic irrigation 
system to ensure proper plant growth, and irri-
gation. The irrigation system shall be designed 
to separate turf areas from shrub areas so as 
not to irrigate shrubs, ground cover, and lawn 
simultaneously.

2.	 Pop-up	sprinklers	adjacent	 to	all	walkways	and	
areas of pedestrian or vehicular traffic shall be 
spring retractable types.

3. Pop-up sprinklers shall have matched precipita-
tion rates.

4. All valves shall be wired independently.

5.	 The	 landscape	 sprinkler	 irrigation	 system	 shall	
be designed and operated to prevent or mini-
mize run-off and discharge or irrigation water 
onto roadways, driveways, adjacent properties 
and any areas not under control of the user.

6.	 The	irrigation	system	shall	be	monitored	so	that	
the precipitation rate does not exceed the water 
infiltration capabilities of the soil and meets the 
peak moisture demands of all plant materials 
used within landscape areas.

7.	 Irrigation	 schedules	 should	 be	 reviewed	 on	 a	
monthly basis to properly adjust water applica-
tion to meet actual plant requirements.

8.	 Emphasis	shall	be	placed	on	the	use	of	low	pre-
cipitation rate heads. Precipitation rates of less 
than	.5	inches	per	hour	on	slopes	based	on	trian-
gular spacing are recommended.
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9. Where applicable, flood or bubbler heads should 
be used rather than small diameter spray heads. 
Heads shall be installed in a triangular pattern 
whenever possible.

10.	Anti-drain	 valves	 shall	 be	 used	 between	 heads	
of different elevations to minimize water runoff 
after valve closure.

11. Areas of separate maintenance responsibility 
shall be controlled by separate controllers and 
separate control valves.

12.	Clocks	 for	 common	 open	 space	 areas	 shall	 be	
programmed for the most efficient time and fre-
quency of watering. 

13. Approved backflow prevention devices shall be 
installed to service any and all sprinkler irriga-
tion systems.

14. Pressure reducers shall be installed with backflow 
devices in cases of extreme water pressure.

15.	To	minimize	 negative	 visual	 impacts,	 all	 auto-
matic valves servicing common open space 
areas shall be installed in valve boxes, and the 
pop-up variety of head used whenever the 
application allows.

16.	Irrigation	 backflow	 prevention	 devices	 and	
controllers shall be located and/or screened 
with appropriate plant material to minimize 
visibility.

17.	Detailed	 irrigation	plans	 shall	be	prepared	and	
signed by a licensed landscape architect.

18.	Irrigation	 plans	 shall	 be	 approved	 by	 the	 City	
prior to installation.

19. For all proposed City of Upland maintenance 
areas, landscape construction drawings shall be 
reviewed and approved by the City of Upland 
prior to recordation of the respective final 
tract map.

7.7.12 Outdoor Lighting

All streets within Park View shall have uniform 
lighting standards with respect to style, materials, 
and colors in order to ensure consistent design. 
The lighting standards proposed will deviate from 
the City of Upland lighting standards. Each residen-
tial Planning Area may develop its own lighting stan-
dards, provided that the selected lighting fixture style 
is used consistently throughout the residential devel-
opment and is approved by the Southern California 
Edison	 and	 the	 City	 of	 Upland.	 Lighting	 fixtures	
shall be integrated into the visual environment and 
the	 appropriate	 architectural	 theme.	 Lighting	 fix-
tures within the public right of way of Baseline Road 
will be standard City cobra head fixtures, and the 
lighting fixtures within the public right of way of 
Park View Promenade will be the acorn head light-
ing	 fixtures	 illustrated	 on	 Exhibit	 7-8,	 “Outdoor	
Lighting	Details.”	All	lighting	fixtures	shall	comply	
with the following regulations and provisions:

1. The level of on-site lighting and lighting fixtures 
shall comply with all applicable requirements 
and policies of the City of Upland. Energy 
conservation, safety and security measures 
should be emphasized when designating any 
lighting system.

2.	 All	outdoor	lighting,	including	spotlights,	flood-
lights, electrical reflectors and other means of 
illumination for signs, structures, landscaping, 
parking, loading, unloading, and similar areas 
shall be focused, directed, and arranged to pre-
vent glare and illumination on streets or adjoin-
ing property. 

3. All exterior lights should be shielded and focused 
to minimize spill light into the night sky or adja-
cent properties per the City of Upland regula-
tions for light pollution.

4.	 Lenses	 shall	 be	 high	 impact,	 recessed,	 or	 oth-
erwise designed to reduce the problems associ-
ated with damage and replacement of fixtures. 
Fixtures shall be vandal resistant, yet should not 
look institutional.
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Exhibit 7-8
Outdoor Lighting Details

LIGHTING BY SUN VALLEY - 1-818-767-3031
MODEL# 36SB-1070-12’-LCKMI-CA/PT

LIGHTING BY SUN VALLEY - 1-818-767-3031
MODEL# 36SB-1070-16’-LCKMI-CA/PT



Chapter 1
Section 7. Design Guidelines

Park View
P

 7-58 March 10, 2008

Walls and Fence Details exhibits contained herein. 
Plans for all walls and fences shall be submitted con-
currently with the submittal of landscape plans for 
approval. The height of all walls shall be measured 
from the highest point of the adjacent grade.

The material, style, and height of walls and fences 
shall provide an element of visual continuity 
throughout Park View. All construction materials 
and colors shall be consistent with the project archi-
tecture.	Exhibit	7-9,	“Master	Wall	and	Fence	Plan,”	
and	Exhibits	7-10	 through	7-12,	 “Wall	 and	Fence	
Details,” illustrate the location and design intent 
for all walls and fences to be constructed within 
Park View. 

The following wall and fence applications shall be 
provided throughout the Specific Plan area:

1. Project Walls – Project walls will be constructed 
of slump stone or masonry block. Pilasters will 
be included in theme wall construction at prop-
erty lines, changes in vertical or horizontal direc-
tion and at measured intervals appropriate to 
the length of the wall. All project walls will be 
constructed by the developer.

2. Privacy Fencing – Privacy fences will be located 
in residential interior and side yards. This fenc-
ing shall include a pilaster to include a post 
cap. Privacy fencing at the front of homes will 
include a wood post and gate, stucco finish, 
masonry	pilaster	and	a	6	foot	high	masonry	wall	
with stucco. All fencing will be of a neutral color 
or consistent with the adjacent residence.

3. View Fence – One type of view fence will be 
utilized where view opportunities exist adjacent 
to the future park to allow for maximum view 
opportunities. This fence will be a maximum 
of	 6	 feet	 in	 height	 and	 will	 be	 constructed	 of	
tubular fencing material or other clear material. 
The fence will also include a pilaster with a pre-
cast concrete cap.

5.	 Neon	and	similar	types	of	lighting	are	prohibited	
in all areas of Park View. 

6.	 All	 exterior	 lighting	 designs	 should	 provide	 a	
sense of hierarchy by varying fixtures and illumi-
nation levels. Proper lighting helps to define the 
organization of streets and paseos and also dis-
tinguishes vehicular and pedestrian circulation 
patterns. Pedestrian and vehicular entries, public 
plazas, community facilities, and highly used 
recreation areas shall be creatively lit to develop a 
sense of place and arrival.

7.	 All	exterior	lighting	designs	shall	address	security	
issues. Parking lots, pedestrian walkways, and 
building entrances shall be lighted for security 
reasons.

8.	 No	 freestanding	 residential	 light	 fixtures	 shall	
exceed	25	feet	in	height;	parking	lot	light	stan-
dards	shall	not	exceed	30	feet.	In	no	instance	shall	
over wash occur beyond property lines. Playing 
field light fixtures may exceed these standards.

9. The lighting concept for the entry monumenta-
tion features shall illuminate the sign graphics 
and to gently wash the walls and pilasters with 
light. Trees and other landscape features shall 
be illuminated by ambient light reflecting off of 
entrance walls. 

10.	All	 electrical	meter	 pedestals	 and	 light	 switch/
control equipment shall be located with mini-
mum public visibility or shall be screened with 
appropriate plant materials.

Examples of street and walkway light fixtures 
planned	for	Park	View	are	illustrated	in	Exhibit	7-8,	
“Outdoor	Lighting	Details.”

7.7.13 Walls and Fencing

Freestanding walls, retaining walls, and fences can 
reinforce community identity and image as well as 
provide for security and soil retainment. Walls and 
fences within the Park View Specific Plan will be 
developed in a manner consistent with these guide-
lines. The Master Plan of Walls and Fences, and the 
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Exhibit 7-9
Master Wall and Fence Plan

N

1. Location indicated is conceptual. Final location may vary based on 
final design of each Planning Area. Pedestrian connections will be a 
minimum 5 foot width and may be located within street right of way.

2. Locations indicated are conceptual.  Final location may vary based on 
the final design of each Planning Area.   
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BY QUICKCRETE, MODEL# Q-E36PC, NATURAL GRAY COLOR.

CEDAR

BY ANGELUS BOLCK, COLOR TO BE OAK-SPLIT FACE.

BY MASTER HALCO, MODEL FORTIFIER PLUS ‘A’.  1-800-229-5615.
BY QUICKCRETE, MODEL# Q-M12SWC, NATURAL GRAY COLOR.

Exhibit 7-10
Wall and Fence Details
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Exhibit 7-11
Wall and Fence Details

BY QUICKCRETE, MODEL# Q-E36PC, NATURAL GRAY COLOR.

BY ANGELUS BOLCK, COLOR TO BE OAK-SPLIT FACE.
BY MASTER HALCO, MODEL FORTIFIER PLUS ‘A’.  1-800-229-5615.
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Exhibit 7-12
Wall and Fence Details

NOTE:  ALL WOOD TO BE CLEAR GRADE CEDAR FENCING WITH 1 COAT TRANSPARENT SEALER.
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3. As	part	of	 the	development	of	Park	View	a	75	
foot wide City owned property located adjacent 
to the Specific Plan area on the east is planned to 
be improved as a liner park.  Park improvements 
will include landscaping, benches, a pedestrian 
path and potentially a bike path. 

4. Sound Wall – A sound wall, or combination 
sound wall and landscape berm, will be con-
structed along a portion of the northerly Specific 
Plan	 boundary	 adjacent	 to	 the	 210	 Freeway.	
The colors and materials used to construct the 
sound wall adjacent to Park View shall match 
existing sound attenuation walls within the City 
of Upland. Typical conditions for the design of 
the	 sound	wall	 are	 illustrated	 on	 Exhibit	 7-13	
and	7-15,	“Sound	Wall	Details.”

7.7.14 Off Site Project Amenities

This section describes the off-site and on-site ameni-
ties planned as part of the development of Park View. 
All common area site amenity features shall reinforce 
the overall community vision and shall demonstrate 
consistency in design between the commercial and 
residential areas within the Park View Specific Plan. 
A comprehensive site amenity package shall be sub-
mitted for approval by the City as part of any devel-
opment approval.

1. City Gateway Monument Sign – A City Gateway 
monument will be constructed within the land-
scaped median of Baseline Road and designed 
to be visible to all east-bound vehicles. A con-
ceptual design of the City Gateway monument 
is	 illustrated	 on	 Exhibit	 7-16,	 “City	 Gateway	
Monument Sign.” 

2. Bus Shelter – Any bus shelter required as part 
of the development of a bus stop along Baseline 
Road shall be designed to be compatible with the 
architectural character of the commercial center 
of the Specific Plan. Bus shelter design shall be 
of a craftsman design and reviewed by the City 
concurrently with the design of the commercial 
center. Final design of any bus shelter including 
the style, materials and color shall be subject to 
city approval. The final location and dimensions 
of any bus shelter pad including the required 
dimension from the curb shall be consistent with 
the requirements of OmniTrans.
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Exhibit 7-13
Sound Wall Details
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Exhibit 7-14
Sound Wall Details
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Exhibit 7-15
Wall and Fence Details
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Exhibit 7-16
City Gateway Monument Sign

Hirsch & Associates, Inc.
Landscape Architecture & Planning

2221 East Winston Road, Suite A
Anaheim, California  92806

Phone 714-776-4340    Fax 714-776-4395
www.hailandarch.com     LA#1710HAI 
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Tot lots•	

Swimming pool and spa•	

Recreation building•	

Tennis court•	

c. Each major recreational amenity shall 
be developed to the following minimum 
specifications:

 Tot Lot – Tot lots shall be a minimum of five 
hundred	 (500)	 square	 feet	 in	 area,	 be	 fully	
enclosed by low level fencing, at a height of 
forty-two	 (42)	 inches	 or	 a	 landscape	 hedge,	
subject to City approval, and shall have a 
shaded seating area, drinking fountain, and 
trash container. Play equipment such as 
climbers, slides, swing sets, play walls, play 
houses, or play sculptures shall be provided. 
The tot lot shall be placed in a convenient 
location accessible to all units, ideally without 
having to cross street or a through driveway 
aisle.	Projects	with	more	than	fifty	(50)	units	
shall	have	at	least	two	(2)	tot	lots.

 Recreation Building – Major recreation build-
ings shall be a minimum of one thousand two 
hundred	 (1,200)	 square	 feet	 of	 usable	 floor	
area. An assembly area, restrooms, and an 
activity room shall be provided. The archi-
tecture of the recreation building shall be 
coordinated with the design of the residential 
project by incorporating similar architectural 
style, design features, exterior materials and 
colors.

 Swimming Pool and Spa – Swimming pool 
amenities shall have a minimum area of eight 
hundred	(800)	square	feet.	Spas	shall	have	a	
minimum	diameter	of	8	feet	and	a	minimum	
area	of	 eighty	 (80)	 square	 feet.	A	deck	area,	
fencing, restrooms, and enclosed mechanical 
room for pool and spa equipment shall be 
provided. Use of a solar water heating system 
is encouraged as the primary water heating 
source.

7.7.15 On Site Project Amenities

1. Recreational Amenities – Minimum require-
ments for provision of private and common 
open space have been established for both single 
family detached homes, including detached 
condominiums, single family attached home, 
and multifamily residences. Minimum require-
ments for provision of open space are outlined 
in	Section	6,	“Development	Regulations,”	of	this	
Specific Plan. Recreational amenities developed 
within common open space areas of Park View 
shall include active and passive features such 
as tot lots, pools, recreational buildings, tennis 
courts, concrete basketball courts, sand/turf vol-
leyball courts, sport courts, bocce ball courts, 
paddle tennis courts, handball courts, paddle 
tennis	courts,	BBQ	facilities,	seating	and	tables,	
shade structures, water features/spas as illustrated 
on	Exhibits	7-1	and	7-2.	The	final	location,	size	
and type of amenities within each planning area 
will be determined at the time of approval of 
tentative maps for residential development and 
subject to approval by the Design Review Board 
and Administrative Committee. The following 
minimum standards for provision of recreational 
amenities shall apply. 

a. Number of Recreational Amenities Provided 
–	All	 residential	 developments	 shall	 be	 pro-
vided with the minimum number of major 
and minor recreations facilities, based on the 
number of units in the project, as follows:

number 
of units 1-5 6-25 26-50 51-150 151 & 

over

Number 
of Major 
Amenities

0/du 1/du 2/du 2/du 3/du

Number 
of Minor 
Amenities

1/du 1/du 1/du 2/du 2/du

b. Major Recreation Amenity Specifications 
–	 The	 following	 shall	 be	 considered	 major	
recreation amenities. These amenities are con-
ceptually	illustrated	on	Exhibits	7-1	and	7-2.	
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 Enhanced Paving – Enhanced paving shall be 
provided at all community entries, internal 
crosswalks, defined connections to common 
recreational amenities and at focal areas within 
each residential neighborhood. The conceptual 
location of enhanced paving associated with each 
allowable home type is indicated on the typical 
product exhibits within the Design Guidelines. 
Acceptable enhanced paving materials include 
interlocking pavers, colored concrete, scored nat-
ural	 concrete	 (minimum	2’	 x	2’	 score	pattern),	
and exposed aggregate or acid washed concrete 
or other material compatible with the proposed 
architectural style and subject to City approval.

 Common Trash Enclosures – All common trash 
bins shall located and sited per City of Upland 
standards and enclosed within a decorative 
masonry enclosure that reinforces the overall 
theme for Park View. The design, materials, and 
colors of all trash enclosures within commercial 
and residential planning areas shall be consistent 
with	Exhibit	7-17,	“Typical	Trash	Enclosure.”

 Light Fixtures – Street light fixtures, walkway 
lights, and light bollards within the commer-
cial and residential areas of Park View shall be 
consistent in design and reinforce the overall 
community vision. The locations and spacing 
of street lights shall be consistent with City of 
Upland standards. The design of lighting ele-
ments including the materials and colors shall be 
consistent	with	Exhibit	7-8,	“Outdoor	Lighting	
Details.”

 Common Area Shade Structures and Trellises 
– All public shade structures within the commer-
cial area and within the common areas within 
residential neighborhoods of Park View shall 
be consistent in design and reinforce the overall 
community vision. The design of all common 
area shade structures including the materials 
and	colors	shall	be	consistent	with	Exhibit	7-18,	
“Typical Shade Structure.”

 Tennis Court – Tennis courts shall be designed 
for singles and doubles play and shall be pro-
vided with specialized surfacing, subject to 
City approval. No lighting for nighttime use 
will be allowed.

2. Other Amenities – On site amenities shall be 
provided throughout the Specific Plan area 
in the form of thematic features and designs 
that reinforce the overall community theme 
for Park View. All amenities shall meet the 
design criteria outlined within the Specific 
Plan. The final design of these features and 
designs are identified within the Specific Plan. 
Other amenities more specifically related to 
the future neighborhood design and pro-
posed residential product or commercial use 
may not be represented in their final design 
but are conceptually illustrated as a guide for 
final design of these amenities at the time of 
approval of either a site plan or tentative map 
application. The amenities described in this 
section are the minimum amenities to be pro-
vided and provide a framework for builders. 
A detailed site amenity package is required 
to be submitted as part of a tentative tract 
map application for approval by the Design 
Review Board.  The intent of this section of 
the Specific Plan is to identify design param-
eters for those features where the final design 
has not yet been determined. The standards 
for on site amenities are outlined as follows:

 Entry Monumentation – A project entry monu-
ment sign shall be incorporated into the primary 
access at the Park Promenade Street. The design, 
materials and colors shall be consistent with 
Exhibit	 7-4,	 “Community	 Monumentation	
Concept Plan.”
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 Site Furnishings – Site furnishings, including 
but not limited to, benches, picnic tables, trash 
receptacles and bicycle racks shall be made of 
durable and sustainable materials. The design of 
all site furnishings within the commercial and 
residential areas of Park View shall be consistent 
and should reinforce the overall community 
vision. Examples of acceptable site furnishings are 
illustrated	on	Exhibit	7-19,	“Site	Furnishings.”

Mail Boxes – Residential mailboxes shall be clustered 
within common delivery and pick up areas. Mail 
collection areas shall be of uniform design utilizing 
colors and materials compatible with the residential 
development they serve and shall meet the require-
ments of the U.S. Post Office Department. The typi-
cal design features for mailbox areas is illustrated on 
Exhibit	7-20,	“Mailboxes.”
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Exhibit 7-17
Typical Trash Enclosure

Hirsch & Associates, Inc.
Landscape Architecture & Planning

2221 East Winston Road, Suite A
Anaheim, California  92806

Phone 714-776-4340    Fax 714-776-4395
www.hailandarch.com     LA#1710HAI 
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Exhibit 7-18
Typical Shade Structure
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Exhibit 7-19
Site Furnishings
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Exhibit 7-20
Mailboxes
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7.8 Commercial Signage

A sign program approved by the City of Upland is required for commercial development within Development Area A 
as	described	in	Section	6.9,	“Signage,”	of	the	Park	View	Specific	Plan.”		The	following	guidelines	are	to	be	followed	as	
part of the preparation of the sign program. Examples of signs discussed in these guidelines are illustrated in Exhibits 
7-21	and	7-22,	 “Sign	Guidelines.”	 	All	 commercial	 signs	 are	 subject	 to	 review	and	approval	by	 the	City’s	Design	
Review Board.

siGn type desCription

Pylon Sign One	(1)	sign	projecting	approximately	40	feet	in	height	above	the	adjacent	210	Freeway	grade;	
located	at	the	210	Freeway	ROW.		

Monument 
Signs

One (1) sign located at each primary entrance to the shopping center on Baseline Road.  Maximum 
height	of	each	sign	shall	not	exceed	12	feet.	

Wall Signs

Signs may identify the business name and a minimum generic word description of the service 
(i.e.	“Nursery”,	“Lumber	Yard”,	“Pharmacy”);	no	product	identity	or	specific	service	description	
may	be	displayed.		The	overall	width	of	any	sign	shall	not	exceed	80%	of	tenant’s	leased	frontage,	
unless	otherwise	approved	by	Landlord	and	City	of	Upland.	

Anchor Tenant 
(50,000	sf	
or more)

Maximum	allowable	sign	area	shall	not	exceed	1-1/2	square	feet	per	linear	foot	of	tenant	store	
frontage;	up	to	a	maximum	of	500	square	feet.		Tenants	with	building	elevations	facing	mul-
tiple exposures (such as a parking lot, street, and/or freeway) may incorporate signage on each 
additional elevation.  Tenants with Freeway / Rear frontage may install a sign and / or logo on 
this	elevation;	sign	area	shall	not	exceed	1	square	foot	per	linear	foot	of	store	frontage;	up	to	a	
maximum	of	500	square	feet.		Logos	can	also	be	located	on	front	elevations	subject	to	approval	
of	all	approving	parties.		Maximum	allowable	letter	height	shall	not	exceed	six	(6)	feet	for	a	single	
line	or	a	total	of	ten	(10)	feet	for	two	lines	of	copy.		Tenants	may	also	have	additional	secondary	
signage	that	describes	a	service	or	product;	shall	not	exceed	three	(3)	feet	in	height;	secondary	
signage will be calculated in the overall allowable sign area for that elevation. 

Major Tenant 
(14,000	-	
49,000	sf )

Maximum	allowable	sign	area	shall	not	exceed	1-1/2	square	feet	per	linear	foot	of	tenant	store	
frontage;	up	to	a	maximum	of	350	square	feet.		Tenants	with	building	elevations	facing	multiple	
exposures (such as a parking lot, street, and/or freeway) may incorporate signage on each addi-
tional elevation. Tenants with Freeway / Rear frontage may install a sign and / or logo on this 
elevation;	shall	not	exceed	1	square	foot	per	linear	foot	of	store	frontage;	up	to	a	maximum	of	350	
square	feet.		Logos	can	also	be	located	on	front	elevations	subject	to	approval	of	all	approving	par-
ties.	Maximum	allowable	letter	height	shall	not	exceed	five	(5)	for	a	single	line	or	a	total	of	seven	
(7)	feet	for	two	lines	of	copy.	Tenants	may	also	have	additional	secondary	signage	that	describes	a	
service	or	product;	shall	not	exceed	two	(2)	feet	in	height;	secondary	signage	will	be	calculated	in	
the overall allowable sign area for that elevation. 

Secondary 
Tenant	(5,000	
- 13,999 sf )

Maximum	allowable	sign	area	shall	not	exceed	1-1/2	square	feet	per	linear	foot	of	tenant	store	
frontage;	up	to	a	maximum	of	150	square	feet.	Tenants	with	building	elevations	facing	multiple	
exposures (such as a parking lot, street, and/or freeway) may incorporate one (1) additional sign 
per elevation. Tenants with Freeway / Rear frontage may install a sign and/or logo on this eleva-
tion;	sign	and	/	or	logo	shall	not	exceed	1	square	foot	per	linear	foot	of	store	frontage;	up	to	a	
maximum	of	150	square	feet	and	a	minimum	of	25	square	feet.	Maximum	allowable	letter	height	
shall not exceed three (3) feet for a single line or a total of four (4) feet for two lines of copy. 

Shop Tenant 
(Less	than	
5,000	sf )

Maximum	allowable	sign	area	shall	not	exceed	1-1/2	square	feet	per	linear	foot	of	tenant	store	
frontage;	up	to	a	maximum	of	100	square	feet	and	a	minimum	of	25	square	feet.	Tenants	with	
building elevations facing multiple exposures (such as a parking lot, street, and/or freeway) may 
incorporate one (1) additional sign per elevation. Tenants with Freeway / Rear frontage may install 
a	sign	and	/	or	logo	on	this	elevation;	shall	not	exceed	1	square	foot	per	linear	foot	of	store	front-
age;	up	to	a	maximum	of	150	square	feet	and	a	minimum	of	40	square	feet.	Maximum	allowable	
letter height shall not exceed three (3) feet for a single line or a total of four (4) feet for two lines 
of copy.  
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Exhibit 7-21
Sign Guidelines
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Exhibit 7-22
Sign Guidelines
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Section 8. 
Implementation

Chapter 1 of the Park View Specific Plan serves as 
the implementation tool for the City of Upland 
General Plan, as amended, and as the zoning for 
Development Area A of the Specific Plan area. 
Concurrently with the adoption of Chapter 1 of the 
Specific Plan, the City of Upland may also approve 
tentative tract maps establishing legal lots within 
Development Area A of the Specific Plan area.

8.1 Methods and Interpretation

Development within Development Area A of the 
Specific Plan area shall be implemented through the 
approval by the City of Upland of tentative and final 
tract maps. Development will be approved through 
the Development Review process as established in 
the City of Upland Zoning Code. The implemen-
tation process described below provides the mecha-
nisms for review and approval of development proj-
ects within the Specific Plan area.

8.2 Applicability

All development proposals within Development 
Area A of the Specific Plan area shall be subject to 
the implementation procedures established herein. 
Whenever the provisions and development stan-
dards contained herein conflict with those contained 
in the City of Upland Zoning Code the provisions 
of the Specific Plan shall take precedence. 

8.3 Interpretation

Unless otherwise provided, any ambiguity concern-
ing the content or application of Chapter 1 of the 
Specific Plan shall be resolved by the City of Upland 
Community Development Director (Director) in a 
manner consistent with the goals, policies, purpose 
and intent established in this Specific Plan.

8.4 Severability

If any portion of these regulations contained within 
Chapter 1 of the Specific Plan is declared to be in-
valid or ineffective in whole or in part, such decision 
shall not affect the validity of the remaining portions 
thereof. The legislative body hereby declares that 
they would have enacted these regulations and each 
portion thereof irrespective of the fact that any one 
or more portions be declared invalid or ineffective. 

8.5 Implementation of 
Design Guidelines

Adoption of Chapter 1 of the Specific Plan by the 
City of Upland includes adoption of the design 
guidelines contained herein, which shall be the sole 
design guidelines by which development projects 
within Development Area A of the Specific Plan 
area will be reviewed during Development Review. 
The design guidelines are intended to be flexible in 
nature while establishing basic evaluation criteria 
for review by the City of Upland of development 
projects. 

Any major deviation from the design guidelines con-
tained within Chapter 1 of the Specific Plan shall 
require approval by the City of Upland Planning 
Commission. 

8.6 Development Review Process

8.6.1 Subdivision Maps

Approval of parcel maps and tentative tract maps 
for Development Area A may occur concurrently 
with the adoption of Chapter 1 of the Specific Plan. 
All parcel maps and tentative and final tract maps 
will be reviewed and approved pursuant to appli-
cable provisions of the City of Upland Subdivision 
Ordinance and consistent with the applicable provi-
sions of Land Use, Infrastructure, Design Guidelines, 
and Development Regulations contained within 
Chapter 1 of the Specific Plan. If applicable, the 
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City will require the submittal of a project specific 
Amenity Package to accompany the application for 
approval of a subdivision map. The Amenity Package 
shall be of a form and content determined by the 
Director.

8.6.2 Development Review

All residential development projects and commercial 
projects within Development Area A shall be subject 
to the Development Review process as established in 
the City of Upland Zoning Code. Pursuant to these 
provisions, the Development Review process con-
stitutes a design review of project architecture, site 
plans, and landscape plans. Adoption of Chapter 1 
of the Specific Plan by the City of Upland includes 
adoption of the development regulations and design 
guidelines contained within Chapter 1 of the 
Specific Plan which provide direction for the design 
of development projects within Park View. Where 
Chapter 1 of the Specific Plan development regu-
lations is silent, the applicable development regula-
tions contained within the City of Upland Zoning 
Code shall apply. The design guidelines adopted as 
part of the approval of Chapter 1 of the Specific Plan 
shall constitute the sole design guidelines applicable 
to Development Area A pursuant to the provisions 
of Section 8.5 of the Specific Plan.

All development project applications for Development 
Area A shall include a landscape and irrigation plan 
describing plant materials and their growth habits, 
plant size and spacing, methods of irrigation and 
landscaping maintenance, site plans, architectural 
elevations, floor plans, grading plans and other re-
quirements as specified by the City of Upland. The 
submittal of a project specific Amenity Package is 
required as part of an application for Development 
Review at the discretion of the Director. The project 
specific Amenity Package shall be of a form and con-
tent determined by the Director. 

8.7 Transfer of Residential 
Dwelling Units

The Park View Specific Plan permits development 
of a maximum of 400 residential dwelling units. 
Development of a maximum of 76 dwelling units is 
permitted within Planning Area 1. Any portion of the 
permitted dwelling units not developed in Planning 
Area 1 may be developed in Planning Areas 2 and 3, 
provided the total number of residential dwelling 
units developed in Planning Areas 1 and 2, com-
bined, does not exceed 188, the total number of 
dwelling units developed within the Specific Plan 
area does not exceed 400, and the development of the 
transferred residential dwelling units complies with 
all applicable development standards. Any portion 
of the dwelling units not developed within Planning 
Areas 1 and 2 may be developed in Planning Area 3 
provided the total number of residential dwelling 
units developed within the Specific Plan area does 
not exceed 400 and the development of the trans-
ferred dwelling units complies with all applicable 
development standards.

8.8 Maximum Commercial Area

A maximum of 100,000 square feet of commercial 
retail uses may be developed within Planning Area 4. 
In no instance shall the total square footage of com-
mercial uses developed within Planning Areas 4 
and 5 combined exceed 100,000 square feet.

8.9 Parks, Open Space and Trails

The Specific Plan indicates conceptual locations 
for the development of parks, open space, trails, 
and greenbelts on Exhibit 4-1, “Land Use Plan.” 
The final location and configuration of parks, open 
space, trails and greenbelts will be determined at the 
time of approval by the City of development plans 
and tentative tract maps for each Planning Area.
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8.10 Specific Plan Modifications 
and Amendments

8.10.1 Minor Modifications

The following constitute minor modifications 
to Chapter 1 of the Specific Plan, not requiring a 
Specific Plan Amendment, and are subject to review 
and approval by the Community Development 
Director of the City of Upland. The Community 
Development Director shall have the discretion 
to refer any such request for modification to the 
Planning Commission or the City Council.

1. Change in utility and/or public service provider.

2. Adjustment of a Planning Area boundary provid-
ed the total acreage of the affected Planning Area 
does not increase or decrease by more than fifteen 
percent 15% of the total stated in the approved 
Specific Plan and the total acreage for each land 
use type does not decrease or increase from that 
stated in the approved Specific Plan.

3. Minor changes to landscape materials, wall mate-
rials, wall alignment, entry design, and streetscape 
design which are consistent with the conceptual 
design set forth Section 7, “Design Guidelines,” 
of the Specific Plan.

4. Minor changes to the design guidelines, which 
are intended to be conceptual in nature only, and 
are intended to be flexible in implementation. 

5.  Other modifications of a similar nature to those 
listed above, which are deemed minor by the 
Director, which are in keeping with the purpose 
and intent of the approved Chapter 1 of the 
Park View Specific Plan and which are in con-
formance with the General Plan, as amended, for 
implementation of the Specific Plan.

8.10.2  Major Modifications

The following constitute major modifications to 
Chapter 1 of the Specific Plan requiring approval by 
the Planning Commission.

1. Transfer of residential dwelling units from one 
Planning Area to another in accordance with the 
provisions of Section 8.7, “Transfer of Residential 
Dwelling Units.”

8.10.3 Specific Plan Amendments 

Amendments to Chapter 1 of the Specific Plan 
may be requested by the applicant or by the City of 
Upland at any time pursuant to Section 65453(a) of 
the Government Code. Amendments shall be pro-
cessed pursuant to the provisions of the Government 
Code for Specific Plan Amendments. In the event 
the proposed amendment requires supplemental 
environmental analysis pursuant to the California 
Environmental Quality Act (CEQA), the City is re-
sponsible for preparing the necessary CEQA docu-
mentation at the applicant’s expense.

8.11 Conditional Use Permits

Uses specified as conditionally permitted uses within 
Section 6, “Development Regulations,” of Chapter 1 
of the Park View Specific Plan shall be reviewed and 
approved by the City of Upland pursuant to the re-
quirements of the City’s Zoning Code.

8.12 Compliance with Mitigation 
Monitoring Plan

Certification by the City of Upland of an 
Environmental Impact Report (EIR) shall be re-
quired prior to approval of Chapter 1 of the Specific 
Plan. Development within Development Area A of 
the Specific Plan area shall comply with all approved 
mitigation measures as described in the Mitigation 
Monitoring Program included as part of the Specific 
Plan EIR.
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8.13 Project Phasing

Phasing of Development Area A of the Specific Plan 
will meet the following objectives:

•	 Orderly	build-out	of	the	community	based	upon	
market and economic conditions.

•	 Provision	of	 adequate	 infrastructure	 and	public	
facilities as determined and deemed necessary by 
the City of Upland, concurrent with develop-
ment of each phase.

•	 Protection	of	public	health,	safety	and	welfare.

8.13.1 Residential Development

The phasing of residential development areas will 
be determined by the developer and consistent 
with City of Upland adopted master infrastructure 
plans. The development of residential uses will be 
implemented through the approval of tentative and 
final tract maps and development permits for each 
Planning Area as developed. Appropriate levels of 
infrastructure and community facilities shall be sub-
ject to the review and approval of the City of Upland 
Engineer and shall be installed and available to serve 
each subsequent phase of residential development as 
it occurs. 

8.13.2 Community Phasing

Backbone infrastructure to serve Planning Areas 
1-4 of Park View shall be installed by the developer 
in accordance with the requirements of the City of 
Upland. Infill service mains will be constructed in 
phases as development proceeds and conditioned by 
the City Engineer to support individual phases of 
development, which may also require installation of 
offsite infrastructure improvements beyond a given 
phase boundary.

8.13.2.1 Grading

Grading of an entire Planning Area shall be com-
pleted prior to the issuance of the first certificate of 
occupancy for any building within that Planning 

Area. Any necessary grading performed outside of 
the Planning Area as part of the installation of road-
ways or infrastructure to serve that Planning Area 
shall be completed to the satisfaction of the City 
prior to issuance of the first certificate of occupancy 
for any building within that Planning Area. 

8.13.2.2  Planning Areas 1-4

The appropriate dedications shall be made and the 
following improvements shall be constructed, all 
solely within the jurisdiction of the City of Upland, 
prior to the issuance of the first certificate of occu-
pancy for Planning Areas 1-4.

Baseline Road

•	 Grading	 and	 improvements	 to	 Baseline	 Road	
all solely within the jurisdiction of the City of 
Upland, adjacent to Development Area A, will 
be installed, as required by this Specific Plan. 
Improvements to be installed include median 
landscaping, curb, gutter, travel area, sidewalk, 
parkway, City Gateway Monument Sign, and 
the required traffic signal at the intersection of 
Baseline Road and Park View Promenade. All im-
provements to Baseline Road will be designed as 
one comprehensive plan for both Development 
Areas A and B, however such design and im-
provements outside of the jurisdiction of the 
City of Upland, including that of CalTrans and 
the City of Claremont, shall not be required to 
be approved or completed prior to issuance of 
the first certificate of occupancy for Planning 
Areas 1-4. All improvements to Baseline Road 
within the jurisdiction of the City of Upland 
shall be installed pursuant to the issuance by 
the City of Upland of all necessary and required 
permits.
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Park View Promenade

•	 Grading	 will	 be	 completed,	 full	 right	 of	 way	
will be dedicated, and full right of way improve-
ments will be installed including landscaping, 
the Community/Park Monument Sign, with the 
exception of the lettering for the Park which shall 
be installed at the City’s request prior to open-
ing of the Park, and the required traffic signal 
at the intersection of Park View Promenade and 
Baseline Road.

8.13.2.3  Planning Area 4

The landscaped buffer area adjacent to Baseline 
Road including irrigation systems, any required bus 
pad and bus shelter, any City of Upland required 
deceleration lane on Baseline Road, and any City 
of Upland required commercial entry traffic signal 
at the commercial center entry shall be constructed 
prior to the issuance of the first certificate of occu-
pancy for Planning Area 4.

8.13.3 Community Facilities and Services 

The timing for installation of community facilities 
and payment of impact fees for public improvements 
and services for development within Development 
Area A of the Specific Plan area will be determined 
as part of the City of Upland approval of tentative 
tract maps in accordance with the provisions of the 
existing City development impact fee ordinances. 
Community facilities, such as bike trails, will be 
developed in conjunction with construction of the 
project street improvements. 

8.14 Appeals

Appeals from any determination of the Director or 
the Planning Commission, may be made by the ap-
plicant or any other aggrieved party by filing an ap-
plication on forms provided by the City of Upland 
and accompanied by the appropriate filing fee. 
Appeals shall be processed consistent with the provi-
sions of the City’s Zoning Code.

8.15 Project Financing

The financing of construction, operation, and main-
tenance of public improvements and facilities (the 
“facilities”), and public services will include fund-
ing through a combination of financing mecha-
nisms. Final determination as to the facilities to be 
constructed and as to maintenance responsibilities, 
whether publicly or privately maintained, will be 
made prior to recordation of final maps. In order 
for the project to be fiscally self sufficient, the fol-
lowing financing options can be considered for 
implementation:

8.15.1 Facilities and Services

•	 Private	 capital	 investment	 for	 the	 construction	
of facilities.

•	 Community	 Facilities	 District	 (CFD)	 estab-
lished pursuant to the Mello-Roos Community 
Facilities District Act of 1982, or other special 
district, to provide funding for the construction 
of a variety of public facilities and the provision 
of public services.

8.15.2 Operation and Maintenance

•	 By	individual	private	property	owner.

•	 By	private	residential	property	owners	or	Home	
Owners Association.

•	 By	Community	Facilities	District	 (CFD)	estab-
lished pursuant to the Mello-Roos Community 
Facilities District Act of 1982, or other 
special district.

•	 By	commercial	property	owner.

City of Upland approval is a prerequisite for the im-
plementation of any and all establishment of special 
district-financing mechanisms for Development Area 
A. The use of the Mello-Roos Community Facilities 
District Act of 1982 (the “Act”) to finance public 
facilities and services will be at the City of Upland’s 
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•	 Designated	private	alleys	and	
adjacent landscaping.

•	 Designated	private	streets	and	landscaping.

•	 Courts,	parkways,	and	landscaping	
within the residential areas.

•	 Private	on-site	sewer	lift	station.

•	 Parkways	of	interior	local	streets	including	side-
walks, landscaping, and street lights as well as 
common areas distinct to individual residential 
types and neighborhoods. 

•	 Internal	slopes	as	identified	on	
approved final tract maps.

•	 All	 common	 area	 internal	 open	 spaces,	 parks,	
bike trails, and greenbelts. 

•	 Landscaped	buffer	adjacent	to	the	northerly	right	
of way of Baseline Road and adjacent to the resi-
dential Planning Areas of the Specific Plan area.

•	 The	 landscaped	 parkway	 within	 Baseline	 Road	
right of way adjacent to the residential Planning 
Areas of the Specific Plan area.

•	 The	landscaped	parkway	within	the	right	of	way	
of Park View Promenade and the additional 
landscaping adjacent to the right of way of Park 
View Promenade.

8.16.3 Commercial Center Maintenance

The property owner of the commercial center devel-
oped within Park View will be responsible for main-
tenance of all private drives, parking areas, landscap-
ing, signs and other on-site improvements within the 
center and for the maintenance of the portion of the 
landscape buffer area adjacent to the northerly right 
of way of Baseline Road and landscaped parkway 
improvements within the right of way of Baseline 
Road adjacent to the commercial center.

sole discretion. Moreover, the use of the Act must be 
consistent with the City of Upland’s adopted goals 
and policies concerning the use of the Act.

8.16 Maintenance Responsibilities

The public and private improvements constructed 
within the Specific Plan area will be maintained 
through a combination of public and private entities 
as described below. 

8.16.1 Public Maintenance

1.	 Hardscape	improvements	within	the	public	right	
of way of Baseline Road adjacent to Development 
Area A will be maintained by the City of Upland. 
Twelve months following final permit clearance 
of full improvements to Park View Promenade, 
the hardscape improvements within the public 
right of way of Park View Promenade including 
travel lanes, curb, gutter, sidewalks, and street-
lights will be maintained by the City of Upland.

2. All on-site water facilities, sewer facilities, and 
storm drains constructed to City standards and 
within easements dedicated to the City shall 
be constructed by the developer and, upon ac-
ceptance, shall be maintained by the City of 
Upland.

3. Off-site infrastructure improvements such as 
water, sewer, and storm drain facilities will be 
maintained by the City of Upland. 

4. Upon final permit clearance and completion of 
the off-site linear park constructed by the devel-
oper of Park View, the City of Upland shall be re-
sponsible for the maintenance of the linear park.

8.16.2 Private Homeowner Association 
Maintenance

One	or	more	Homeowner	Associations	will	 be	 es-
tablished for the maintenance of private common 
area improvements of Park View. Improvements 
to	 be	 maintained	 by	 the	 Homeowner	 Association	
include:
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8.16.4 Landscaping Maintenance District

Median landscaping within the rights of ways of 
Baseline Road and Park View Promenade, and tem-
porarily undeveloped areas of Planning Areas 1-4 
will be maintained by a Landscape and Lighting 
Maintenance District. 
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Section 9.  
General Plan Consistency

California Government Code (Title 7, Division 1, 
Chapter 3, Article 8, Section 65450-65457) permits 
the adoption and administration of specific plans 
as an implementation tool for elements contained 
in the local general plan. Specific plans must dem-
onstrate consistency in regulations, guidelines, and 
programs with the goals and policies set forth in the 
general plan. 

The relationship of Chapter 1 of the Park View 
Specific Plan to the City of Upland General Plan is 
discussed below.

9.1. Land Use

Approval of the Park View Specific Plan includes 
adoption of a General Plan Amendment chang-
ing the General Plan land use designation for 
Development Area A of the Specific Plan area from 
“Open Space” to “Park View Specific Plan.” The 
General Plan Amendment establishes goals and 
objectives for land use which will govern develop-
ment within Development Area A of the Specific 
Plan area. Pursuant to the adoption of the General 
Plan Amendment for Development Area A, the 
General Plan land use goals and objectives contained 
within Chapter 1 of the Park View Specific Plan shall 
be those set forth in the Park View Specific Plan.

9.1.1 Goal: Create a Livable Mixed Use 
Environment

Objective: Combine residential land uses, recre-
ational amenities and commercial services to create 
a livable mixed use community including features 
such as: 

•	 A	design	which	 allows	 for	 alternative	modes	of	
travel such as biking and walking.

•	 Diverse	architectural	design.

•	 Connectivity	 among	 residential	neighborhoods,	
the commercial center, and planned City park.

•	 Diversity	and	choice	of	housing	types	and	oppor-
tunities to address a variety of lifestyles and eco-
nomic segments of the marketplace. 

•	 A	pedestrian	oriented	commercial	center	address-
ing the needs of pedestrians through the provi-
sion of plazas and other public gathering spaces 
and offering needed retail goods and services.

•	 Residential	neighborhoods	developed	at	a	human	
scale with a pedestrian orientation providing 
connectivity among residential neighborhoods, 
parks, and commercial services.

•	 A	simple	and	well-designed	street	system	provid-
ing street separated sidewalks and recreational 
opportunities promoting an outdoor living 
experience.

•	 Residential	 neighborhoods	 designed	 around	 a	
network of parks and pedestrian trails, promot-
ing outdoor activity and casual social interaction 
among neighbors.

Project Consistency:

A commercial center is planned on approximately 
7.6 acres of the Park View Specific Plan area located 
at the intersection of the 210 Freeway Interchange 
and	Baseline	Road.	The	commercial	center	will	pro-
vide up to 100,000 square feet of retail and service 
uses to the surrounding community and will provide 
retail services within easy walking distance to the res-
idential neighborhoods of Park View. The Park View 
commercial center can accommodate development 
of an anchor store, such as a supermarket and drug 
store, specialty shops, and restaurants. Pedestrian 
and bicycle access to the commercial center is pro-
vided through a network of on street bicycle trails 
and street separated pedestrian paths within the 
residential area connecting to the commercial center 
through a greenbelt developed adjacent to the com-
mercial center.

Park View provides for a variety of residential hous-
ing types oriented toward open space amenities 
and designed to promote walking and interaction 
among	 residents.	 Residential	 development	 within	
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the Specific Plan area will contain up to 400 residen-
tial dwelling units, providing a mix of single family 
detached and single family attached housing types in 
a variety of products and architectural styles. 

Park View provides for development of approxi-
mately 3.5 acres of parks, open space, and trails con-
nected by a network of street separated pedestrian 
paths and on street bicycle trails. The pedestrian and 
bicycle trail system allows residents to walk or bike 
to the planned City park located north of Park View. 
The various residential product types for Park View 
are described below. 

9.1.2 Single Family Detached 
Residential 

•	 Conventional	 Single	 Family	 Homes	–	
Conventional single family detached homes 
are planned for Park View. Alternative garage 
configurations are encouraged and “architecture 
forward” floor plan designs, that extend living 
areas and porches forward of the face of the 
garage, are required.

•	 Two	 Pack	 Single	 Family	 Homes	 –	 This 
innovative single family design pairs adjacent 
detached homes together with garages alternately 
placed to the rear of the lot. This concept screens 
every other garage from the view of the street and 
provides a lower density streetscene character.

•	 Three	Pack	Single	Family	Homes	– Three Pack 
Single Family Homes are similar in design to the 
Two Pack Single Family Homes, with alternately 
configured front and side oriented garage doors 
with deep recessed garages.

•	 6	Pack	Single	Family	Homes	– Detached homes 
in enclaves of six or less homes designed around 
a common private drive minimizes the view of 
garages from the street and consolidates driveway 
curb cuts along neighborhood streets to promote 
pedestrian connectivity.

•	 Greencourt	 Single	 Family	 Homes	 –	 Similar 
to the 6 Pack concept, the Greencourt Homes 
remove garages from the street, with access 
provided from private drives located to the rear 
of homes. Front doors are oriented onto linear 
greenbelt with pedestrian walkways separated 
from the street.

•	 Cottage	Single	Family	Homes	–	This traditional 
single family home concept places garages at the 
rear of the lot accessed from a private drive or 
alley. Front doors and porches face neighborhood 
streets and open space areas. A pedestrian oriented 
streetscene is promoted with this residential 
type since garages are not visible from the street 
and driveway curb cuts are not present along 
the street.

9.1.3 Single Family Attached 
Residential

Park View provides for development of a range of 
attached housing types including paired homes, or 
duplexes, and multi-family stacked flats or town-
homes. Although the permitted attached residential 
products vary greatly, common design objectives 
are found in all types which include minimizing 
the visual impact of the garage from neighborhood 
streets and creating a pedestrian friendly environ-
ment within the Specific Plan area.

•	 Paired	 Homes	 –	 Commonly referred to 
as duplexes, paired homes encourage the 
utilization of rear loaded garage configurations 
or “architecture forward” floor plan designs 
to minimize or eliminate garages visible from 
neighborhood streets.

•	 Triplex	 Condominiums	 –	 This building type 
includes townhomes, stacked flats, and carriage 
homes (units above garages) in configurations 
intended to eliminate garages oriented onto 
neighborhood streets. Garages are required to be 
oriented onto private drives or common access 
ways located to the rear of buildings.
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•	 Row	 Townhomes	 –	 This traditional attached 
home concept places garages at the rear of the 
lot accessed from a private drive or alley. Front 
doors and porches face neighborhood streets and 
open space areas. No garages face the street and 
no driveway curb cuts interrupt the pedestrian 
connectivity along the street.

•	 Greencourt	 Townhomes	 –	Similar	 to	 the	Row	
Townhome concept, Greencourt Townhomes 
remove garages from the street with access 
provided from private drives located at the 
rear of the building. Front doors face a linear 
greenbelt with pedestrian walkways separated 
from the street.

•	 Cluster	 Townhomes	 –	 This townhome 
configuration orients garages onto a private 
motorcourt in order to minimize visible 
garages from the street and increase pedestrian 
connectivity along the neighborhood street.

•	 Multi-Family	 Stacked	Flats	 and	 Townhomes	–	
Similar to the Cluster Townhome concept, this 
product also includes stacked units. Garages are 
oriented onto a private motorcourt served by 
an alley.

Approximately 3.5 acres are provided within the 
Specific Plan area as parks, common open space, 
greenbelts, and trails of which approximately 1.86 
acres comprise parks offering opportunities for 
passive recreation and informal gathering among 
neighbors. Within the residential areas, private open 
space as well as private active recreation centers, are 
provided. A landscaped greenbelt and landscaped 
pedestrian walkways connect the Park View residen-
tial neighborhoods with the commercial center and 
the planned City park located north of the Specific 
Plan area. As part of the development of Park View, 
a public linear park is planned on a 75 foot wide 
City owned property located adjacent to the Specific 
Plan area. This linear park will include landscap-
ing, benches, and a pedestrian and/or bicycle path 
providing	connectivity	between	Baseline	Road	and	
the future City park to be developed north of the 
Specific Plan area.

9.1.4 Goal: Plan for a Circulation 
System Serving Motorists, 
Bicyclists and Pedestrians

Objective: The circulation plan for the Park View 
Specific Plan should provide a comprehensive system 
of streets accommodating bicycle and pedestrian 
travel as well as providing for the safe and efficient 
movement of automobiles.

Project Consistency:

•	 Street	 design	within	 Park	View	 includes	 pedes-
trian walkways separated from the street by 
landscaped parkways to create an intimate envi-
ronment promoting social interaction. As part 
of the development of Park View, new parkway 
landscaping and sidewalk improvements will be 
constructed	within	the		northerly	Baseline	Road	
right of way.

•	 Internal	 project	 streets	 are	 designed	 to	 slow	
vehicular traffic by locating parks and landscaped 
areas adjacent to streets to influence a driver’s 
peripheral vision and encourage drivers to pro-
ceed more slowly. 

•	 On-street	bikeways	are	integrated	into	the	street	
design of the community to encourage bicycle 
travel as an alternative to the automobile.

•	 A	 pedestrian	 and/or	 bicycle	 path	 is	 planned	
for development as part of the improvement 
of a 75 foot wide City owned property located 
adjacent to the Specific Plan area which will 
provide pedestrian and/or bicycle connectivity 
between	Baseline	Road	and	the	future	City	park.

9.1.5 Goal: Provide for Adequate 
Community Facilities

Objective: Provide for the development of new facili-
ties to serve the community as necessary.

Project Consistency:

•	 New	water,	sewer,	and	storm	drain	facilities	will	
be developed as part of the project to serve the 
Specific Plan area.
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•	 New	private	parks	and	recreational	facilities	con-
structed within the community as part of project 
development will serve the recreational needs 
of residents. 

9.1.6 Goal : Provide for New Parks, 
Greenbelts and Trails 

Objective: Develop new parks, bike trails and pedes-
trian trail amenities to enhance outdoor recreational 
opportunities for residents of Park View.

Project Consistency:

•	 Approximately	3.5	acres	of	parks,	common	open	
space, trails, and landscaped greenbelt areas are 
distributed throughout the community offer-
ing recreational opportunities within walk-
ing distance of all residential neighborhoods. 
Of the total acreage provided, approximately 
1.86 acres comprise parks distributed within 
the community.

•	 Landscaped	 greenbelts	 and	 trails	 developed	
within the community and adjacent to Baseline 
Road	provide	access	for	bicyclists	and	pedestrians	
connecting residential neighborhoods, the com-
mercial center and the planned City park located 
north of the Specific Plan area. 

•	 As	part	of	the	development	of	Park	View,	a	new	
public linear park is planned for construction 
on a 75 foot wide City owned property located 
adjacent to the easterly boundary of the Specific 
Plan area. This linear park will be improved with 
landscaping, benches, and a pedestrian and/
or bicycle path providing connectivity between 
Baseline	Road	and	the	future	City	park	planned	
for development north of the Specific Plan area.

9.1.7 Goal : Promote Exceptional 
Architecture and Site Planning

Objective: Provide for diverse and varied architecture 
combined with comprehensive site planning within 
the Park View Specific Plan to create a harmonious 
community both aesthetically and functionally, pre-
serving residents privacy, and encouraging neighbor-
hood interaction.

Project Consistency: 

•	 Streets	 are	 linked	 together	 in	 a	 pedestrian	 and	
bicycle friendly manner connecting homes, 
parks, and the commercial center for residents to 
either walk, bike, or drive to.

•	 A	 variety	 of	 housing	 types,	 including	 attached	
and detached single family homes in a vari-
ety of architectural styles are provided within 
Park View, all of which are located close to parks 
and the commercial center.

•	 Residential	 Planning	Areas	 include	 a	 variety	 of	
housing types oriented toward the street adding 
interest and encouraging neighborhood interac-
tion along the street. 

•	 Residential	 neighborhoods	 are	 designed	 with	
houses addressing the street by:

•	 Designing	 homes	 to	 a	 more	 human	 level	
with porches, stoops, and walkways creating 
opportunities for neighborly interaction. 

•	 Minimizing	 views	 of	 garage	 doors	 through	
setback requirements, location, innovative 
residential design, and landscaping. 

•	 Incorporating	 varied	 architectural	 styles	 and	
elements within each neighborhood.
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9.2. Housing

This section describes the applicable goals of the 
City of Upland Housing Element as it relates to 
Development Area A of the Specific Plan.

9.2.1 Goal : To assist in the 
Development of Adequate 
Housing to meet the City’s Fair 
Share of the Region’s Housing 
Needs for all Economic Segments 
of the Population, including Low-
and Moderate-income Households

Project Consistency:

Chapter 1 of the Park View Specific Plan, when 
adopted, will permit the development of up to 400 
residential dwelling units in the City of Upland 
increasing the City’s housing stock and contributing 
to the City’s fair share of the region’s housing needs. 
The project is consistent with this goal.

9.2.2 Goal : Reduce Residential Energy 
Use within the City

Project Consistency:

The project will comply with all the State Energy 
Insulation Standards (Title 24) and City of Upland 
codes in effect at the time of application for build-
ing permits. By meeting the State and City energy 
requirements the project will be consistent with 
this goal.

9.3. Circulation

This section describes the City of Upland Circulation 
Element as it relates to Development Area A of the 
Specific Plan.

9.3.1 Goal: To Develop Transportation 
Planning, Services and Facilities 
That are Coordinated With and 
Support the Land Use Plan

Strategies:

•	 Any	 new	 development	 of	 property	 shall	 be	
required to provide adequate right of way width 
for possible future needs and to provide for traf-
fic patterns necessary to accommodate future 
growth needs.

•	 All	new	commercial	and	industrial	development	
shall be required to incorporate within their 
design concepts, provisions for reciprocal vehicu-
lar access points with existing or potential adjoin-
ing developments.

•	 All	 streets	 in	 the	 City	 shall	 be	 constructed	 in	
accordance with the Circulation Plan and con-
struction standards as established by the City 
Public Works Director.

•	 Approval	of	all	new	development	shall	be	corre-
lated with roadway improvements that would be 
necessary to either: maintain an acceptable level 
of service; or reduce the impact of the develop-
ment below the established minimum level of 
service. Development should not be authorized 
until appropriate funding mechanisms are in 
place to fund associated roadway improvements.

Project Consistency:

The development of Development Area A will 
include new landscape and sidewalk improvements 
to	the	public	right	of	way	of	Baseline	Road	adjacent	
to the Specific Plan area in accordance with required 
City of Upland General Plan right of way improve-
ments. The circulation system for the project has 
been designed so vehicles can safely travel to and 
from their destination easily and without creating sig-
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nificant movement conflicts. Vehicular access points 
will be permanently provided between commercial 
parcels through permanent agreements executed as 
part of the development of the project. All public 
and private roadway improvements required as part 
of the project will be funded by the development, 
therefore, the project is consistent with this goal.

9.3.2 Goal: 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: 

•	 Direct	 access	 of	 new	 residential	 developments	
onto major arterial streets shall be discouraged.

•	 Where	 feasible,	 circulation	 improvements	 shall	
be implemented that minimize impacts on adja-
cent residential neighborhoods.

•	 All	roadways	shall	be	encouraged	to	be	designed	
in a manner that will enhance the interplay of 
vehicular and pedestrian safety.

Project Consistency:

The proposed project is designed to provide access to 
up to 400 residential dwellings from a major entry 
roadway and a secondary entry roadway intersect-
ing	with	Baseline	Road.	Private	roads	to	serve	indi-
vidual Planning Areas connecting to these two entry 
roadways will serve the project. Private roads will 
include sidewalks allowing for the safe movement of 
residents through the community walking to parks 
and the adjacent commercial center and through 
the community. 

Commercial land use within the Specific Plan area 
will	be	served	by	two	entries	located	at	Baseline	Road.	
Traffic entering the commercial area of Development 
Area A will be distributed through the commercial 
area via private drives. The private drive circulation 
system will allow for vehicular access to Development 

Area B located in the City of Claremont. The project 
is consistent with this goal. 

9.3.3 Goal: 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: 

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

•	 Pedestrian	 connections	 shall	 be	 encouraged	
between commercial uses and adjacent residen-
tial development through the City site planning 
review process.

•	 The	 special	 needs	 of	 the	 physically	 disadvan-
taged shall be recognized by ensuring that all 
sidewalks, streets and street crossings, public 
areas, and related facilities that are normally used 
by the general public will be accessible to the 
physically disabled.

Project Consistency:

The private roadways proposed for the project will 
include sidewalks allowing for the safe movement 
of residents through the community walking to the 
commercial center and to the proposed City park 
located north of the Specific Plan area. Sidewalks, 
street crossings, and street and drives within the 
project used by the general public will comply with 
the requirements of the State of California require-
ment for disabled access and the requirements of 
the Americans with Disabilities Act. The project is 
consistent with this goal. 
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9.3.4 Goal: 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: 

•	 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. 

Project Consistency:

The proposed Park View Specific Plan requires that 
new residential development within Planning Areas 
1-3 of the Specific Plan area provide two garage 
spaces per residential unit to meet the parking needs 
of residents. Guest parking to serve the community 
will be available on private streets in accordance with 
the requirements of the  City of Upland Zoning 
Code. Commercial development within Planning 
Area 4 of Park View will provide parking at a ratio of 
5 spaces per 1,000 square feet of gross floor area. The 
project is consistent with this goal.

9.3.5 Goal: To Promote the Aesthetic 
Qualities of the Street System

Strategies: 

•	 Wherever	 feasible,	 street	 construction	 and	
improvement projects shall be designed with 
a concern for street aesthetics, including street 
trees, landscaping and paving materials.

•	 All	 new	 development	 shall	 be	 encouraged	 to	
provide landscaped parkways, appropriate pedes-
trian amenities and other streetscape improve-
ments that improve the aesthetics of the roadway 
to both vehicular and pedestrian traffic.

•	 Adequate	 street	 lighting	 that	 is	 energy	 efficient	
and appropriate to the area shall be encouraged.

Project Consistency:

Chapter 1 of the Park View Specific Plan includes 
landscape design guidelines to promote the develop-
ment of landscaped pedestrian walkways, enhanced 
project entries, and a lushly landscaped buffer area 
adjacent to the northerly right of way of Baseline 
Road	 as	 part	 of	 the	 project.	Thematic	 street	 light-
ing will be provided and installed in accordance 
with City of Upland requirements, and low level 
pedestrian lighting will be provided within parks 
and paseos. The development of these amenities will 
provide consistency of the project with this goal.

9.4 Noise

This section describes the City of Upland Noise 
Element as it relates to Development Area A of the 
Specific Plan.

Policy:

Proposed development projects should not generate 
noise which violates the City of Upland noise 
ordinance (if enacted) or results in a noise level 
above “satisfactory,” as determined by the noise 
compatibility standards, on nearby property. Project 
applicants should reduce or buffer the noise generated 
therein so as not to create an unsatisfactory noise 
environment for others.

Project Consistency:

Development within Development Area A of the 
Park View Specific Plan area will implement City of 
Upland noise ordinances and policies to minimize 
unwanted noise from the project to nearby 
properties. The project is consistent with this goal. 
In addition, a noise attenuation wall or combination 
wall and berm will be constructed adjacent to the 210 
Freeway prior to completion of construction of any 
homes within 500 feet of the freeway. Development 
within Development Area A of the Specific Plan area 
is designed to implement adopted residential interior 
and non-residential interior noise standards.
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Appendix B.
Mitigation Monitoring and Reporting
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