
STAFF REPORT

TO THE CITY COUNCIL

DATE: May 27, 2014

FROM: Joseph Hughes, City Manager

REVIEWED BY: Lawrence Mainez, Community Development Director
John Jaquess, Community Development Director

PREPARED BY: Kim Stater, City PlannerV

SUBJECT: A Public Hearing of the City Council to consider the

Greenspot Village and Marketplace" Development

Agreement ( DA -012- 004), Design Review Application for

Planning Area 1 ( DRB 009-003), Design Review Application

for Planning Area 2 ( and DRB 009- 004), Tentative Parcel

Map No. 19149 ( TPM 013- 001) and Tentative Parcel Map
No. 19504 (TPM 013- 002). 

LOCATION: An approximate 104 -acre triangular shaped Site within the

Golden Triangle Community Policy Area generally bordered
by Greenspot Rd. on the south, Eucalyptus Ave. on the

north, Boulder Ave. and Webster St. on the east, and City
Creek and the 210 Freeway to the west. 

REPRESENTATIVE: Glenn Elssmann, Managing Partner, Greenspot Village and

Marketplace, LLC

RECOMMENDATION: Staff recommends the City Council: 

1. Adopt Resolution No. 2014- to deny Development
Agreement 012- 004 ( DA -012-004). 

pproved Motion

enied Ayes

ontinued Noes

abled Abstain
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Second Agenda Item No. % 3

File No. 

City Manager
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The Planning Commission recommends the City Council: 

2. Adopt Resolution 2014 - to approve Design Review

009-003 ( DRB 009-003) for Greenspot Village. and

Marketplace Planning Area 1 ( PA1), " Highland

Marketplace," including the Site Plan, Conceptual

Building Elevations, Conceptual Landscape Plan and

Conceptual Grading Plan ( Exhibit 1 of the Development

Agreement); and

3. Adopt Resolution 2014 - to approve Design Review

009-004 ( DRB 009-004) for Greenspot Village and

Marketplace Planning . Area 2 ( PA2), " Residential

Villages", including the Site Plan, Building Elevations, 

Conceptual Landscape Plan and Conceptual Grading
Plan ( Exhibit 2 of the Development Agreement). 

Staff recommends the City Council: 

4. Adopt Resolution No. 2014 - to approve Tentative

Parcel Map No. 19149 (TPM 013- 001) affecting Planning
Areas 1, 2, and 3, subject to the Conditions of Approval; 

and

5. Adopt Resolution No. 2014 - to approve Tentative

Parcel Map No. 19504 (TPM 013-002) affecting Planning
Area 1, subject to the Conditions of Approval. 

PUBLIC NOTICE: On March 27, 2014, Public Hearing Notices were mailed to
all property owners within a 300 -foot radius of the Site and to those individuals

requesting to be notified. On March 28, 2014, a Display Ad was published in the

Highland Community News advertising a Public Hearing date of April 8, 2014. 

Subsequently the Applicant requested a continuance of the Public Hearing. On April 8, 

2014, the City Council opened the Public Hearing and continued the item to May 27, 
2014. The Agenda was posted at the City' s three designated posting locations within
the City and on the City' s Website. 

PREVIOUS ACTION: The City Council has taken the following actions related to
the Greenspot Village and Marketplace Specific Plan: 
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May 14, 2013

Certification of the Environmental Impact Report — adopted by Resolution No. 
2013-008. 

General Plan Amendment, changing the designation of the Flood Control

Property from Open Space to Planned Development. Amendment of the

Circulation Element for Eucalyptus and Calhoun, within the project boundaries, to

a " Collector Street" — adopted by Resolution No. 2013-009. 

May 28, 2013

Zone Change on the entire property ( 104 acres), recognizing a newly created
designation of " SPR 006-001 Greenspot Village & Marketplace" — adopted by
Ordinance No. 379. 

June 11, 2013

Adoption of the Greenspot Village & Marketplace Specific Plan — adopted by
Ordinance No. 380. 

The City Council also considered applications for a Development Agreement and

Design Review Applications for PA1 and PA2 at the May 14 and May 28, 2013

Meetings. The discussion concluded with the Council continuing the item to a date
uncertain and requesting the applicant bring forward a proposal regarding the

Development Agreement to Staff ( Attachment 1 — City Council Minutes of May 28, 
2013). The Council directed staff to work with the applicant and determine if the

applicant' s concerns could be addressed in a revised Development Agreement. 

PROJECT REVIEW: 

Development Agreement

City Staff and the applicant met numerous times to further negotiations of the

Development Agreement deal points. Notable amendments include, 1) Concession by
the City to reduce the income ceiling of the Fire. Fund Shortfall Payment from $ 750,000

to $ 550,000, 2) Concession by the City to suspend the Fire Fund Shortfall Payment
550,000 annually) upon the City's successful acquisition of a Temporary Fire

Services Contract with an adjacent local fire department, and 3) Concession by the City
to reduce the annual Fire Fund Shortfall Payments by 20% increments as the sales tax

and transient occupancy tax revenue increased. 
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Staff provided a revised Agreement to the Golden Triangle Ad Hoc Committee on

October 31, 2013, November 21, 2013 and February 21, 2014. The Committee

recommends approval of the Development Agreement as attached (Attachment 2). 

Unfortunately, the Agreement remains unacceptable to the applicant. Staff requested

the applicant provide correspondence outlining the specific issues to which they object. 
At the time this report was prepared, such correspondence was not submitted. 

Therefore, staff recommends denial of the Agreement. 

Design Review for PA1

During the May 28, 2013 Public Hearing, topics discussed regarding the PA1 Design
Review application included: parking, landscaping maintenance responsibilities, exterior

amenities and fire protection. The Planning Division Conditions of Approval have been
amended to reflect directives of the City Council, negotiations with the Applicant, and

new information available to City staff. A summary of the changes follows below. 

Condition No. 73

The requirement to pay an annual fee of $ 550,000 for fire services was modified to

require only the payment required by a Temporary Fire Services Contract ( anticipated

cost of $ 175/ hour/dispatched call). 

Condition No. 74

Removal of requirement to purchase a ladder truck. 

Condition No. 76

Clarification that if a Development Agreement is adopted, its provisions override any
conflicting conditions of approval. 

These are summaries only. The exact text changes can be found in the attached

Conditions of Approval. 

The Design Review application for PA1 includes land on the western boundary of the
Specific Plan currently owned by the San Bernardino County Flood Control District. If

the land is sold, a future owner could potentially request modifications to the project and
Conditions of Approval, or submit a new application that would replace this entitlement if

they so desired. The City Council should note that the Design Review approval will
expire in three ( 3) years from the date of approval unless substantial development has
occurred within that time period. 
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Design Review for PA2

Topics discussed regarding PA2 included: cohesive management, subdivision of land

for financing, parking, and private open space requirements and fire protection. To

summarize Planning Conditions of Approval were modified: 

Condition No. 18

The precise number of parking spaces required was removed and replaced with the
requirement to meet the standards of the adopted Greenspot Village & Marketplace

Specific Plan. 

Condition No. 52

Removed due to language conflict with a similar Engineering Condition of Approval. 

Condition No. 74 ( Removed) 

Removal of requirement to purchase a ladder truck. 

Condition No. 73 & 74 ( Revised) 

Revision of requirement to pay of a $ 550,000 annual Fire Fund Shortfall Payment

FFSP) upon construction of the
1St

structure. The revised condition proposes fire

services be provided to the site through a Temporary Fire Services Contract ( TFSC) 

between the City of Highland and an outside Agency. The applicant would pay only the
rate established in said Contract. If a TFSC cannot be achieved by the City or is
terminated prior to commencement of construction, the applicant must pay the $550, 000

annual FFSF upon construction of the
4t" 

structure. The fee terminates at such time that

the. sum of the sales tax and transient occupancy tax for PA1 and PA2 reaches

550, 000 in any one year. 

Condition No. 76

New condition to provide private open space in the amounts of 100 square feet for
ground floor units, 80 square feet for upstairs 2 -bedroom units, and 70 square feet for

upstairs 1 - bedroom units. 

Condition No. 77

New condition to require the project to participate in the City' s Crime -Free Multi -Family
Housing Program. 

Condition No. 78

Clarification that if a Development Agreement is adopted, its provisions override any
conflicting conditions of approval. 

It should be noted that the requirement to pay a Fire Fund Shortfall Payment has been
removed completely from PA1, but remains for PA2. The Greenspot Village & 
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Marketplace Specific Plan designates land uses within PA1 that are commercial in

nature and will generate significant property tax, retail sales tax, and potentially

transient occupancy tax. The income to the City resulting from development within PA1
will offset the potential fire services costs. PA2 is strictly residential in nature. The 3 - 

story design will require response from a ladder truck. The cost of ladder truck service is
not substantially offset by the property taxes derived from the development. 

Tentative Parcel Maps

The applicant submitted two tentative parcel maps for property located within the

Greenspot Village & Marketplace Specific Plan. Parcel Maps are typically approved at a
staff level, however these are were elevated to the City Council so the project could be
comprehensively reviewed in its entirety. 

TPM 19149

This map proposes to subdivide 59. 123 acres into three ( 3) parcels. The parcels define

the boundaries of portions of Planning Area 1, Planning Area 2, and Planning Area 3
owned by the applicant. 

TPM 19504

This map proposes to further subdivide 27
into 23 smaller parcels. 

122 acres contained within Planning Area 1

Staff recommends approval of both maps subject to the Conditions of Approval. 

Attachments

Attachment 1: City Council Minutes of May 28, 2013
Attachment 2: Resolution 2014 - to Deny Development Agreement 012- 004
Attachment 3: Resolution No. 2014 - to Approve Design Review 009-003 for

Planning Area 1
Attachment 4: Resolution No. 2014 - to Approve Design Review 009-004 for

Planning Area 2
Attachment 5: Resolution No. 2014 - to Approve Tentative Parcel Map No. 

19149 (TPM 013- 001) affecting Planning Areas 1, 2 and 3

Attachment 6: Resolution No. 2014 - to Approve Tentative Parcel Map No. 
19504 (TPM 013- 002) affecting Planning Area 1
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ATTACHMENT

City Council Minutes of May 28, 2013



MINUTES

CITY COUNCIL SPECIAL MEETING

MAY 28, 2013 — 4:00- 5: 30 p.m. 

CALL TO ORDER

The special meeting of the City Council of the City of Highland was called to order at
4:00 p. m. by Mayor McCallon at the Donahue Council Chambers, 27215 Base Line, 
Highland, California. 

ROLL CALL

Present: Lilburn, McCallon, Racadio, Scott, Timmer

Absent: None

COMMUNITY INPUT

None

PUBLIC HEARING

1. Public Hearing to Consider the "Greenspot Village and Marketplace" Specific Pian

SPR -006-001), Development Agreement ( DA -012-004) and Design Review

Applications for Planning Area 1 ( PA1) and Planning Area 2 ( PA2) ( DRB 009-003

and DRB 009-004, respectively) [Continued from the May 28, 2013 City Council

Special Meeting] [ Continued from the May 14, 2013 City Council hearing. If this

item is not concluded during the May 28, 2013 Special Meeting at 4:00 p. m., it will

be,continued to the May 28, 2013 Regular Meeting at 6: 00 P. M. 

Mayor McCallon stated the Council is going to address the Specific Plan first; until
they decide on a Specific Plan the rest does not have any meaning. So we want to

address the Specific Plan and come to some decision on this before we proceed. 

City Planner Mainez stated he wants to reiterate what he stated last time which was
this Specific Plan, by the way the Applicant has a full team and we understand he
wants to do a detailed presentation this time, 'so hopefully we have time. 

Mayor McCallon stated once we get the Specific Plan done. 
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City Planner Mainez stated yes, of course. This Specific Plan was developed based
on important guidelines set forth in the -General Plan. Further, as a result of the

Council' s action back on May 14, 2013, to certify the related EIR,-the Council also
approved the General Plan Amendment and the Zone Change. Therefore, the

Specific Plan is in compliance with the General Plan Policies and Goals and
Actions. In addition, to its consistency with the General Plan, the Specific Plan will
also provide high end resort type housing, apartments, retail services, restaurants

and entertainment. It is estimated this could generate approximately $ 1. 8 million in

retail sales revenue and accommodate approximately 2, 000 new local jobs. 

Economic Specialist Stater stated at the last meeting the Council had certified the
Environmental Impact Report and had also taken action to approve a Resolution for

the General Plan Amendment and to introduce the Ordinance that will be asking you
to take action on the second reading this evening, which is the Zone Change on the
property that will establish the Specific Plan should the Council approve it this
evening, then apply those Land Use policies and procedures to the Specific Plan
area. The Council at the last meeting had requested Staff to provide additional
information which you will find in the Staff Report. The first was a comparison of
permitted uses in the Specific Plan with those of the City' s current standards. So

starting on page seven of the Staff Report is that comparison. Planning Area One
was compared with the City' s existing General Commercial Standards. Planning
Area Two was compared with the high density overlay and the R4 standards of the
City' s code and Planning Area Three was compared with the mixed use existing
standards in the code. The second item was a comparison of the multifamily
attached development standards meaning setbacks, densities, etc. that applies to
Planning. Area Two, the residential portion of the project, and you will find that
comparison on page 14. In the comparisons for both, the first and second items

that were mentioned, what you will see is sections of the Specific Plan itself and

then the City' s code only where it differs. So if there is nothing next to the Specific
Plan item you will find nothing but if it differs, whether it' s more or less lenient or
strict, it will be noted in blue color in the Staff Report. The third item was multifamily
parking which was in the first Staff Report, and it' s formatted a little differently here, 
and hopefully a little easier to understand. The three places that the R4 parking
applies, one the City' s standard, two in the Specific Plan and three within Planning
Area Two, the Design Review Application itself. You will find the summaries of

those on page four of the Staff Report. The Fourth item was the acceleration and
deceleration lanes provided by the City Engineer on page 16 of the Staff Report
and starting on page 26 are comments that Staff had recorded from the last City
Council meeting and recommended language changes based on those comments. 
So Staff would be requesting an action from the City Council in three parts. On page
two of the Staff Report, the second reading of the Ordinance for the Zone change, 
introduction of the Ordinance for the Specific Plan, and the third item following that
would be to introduce an Ordinance for the Development Agreement. 

Mayor McCallon asked does the Developer want to make a presentation on the
Specific Plan before we ask questions? 
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Mr. Glenn Ellssmann, Greenspot Village and Marketplace, stated he is prepared to
do either one. They have the author of the Specific Plan, Pam Steele with Hogle

Ireland MIA here. Perhaps it may be helpful to have a brief overview as to how they
got to the Specific Plan that was created. He also has Jack Sellman, founder and
Principal of Architects Orange; he is prepared to get into more of the details, 

particularly with parking standards and any of the other R4 standards as it relates to
the Specific Plan and multifamily aspect of that. 

Mayor McCallon stated based on what has been said, he thinks it will be helpful for
Council to address the changes that were talked about last time and the response
from staff, and after that have the Developer give some overview because he' s sure

there will be more discussion on the parking standards. First of all, he would like to

compliment Staff,for their detailed response to their concerns and questions. He

knows it was a short period of time to respond, and staff did an outstanding job. 
Looking at Table 5- 1, permitted uses, where the differences are outlined between

the Specific Plan and our current development standards. For instance, on page

65, where it talks about theme parks, family entertainment centers, and our

development standards prohibited, however here it' s permitted. He' s concerned as

to why? 

Economic Specialist Stater stated she thinks that perhaps the Applicant' s consultant

from Hogle Ireland might be better able to answer that question, as to why they
proposed theme parks for Planning Area One and Three. It was the Applicant's

plan, so they determined which proposed land uses. 

Mayor McCallon stated when we have the Applicant' s presentation, he would like

this addressed. Now on to page 103, Table 5- 7, the R4 development standard calls

for 20- 30 dwelling units per acre, the Specific Plan is calling for 20-40 dwelling units
per acre. 

Economic Specialist Stater stated that specific density up to the 40 dwelling units
per acre applies to Planning Area Three, which has a higher density. 

Mayor McCallon asked does R4 overlay that one, or is that different? 

City Planner Mainez stated no, the R4 overlay does not include portions of PA3. 

Mayor McCallon stated on that same page, it talks about minimum private storage

space per unit. Since we are not providing garages, and normally people use
garages to store things in rather than cars, we have cut down the private storage
space per unit to 81 cubic feet compared to 200 cubic feet. 

Economic Specialist Stater stated that is the current proposal from the Applicant. 
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Mayor McCallon stated if we' re not having garages, it doesn' t seem reasonable to
cut it down so much. People need a place to put stuff, and also private open space
requires, it says 150 square foot ground floor and 100 square foot above ground

floor, and they are proposing a 50 square foot minimum for ground and upper floors. 
Maybe the developer can address that when he comes up to speak. In the response
to Council' s specific questions; 254 it' s labeled, flower accent, flowering trees etc., 
about the Jacaranda, he likes what has been put in there, not permitted within or

adjacent to the public right of way. However, he thinks we need to say it should be, 
if used, it should be planted so that the canopy of the full grown tree does not
overhang the public right of way. We have some of that going on right now where
they are planted on private property but the overhang is on public property and
that's causing all the mess. 

Councilman Timmer stated when we talked about this last time, he also mentioned

about some other species, camphor and soforth, which have very invasive roots. 
He thinks we need to ensure some of the trees that have invasive roots are not also

in the City' s right of way. We want to make sure the trees, not only the dirty
flowering ones, but also ones that have ,heavy invasive roots. 

Economic Specialist Stater stated okay. 

Mayor McCallon stated he won' t get into the parking requirements. They are sort of
mixed together here between the Development Application and the Specific Plan

and he wants to make sure we only address the Specific Plan requirements right . 
now. 

Councilman Timmer stated back to page nine of the Staff Report where it lists all
the different uses. Under regional parks at the bottom of the page, he thought we

talked about deleting that all together and not just in the Planning Area Two. 

Mayor McCallon stated they addressed that in the other response. 

Councilman Timmer stated yes but it' s stili showing it' s permitted in the Planning
Area One and Planning Area Three; we don' t want regional parks at all, right? 

Economic Specialist Stater stated what it' s showing is what is currently proposed by
the Applicant and what's allowed in the City code. The Mayor is correct as it is

addressed in the table further in the Staff Report, deleting it. 

Councilman Timmer stated the same with pocket parks; he would think we would

want to encourage some small pocket parks within the Planning Area Two and
seeing it' s prohibited. 

Mayor McCallon stated it' s not, prohibited means what our current policy is and P
means that is permitted. 
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Councilman Timmer stated he was reading this as now it' s changed to prohibiting
the issues. 

Mayor McCallon stated prohibited says what our current standard is. 

Councilman Timmer stated okay, now it makes sense an.d eliminates several

questions. It' s pretty clear in the City Engineer' s report on the acceleration lanes
and deceleration lanes and he' s not recommending those at all. He still has hard

feelings and still thinks it will make the project safer, but he would think we would

want to support the City Engineer' s position even though the deceleration lanes are
only $ 8, 000; for that cost we could save a lot of accidents over the years, but he

would think we would go along with it as much as he doesn' t particularly agree with
traffic analysis reports over the years. Especially when the report is saying that they
need 620 feet for an acceleration lane, that's nearly two and a quarter football fields
long. They don' t even have them that long on the freeways so he doesn' t

understand why we are suggesting they have to be over 200 yards long to make
them work on our little street. Again, he doesn' t have much faith in traffic engineers

but he will go along with Staff Report. 

Mayor McCallon stated but he does have faith in our City Engineer. 

Councilman Timmer stated yes, he does but a lot of their stats are coming from
consultants. Back to the list of things we addressed on page 26, the whole litany of
those. On item 203, second item down, it' s talking about the Village Paseo. 
Somewhere in there he read that was going to be within the City Landscape
Maintenance District, but that' s not what it says here. 

Mayor McCallon stated well that's different, this is a Specific Plan. It says the owner

shall maintain all improvements. 

Councilman Timmer stated yes, but later on in the conditions it says... 

Mayor McCallon stated in the Development Agreement yes. 

Community Development Director Jaquess stated what we were saying is we would
incorporate it into an LMD so if it became necessary in the future. 

Councilman Timmer stated the condition says the City will maintain, it doesn' t say in
the future. It also has an overlaying landscape which will overlay the whole project, 
but this one says specifically the City is going to maintain that LIVID. 

Mayor McCallon stated that's what the development says, but the Specific Plan

says the owner is going to do it. 

Councilman Timmer stated to him they are in conflict of each other. On 27, 2611

about two-thirds of the way down, :it talks about the dates. Nothing is inserted; are

we going to insert numbers there or what is being proposed there? 

cc special Page 5 of 22 May 28, 2013



Economic Specialist Stater stated we would request the developer or. owner to
provide dates. 

Councilwoman Scott asked were those dates changed, because that was one of her

concerns? 

Mayor McCallon stated they haven' t been proposed yet, we struck them out. 

Councilman Timmer stated nowhere in the Staff Report does it talk about the

discussion we had on garages at all , and what the resolve is on any of that and
what is being proposed. It was pretty quiet on the Planning Area Two which talks
about parking and talks about garages and the number of garages in the Specific
Plan, and then there was no. discussion on garages. 

Economic Specialist Stater stated neither the. City's R4 standards nor the Specific
Plan required garages. There is language you referred to at the last meeting that
there were some may's and some or's, but in neither place do you find a

requirement for a specific number or percentage. The Specific Plan language

basically says may provide up to 25% and they have provided up to 22%, but it' s not

a steadfast rule. 

Councilman Timmer stated doesn' t our City Ordinance on apartment say that there
will be one garage per four as a blanket Ordinance. 

Economic, Specialist Stater stated it says one covered space per unit and that the

covered space may be provided by either a carport or garage. That' s what the R4
standards are. 

Councilman Timmer stated he' s talking about the City' s parking standard Ordinance
which overlays that. He knows we adopted the R4 standards after we adopted the
city wide apartment standards. 

Economic Specialist Stater stated she is familiar with that in the R3 standards. The
standard should. represent the ordinance appropriately and that there are

requirements you are speaking of, but they are in the R3 and don' t apply to the R4. 

Councilman Timmer stated well that' s a mistake on Council' s part then right? This

Council and previous Council have been pretty adamant about the number of
garages per unit and so forth. So we must have missed that when we adopted the
R4 standards. 
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City Planner Mainez stated he' s not going to speak for the Council, but the

standards for R3 were evaluated based on density, and there was discussion on
garages in the records and were very clear, but you' re talking about density and
trying to make that work with parking and open space and all the amenities Council
wanted to raise the bar aesthetically for apartments, which is very challenging. As
you recall, Staff consulted with an apartment developer, Lewis Community
Developers, as well as a nonprofit apartment builder, and based on their comments, 

the ratio for parking was developed. This was presented to Council and in fact, we

met, and he pointed out a few times that there wasn' t a mandatory garage
requirement or garage or carport. 

Councilman Racadio stated he is appreciative as well as the rest of Council of the

detail that Staff went into to analyze this to enable the Council to look at. It' s a very
complex issue, a lot of ,data and a lot of pages to look through. Staff has done a

very good job and he appreciates it. As the Mayor has stated, he has questions and

concerns about what's being proposed in comparison to our current standards, 
particularly the private open space, which has always been a big concern with the
City from the very beginning, of having added private open space. He would like to

see the rationale of why that is; the ground floor is a third of what our standard is. 
The other is the storage, the private storage; instead of 200, it' s being proposed at
81 cubic feet. He would like to see the rationale of both of those issues, and the

minimum front yard setback, he' s curious, it seems the developer has the setback

being proposed at substantially more than what' s being required. He would like to

understand that a little more. Then the issue he needs more discussion on is the

parking and the 124 parking spaces that we are not providing and according to our
standards would be required. He sees this as a real challenge for people to send

their visitors over to the shopping center to park. He would like to understand the

rationale as to why it' s being proposed with the fewer parking spaces than we would
normally require. 

Councilwoman Scott stated she has some additional concerns or concerns that go
with this. Number one, she is concerned about the lack of security cameras. We
have residential, commercial and the freeway. Easy access is always a great
concern, so she' s holding out for security cameras both in the residential and
commercial area as well as the parking lot. Especially in the one area, there' s

supposed to be a tot lot and a tot lot in back of commercial which is close to the
freeway. 

Mayor McCallon stated a lot of that depends on the. Development Agreement and
Development Design Review that we are going to be addressing later as opposed to
the Specific Plan. 
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Councilwoman Scott stated right, but the Specific Plan goes with the Development

Agreement and she' s having some real problems with this. The Specific Plan
addresses residential design guidelines and it refers to homes and shows the

photos; apartments are not homes, they are living places but they are not homes. 
There is a difference. The parking, again, they are talking about tree -lined, shaded
narrow streets. Well where are we going to have parking for 700- 800 residences? 
It also talks about on page 134 about creating a sense of community ownership. 
How do you create ownership with rentals? The. safety, she' s worried about the

safety. Also on the stiles, the photos and Development Agreement on the Specific
Plan talks about chimneys and fireplaces. Are chimneys and fireplaces planned for
these? And if so, she didn' t see anything from CEQA that would say, with the

burning of the wood and so forth, that it was addressed. Also, she asks how many
fireplaces, we have 24 apartments in each unit and so how many fireplaces are
planned, one is each of them? Along with Councilman Racadio' s statement, the
ground space, the open space is totally inadequate; they are jammed together. 
Going along with Councilman Timmer's concerns, last time in the Specific Plan

several times it says may, they may do this, they may do that, home neighborhoods
may include common recreational areas; no, they must or shall or they will, not may. 
Another thing she has a problem with is regardless of changes in ordinances- or
regulations of Council and so forth the Development Agreement is assuring the
Developer that. the project started is completely approved. 

Mayor McCallon stated again, that is an area that we have yet to address and
doesn' t deal with the Specific Plan. 

Councilwoman Scott stated right, and especially since the Specific Plan supersedes
the General Plan. When they are talking about different Districts, the Special

Districts, the Districts are mentioned such as Mello Roos and Community Service
District and the only one that says it will be used is the Landscape Maintenance
District, they don' t talk about any of the other Districts. Any ambiguity or content of
application of the Specific Plan, it will be resolved by the Community Development
Director; the Council needs to be very specific in the direction of this Specific Plan
because it' s not going to be just us, it' s going to be whoever is sitting up here in later
years. She is reminded of the very. nice apartments that were on Arden and
Highland Avenue when they were first built. They were very nice and we all know
what happened to them and they have close proximity to the freeway there. Those

are her basic concerns. 

Councilman Timmer asked regarding the open space percentages that are

referenced here, does that include the paseo or is that acreage included with. the

Planning Area One? 
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Economic Specialist Stater stated she hates to defer the question to the actual site
plan, but in the site plan of the project it shows that paseo is included and is part of

that percentage that goes over the 40%, but the percentage required in the Specific

Plan exceeds the City's requirement of the 30%. In the Code it states that areas, 

even if they are for drainage, if they allow use for an active or passive feature that
can be counted towards the open space. 

Councilman Timmer stated we also talked last time, the size of units and there is no

reference to what those are in comparison to our current standards to what is being
proposed. 

Economic Specialist Stater stated it' s on the plan for Design Review,but they do
exceed the minimum standards. 

Councilwoman Scott stated one other real concern for her is on numerous pages of

the Specific Plan they are talking about shall not exceed 800 residential units or
allows for development and then it says 800, and yet the developer was talking
about 546 before. In the Specific Plan at least eight times we are talking about 800. 
Also they are talking about the highest density when they are using the whole 104

acres, and if the 21 acres of the Flood Control property is not put in and then the
11. 86 acres that belong to the Greenspot Holding Company is not included there in
the Specific Plan, there was no reduction in any of the residential buildings. 

Mayor McCallon stated the maximum of 800 applies to both Planning Area Two and
Planning Area Three, combined they cannot exceed that. 

Councilwoman Scott stated right, and that' s way too much. 

Mayor Pro Tem Lilburn asked can we go back to the question Councilman Timmer
spoke about? 

Economic. Specialist Stater stated she didn' t want to get into the Design Review
aspect of the project yet, but the majority of the units. exceed because R4 has a
lower standard as we talked about at the last meeting, 650 and then 800 for the two
bedroom or more. This project' s one bedroom is 779 for just the one bedroom and
then all the others exceed the standards, but she didn' t know if Council would like to
discuss that now. 

Councilwoman Scott asked was the one bedroom 600 or 650? 

Economic Specialist Stater. stated 650. 

Mayor McCallon stated the Specific Plan does address that and specific numbers
and we did address that last time. 

Economic Specialist Stater stated we can add that to the list of amendments if you
want to. 
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Mayor McCallon stated he doesn' t remember what page it' s on in the Specific Plan. 

Councilwoman Scott stated page three, no, that's just where she wrote it in. 

Economic Specialist Stater stated its on page 85 of the Specific Plan. 

Mayor McCallon stated as he recalls, our current standard is 800 for a one

bedroom, 1, 000 for two bedrooms, 1, 200 for three bedrooms and 1, 400 for four

bedroom. He believes these are the R4 standards. 

Economic Specialist Stater stated the R4 standards for studio are 425, for a one

bedroom 650 and for two or more bedrooms are 800. 

Mayor McCallon stated at this point he would give the developer an opportunity to
address the Specific Plan and those specific items that the Council has concerns
about. If we could stay away from the Development Agreement and the Design
Review, he would appreciate it. 

Mr. Glenn Ellssmann stated sure, they will do their very best. What he thinks they
will do is have Pam Steele come up and talk about some of the general points with
the Specific Plan, and then have Jack Sellman come up and talk about the different
standards as the Council got into the specific standards of the multifamily. 

Ms. Pam Steele stated as the Council is aware, the Specific Plan becomes the

zoning document for this area. It is the mechanism to implement the General Plan
and in this case also to implement the City' s Housing Element which identified a
greater density in this area. So that was the genesis of the 800 units, so that we

could obtain the density that the City needs to implement their Housing Element. 
While not talking about the specific application that is before you for the site plan, in
the different planning areas or portions of the different planning areas of residential
density.could be different than another area. For instance in Planning Area Two, 
you might have a density that accommodates a certain type of the apartments or
townhomes or types of product that were identified in one area of the Specific Plan
right next to something that was of a higher or lower density or combined with a
mixed use that is permitted in the Planning Area Three which has commercial or
office uses combined with residential uses. It allows for a variety which a standard
development code or a zoning code wouldn' t allow because you don' t want that kind
of development across the board. in the City. You want it focused; you want to know
what it' s going to be next to and how it all works together. That' s how the Specific

Plan was developed so that these types of uses could work together, the open

space could work with the residential development. She personally lives on a paseo

and it is her favorite thing about it. Yes, it is a power corridor; there are power lines
going all along the back paseo in her backyard and she doesn' t even know that they
are there because there are also trails, it' s just a lovely walking area and when it
rains and gets muddy down there we stay out of it. It' s definitely a very nice amenity

while also serving a function. She knows Mr. Sellman is going to address some of

the specifics that the Council had some concerns about. 
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Mr. Glenn Ellssmann stated he thinks Ms. Steele should cover the comment on the
entertainment. 

Ms. Pam Steele stated there was a question about the allowance of theme parks in

Planning Area Three and actually it' s theme parks/family entertainment areas so
they certainly do not plan on putting Magic Mountain there, but there are a number

of family entertainment type centers that could be developed there such as John' s
Pizza. She doesn' t know how many have been there but it' s a lot of fun; or Chuck

E. Cheese, or might be an outdoor area, a bowling center, and things like that which
could be classified as family entertainment. Does that answer the question? She

doesn' t think it would be a problem to eliminate the words theme park because

there isn' t enough room for a theme park. 

Mr. Jack Sellman stated they have been one of the leading apartments or

apartment community or apartment homes complex architects for about the last 20
years. They are doing communities all over the west United States for the major
players, and the reason he mentions this is because he has a good handle on

what's going on today in the apartment community area. He hears a little bit of an

idea that maybe somehow these are less than standard or less than the best
apartments. It is not, there' s a little bit of miscommunication here. They hired them
to develop a really extremely top end project. 

Mayor McCallon stated please address the. Specific Plan. 

Mr. Jack Sellman stated for example, let's start with a couple that was mentioned. 

The 81 cubic feet, the 200 cubic feet required, what they have is a washer/dryer
room behind the kitchen with shelves above it which is not counted in the 8.1 feet. 
So it' s built- in storage above a washer and dryer, side by side. They have walk in
closets in every bedroom, both one and two bedrooms with lots of storage on top. 
They have a linen closet for each bedroom, so for two bedrooms they will have two
linen closets. They have pantries in every kitchen, they have a coat closet in every
unit, so a lot of municipalities that they deal with count storage, they count all that
stuff, and all that has been counted in this case is one location which is outside on
the patio next to the water heater, and that is about 90 cubic feet. So, it' s a little

misleading to say that they don' t have the 200 cubic feet; it depends on what you

measure. This. is generally consistent or higher than most of the apartment

complexes they are doing. The private open space, they have the 41 % open space

where they hope people will spend their time. They have two beautiful resort style
pools, they have two tot lots, a dog park, sports court, a half dozen community bbq
areas, multiple sitting and passive recreation areas along the trail as well as mixed
through. If you just look at that plan that shows the open space in black, you will see
how much it is. Getting to the specifics, he' s not sure where the 50 square foot of

ground floor came from in their plan because he thinks they have 70 square feet to
80, square feet on their plans that exist right now. The ground floor, they can
enlarge their, areas to make them larger if that suits the Council. The upper stairs

are a little different because it' s something you construct on the second and third

cc special Page 11 of 22 May 28, 2013



floor; it begins to overwhelm the building if they get too big. They try to discourage, 
in fact they are not allowed to have barbecues on the patio because of fire hazards
and they try to discourage a lot of activity on the patio, so it' s generally a couple of
chairs and a small table. It' s not really meant to be an active area; they want you to
use all the amenities. Each unit has plenty of activity areas around them, so he

would propose at this point there should be a different guideline for the second and
third floor from the ground floor. 

J

Mayor McCallon stated the current Specific Plan says 50 square feet minimum for

ground and upper floors. 

Mr. Jack Seliman stated right now they have about 70- 80 and they easily could do
100. On the ground floor it' s just a matter of, they have a lot of open space between
buildings and they could make that 100 feet on the ground floor and 70 on the
second and third floor. This would be easy to accommodate but he would hate to
promise more than that without looking at the plan. 

Councilwoman Scott stated she would like to ask about the 41%. open space

because in the Specific Plan you are only talking about the open space being in
scenario two. Scenario one does not have open space mentioned, that would be

page 11. 

Mayor McCallon asked is that addressed in the Specific Plan? 

Councilwoman Scott stated yes, in the Specific Plan. 

Ur. Jack Sell.man stated the Specific Plan addressed PA2 and PA3. Right now we

are looking at PA2 which is their low density apartments. Everything you see in
black is the open space calculation, 41 % of the site. This piece here is the paseo

but it is open space. They have trails through it, they have sitting areas on the end
of every open space, gathering spots all along and a major one here and another
major one down here. If you look at all the amenities, sports court, really large pool
area here and another one here. Recreation bowling, a great room, offices and a

bunch of amenities, so there is the 41 % that you can see right there. 

Mayor McCallon stated and .that is higher than our current standard of 25-30%. 

Councilwoman Scott stated... inaudible, microphone could not pick up her statement. 

Mr. Jack Sellman stated low density to him is 25 and below. Medium density to

them is 25- 50 and over 50 is high density. That's how they look at it, and that may
not apply to your community but just in general in their planning process. The. 

parking standards, on PA3 which is the feature area, they do have an allowance
there for a higher/ medium density which would be 50 per acre which would be with
a parking structure. Parking structure requirements for parking are different because
you don' t talk about garages or open space. They are all covered and all within a
garage. 
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Councilman Timmer stated -he thought the maximum density was 40 and you threw
out a number of 50. 

Mr. Jack Sellman asked is it 40 in PA3? Okay, he stands corrected. 

Councilman Timmer stated he just wanted to make certain. 

Mayor McCallon stated we all have concerns about the parking. Could you address

this please? 

Mr. Jack Sellman stated they just didn' t just come up with this, they knew what the
City' s standard was. They have seen what they are in in other Cities and- they
spend a lot of time trying to see what really works based on the bedroom count. 
They had just completed a parking study, a formal parking study, in a previous

project they completed a year ago, and it' s actually in San Bernardino County in
Redlands, but they had an independent,parking engineer do a study and they listed
19 different apartment projects. They went to Redlands, Upland, Rancho

Cucamonga, Ontario, Victorville, Cathedral City, Palm Desert, Palm Springs, 

Temecula, Menifee, etc. and he' s going to pass the list around. It shows that the

average for all those communities is 1. 90. They have another one he' s going to
pass around that are projects they have recently completed and they are in. Chino, 
Lake Elsinore, Carlsbad, San Diego, Mission Viejo, Tustin, Irvine, Riverside, 

Riverside County and San Bernardino County. The average coincidently is 1. 9. 

Mayor McCallon asked so the parking standards you' re applying on the Specific
Plan are a result of surveys of all the apartments on these lists? 

Mr. Jack' Sellman stated yes, and with talking with their developers and just being in
that design arena and knowing what works. You don' t want, it' s just wasted land, 

wasted maintenance to have too many. It' s encouraging more cars and more

driving to just provide a bunch of extra stalls. So they recommended the 1. 85
because they don' t have many three bedrooms and so they thought this would work
fine. Right now he can say they would be willing to go to 1. 9, and he' s actually
looked at a plan where it' s a minor modification to their plan, but more than that he

thinks is not necessary. 

Councilman Timmer stated the Specific Plan as he interprets the Staff Report is for
a one bedroom it shows a total of 1. 6 and for two bedrooms is 2. 0, so one is above
your standard and one is below your standard but the 1. 9 is the average. 

cc special Page 13 of 22 May 28, 2013



Mr. Jack Sellman stated of multiple communities and it seems to work. Again, this is

an $ 80 million investment and if they under park it, it doesn' t work for the tenants. 
They have to have it working; it' s not intended to try and shortchange the project. 
There are all kinds of standards, some are too high, some are too low and they try
to provide what really works for this community and to make it a viable community
for the 40- 50 years. Somebody is going to be managing this complex and it will be
their job to keep the value there. 

Councilman Timmer stated he can' t speak for the whole Council, but he thinks. 

whatever we can do to increase some of the parking, -standards however it works in
the project would certainly be advantageous for the rest' of the City. You just threw

out that you could modify some things relatively easily, did he hear that correct

when you said minor changes? 

Mr. Jack Sellman stated they could agree to 1. 9 only because that's kind of shown
what the average is. 

Mayor McCallon asked 1. 9 on what? 

Mr. Jack Sellman stated 1. 9 ratio per unit

Mayor McCallon asked and how many spaces would that increase? 

Mr. Jack Sellman stated it increases by 28. 

Mayor McCallon asked so instead of 107. 

Mr. Jack Sellman stated instead of 10/ 10, it would require 10/ 37 which is an addition
of 27. 

Mayor McCallon asked so the total number would be 10/ 34? 

Mr. Jack Sellman stated 10/ 37. 

Councilwoman Scott stated well that' s more than the 10/ 10 that' s in our report. 

Mr. Jack Sellman stated yes, right now he is proposing they add the additional 27. 

Councilwoman Scott asked is that open parking, car port parking or where are you
putting it? 

Mr. Jack Sellman stated every unit will have one covered parking stall which is
required by the R4. Garages, he thinks they are close to 25%, 22% garages. He

has not done a study of how many of their projects have what percentage of
garages. It tends to be a function; a garage costs money to build and so you' ve got
to get a return for it. So it' s probably an extra $ 100 a month for a garage and the

market studies they've had shown that people would choose -to have a bigger unit, 
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to have a great room,with an island kitchen and a bunch of otheramenities. They've
done some research with some of their developers where they give a list of
amenities that you could have and put a dollar sign with them, and°would you pay

10 more for X, would you pay $25 for a side by side washer and dryer in your unit, 
those kinds of things. Over the years of developing of what people will pay for, those
are incorporated into' their plans. The garages are a thumping that jumps the price - 
up enough that it may prohibit some families from moving into this area. 

Councilman Timmer stated the question is, do we want more spaces or more

garages? 

l

Mr. Jack Sellman stated we are proposing to add 27 spaces to get to the 10/ 37. If

you think we have to do that, we will do it, but his opinion is the 1. 9 per unit is a

good' number. 

Mayor McCallon stated in all reality, garages tend to be storage spaces, not parking
spaces. 

Councilman Racadio asked 10/ 37 would take you to 1. 9 which is the average of the
surveys you' ve done? 

Mr. Jack Sellman stated right. 

Councilman Racadio asked why wasn' t this proposed to begin with? 

Mr. Jack Sellman stated well 1. 85 is pretty close, again, they have a smaller mix of
three bedrooms and even though 1. 9 is average it doesn' t mean 1. 85 won' t work. 
They believed it would work. 

Mayor McCallon stated if he might, the developer is proposing that we can change
the Specific Plan to 1. 9 and a total of 1, 037 parking spots. Also, he talked about the

private open space requirement and being able to change that. 

Councilman Timmer stated he needs to ask a question. On the ground floor open

space individual, normally they pour a little patio with a little fence around it, but

then wouldn' t you reduce the public open space when you do that? 

Mr. Jack Sellman stated we would but it would be very, if we' re talking about going
from 70 square feet to 100 square feet, it' s not enough. It wouldn' t even be a

percentage of the 41, it would be a . 00 something. 

Councilman Timmer stated common open space may be more important than
individual space. 

Mr. Jack Sellman stated he thinks so, but his point is if they enlarge them to what

he' s suggesting it' s not really going to diminish the public open space, 
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Mr. Glenn Ellssmann stated for the Specific Plan, what he. thinks is a bit of a

challenge here is they have also.submitted an actual site plan for PA2, but keep in
mind the Specific Plan covers other areas that could be potentially residential such
as senior housing. Senior housing would have a higher density,. and that's where

that up to 40 comes in, potentially and there are other types of product that could, 
they don' t believe it makes sense at the moment but again they are trying to create
a document that will span the test of time a Little bit. So there' s product that' s out

there where you have your live/work, where you have ground floor retail and you

have residential above, the requirements for space, the size of the units, the amount

of patio space, the amount of storage space, would be different with that particular
type of product and having the diversity of the product types. So that's why they've
tried to, as they get into more of the details for PA2, they have standards that they
meet or exceed because of the different type of product. Going to Councilman
Racadio' s question, why didn' t they propose 1. 9 to begin with? One of the things

with the different workshops and meetings with the Planning Commission and so
forth, they were really trying to be sensitive and really enhance the whole feel of the
community with the garden style project that is proposed. So they wanted to drive as
much with amenitized open space and so there' s a tradeoff. The more parking you
have, the less developed open space you' re going to have. So they were just trying
to strike that balance. He thinks with the feedback they got from the previous
Council meeting and in meeting with their architect, they were able to come up with
something that would be manageable. Now, Mr.. Sellman was kind of humble on

this, and in terms of who his clients are, and this is where he met him was when he

was working for Lewis Companies. Lewis Companies is one of his clients, the Irvine
Company, Rancho Santa Margarita; they deal with the premier multifamily

community developers in Southern California and other places around the Country
as well. So that is where they had specific objectives they were trying to achieve
and also Mr. Sellman has done significant amount of retail development. So he was

able to put the whole thing together which also led to the general description for the
Environmental Impact Report, working with the retailers, as well as crafting the
Specific Plan. So they had a very collaborative process in trying to achieve
standards that are going to be acceptable. The other thing is what occurs on that
patio is very important as he' s looked around your community and other

communities; there are some folks that have extremely well maintained

communities. They don' t let the people who live in the apartment homes store a lot
of stuff and pile it up and so forth, so there' s liabilities with having too big of storage
space because now it becomes your mini storage. In talking with Mr. Sellman, he

actually and this may be something to propose in the detail later, is ways in which
they would impose on themselves, ways in which, it' s kind of an HOA standard, a

CC& R within the community to say you can' t use the garages as a mini storage. The
well- managed, high quality communities do inspections and they don' t allow the junk
to pile up. If you have a garage, you' re paying for it, put the car in there. So all

those things can come in the latter part of the discussion but those are some of the
elements as to why some of the standards are a little different in the Specific Plan, 
because of those other potential uses versus the actual site plan that they have. 
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Mayor McCallon asked so in the private open space requirement, you would prefer

to keep that the way it is in the Specific Plan, a 50 square foot minimum? 

Mr. Glenn Ellssmann stated yes, they believe it' s better to drive the amenity and the
general open space for the community versus just make bigger patios that create
the other challenges. 

Mr. Jack Sellman stated he' s not sure where the 50 came from. He thinks they have
70 right now as their minimum and some of them have 80. If this is a minimum, 

they have not gone to that minimum. Now perhaps, if it was a little bit higher density
or residential over retail or even seniors, maybe it' s a little smaller, he' s not sure but

for this product type he thinks the amount of private open space they have now is
what they generally see and provide. He wanted to note, in talking about all the
other projects he' s done, he can say this, the open space that they are providing
along with the amenities, the pools, all the stuff is probably greater, better than any
other community they've done. It' s at least equal to some of the really premier
projects, but he thinks just glancing at it and remembering it, he thinks it' s actually
greater than what they've done previously. 

Councilman Racadio asked in the survey that you gave us of the parking, is there

any reason why any of these would have lesser parking such as seniors or is
located next to... 

Mr. Jack Sellman stated seniors would, usually it' s only 1 or 1. 25. 

Councilman Racadio asked but are they in here? 

Mr. Jack Sellman stated no, those are all comparable apartment complexes, market

rate, three story, and walk up apartments identical to these. 

Councilman Timmer asked a question for Staff, on page four, the draft Specific

Plan, parking requirements at the top of the page, so the 1, 007 will go to 1, 037 is

this correct? 

Economic Specialist Stater stated that page of the Staff Report that's the Specific

Plan would require 1, 007 and they actually provided 1, 010. The comments she is

hearing is they can go up to 1, 037. 

Councilman Timmer asked how do we change the ratios in the different categories? 
Do we do that? 

Economic Specialist Stater stated Staff would do that. On page 107 of the Specific
Plan, it has the residential parking requirements for multifamily attached and it
would change the ratio, from her understanding, is that the two bedroom would go

from 1. 8 ratios to a 1. 9. 
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Mr. Jack Sellman stated they would need to study that to make sure what it
specifically what it would be.. He' s saying the overall would be 1. 9 instead of 1. 85. 
For example, you would have to look at that to make it round numbers. Like the

current code requires one guest space for every three units and he believe this is a
bit high.. He thinks one per five so it' s going to be a blend of those and he would be
happy to get the Council a breakdown that would equal the 1. 9. 

Mayor McCallon asked any further questions? He does have a member of the public
who wishes to speak. 

Councilwoman Scott stated she doesn' t know why we would want to lower the
standards even from their own sheet that they gave us from what the City of
Redlands has. The larger sheet that has Chino and Irvine and so forth that just has

parking spaces total; that does not differentiate between the open or the carport or
the garage, so that one is kind of moot to look at. The smaller table, table five, that

they show does have the open space or the open parking, the carport parking and
the garages. You have to consider today' s families, even though there may not be
any children getting the smaller one bedroom apartment you' re going to have two
cars, because they are both going to be working and if they aren' t working then
they've probably got a slew of kids. 

Mr: Glenn Ellssmann stated he just wants to make sure they've covered all the
comments. He doesn' t want to miss anything. He does want to circle back to .a

comment made by Councilman Timmer about the paseo and is it connected. to the
open space and so forth. He thinks one of the potential misconceptions that may
have grown legs and moved to a spot that's not in fact the case, is that the paseo, 

while it' does accommodate some of the drainage, it doesn' t accommodate the

majority of the drainage for either the residential or the retail. The way their soil
studies and their characteristics and how they' ve worked through the Water Quality
Management and discharge and all the rest of that. It' s really a minimal feature of
the paseo; the majority of the feature is an enhanced buffer. They've shown lots of
imagery on it and it' s meant to be a significant amenity for the Golden Triangle and
for the communities who are adjacent to that. He just wanted to clarify that it' s not
just a bunch of dirt, so things can drain into and fill up with water where you can' t
use it. There will be seldom any time where there will be standing water and if there
is it will be very brief when there' s a huge storm, but otherwise a majority of the
function is very purposeful and aesthetically rich for the whole community. 

Mayor McCallon stated this is a public hearing and he does have a speaker slip. 
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Mr. Tony Mejia stated he is here representing the Stop Crime Highland Coalition
and the Coalition members strongly oppose building more apartments in the City of
Highland at a time where our Police Officers are swamped for service calls. The

apartments will be a magnet for crime and criminal activity. We don' t have the

police force to deal with current demands, much less the Police and Fire has to deal
with additional criminal element that will move into these apartments. As

Councilmember Scott said " I think we will over time have a ghetto". The ghetto will

end up draining public safety resources from the City budget and so for those
reasons and others, the Stop Crime Highland Coalition cannot support the building
of additional apartments in the City of Highland. under any conditions. 

Mayor McCallon stated this Specific Plan addresses density and not specifically
apartments. 

Mr., Robert Levison stated he wanted to speak in support of the approval of the

Greenspot Village. He' s a Real Estate Broker in the area and he' s been asked by
one of the investors in the project to see if we can generate some interest

preliminarily on some of the pads that are at the entry of the commercial retail
component of the Specific Plan. They have generated some interest, and the big
question that they receive from some of the interested parties are who are the big
box users, and he knows from attending Planning Commission hearings and the last
Council meeting we don' t have any. The big box is still an issue due to the Flood
Control District land. Second question they ask is when is the residential component
coming on? That seems to be a very key component of drawing some retail interest
and he knows the City is interested in getting retail commercial interest into the City. 
He just wants to urge the City Council to approve the Specific Plan with reasonable
conditions on the residential component. There is commercial retail interest that is

looking at the project, not the big boxes, but the pad interest and they would like to
see the project move ahead. 

Mayor McCallon called for additional speakers either for or against the Specific
Plan? 

Mr. Dennis Johnson stated you are the second generation Council people and he
sees Jim Rissmiller here and' a number of them, except Jody, who were the first
generation. What we promised the . people of Highland was a lot. To get

incorporated we said we would have large lots, good planning with lots of open
space, have the Sheriff's Department and we will have the CDF, good public

service, no apartments unless they are high standards. Those standards developed

by Jim Rissmiller, 800 square feet for one bedroom, now you' re the second

generation and his wife and he drive around Highland quite often about 5: 00 or 6: 00

at night and they are proud of this City. First generation started a little bit, but he

thinks the Council really has put it together. The City Council has brought new
schools, new libraries, new bridges, and new businesses and there's a relatively low
crime rate in Highland. You have maintained the City of Highland at its best and it
really is a good City. Shortly there will be a third generation and what you' re doing
tonight is going to influence what the next generation is going to be given. Tonight
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it' s going to be a good decision or a bad decision. It' s his opinion that these

apartments, if approved, have broken our promise to the Citizens of Highland. We

promised them high standards, no apartments and those high standards have not

been met with this project. Eight hundred square feet down to 600 is a 25% 

increase in density aind he believes that Mr. Ellsmann is not going to be the
developer of this project, do you? He, Like he does in his business, is to develop
pretty pictures and you sell the picture. Those renderings, to him, are not going to
be met. In his opinion, number 3, he cannot see where you have control. You don' t

have an apartment ordinance and he says there' s going to be tradeoffs where the
flight pattern is coming in from Norton and that's 40 units; where are they going to
go? Now, if Mr. Ellsmann doesn' t own this, who does? And who owns it and what

do they glean out of it and what can they get? Do they have a good attorney? Does

this document that you will be voting on tonight hold water legally? He firmly
believes that the City is going to lose a tremendous amount of money in legal costs, 
because to him this is a shell game. A skilled game where there' s a nut under three

shells and things going here. He has not heard anything solid out of the times he' s
been listening to this project. He thinks the City of Highland deserves better. We
had a City Councilman, Sig Delhime, who said good development is worth waiting
for. He' s told Mr. Ellsmann this before he would like to sit with the City Council and
work out a project that's beneficial for everyone. This project does not work. It' s not

going to be what you think it is. We heard, a few minutes ago from a resident of

Highland, crime; crime is going to be an issue. We've looked at the issue and what
has happened? We've sat down with the City of San Bernardino Police Department
and, 70% of the crimes come out of apartments. Whether Mr. Ellsmann owns it or

somebody from Cincinnati owns it, it' s there and it' s going to come. Private

ownership is the way to go. 

Mayor McCallon called for any other speakers and seeing none, he inquired if the

developer would like to make any rebuttal comments. 

Mr. Glenn Ellssmann stated if it were to please the Council he could flip. through
pictures of apartments that are in your community, that are in his community and
that are in the community of Redlands. From day one, they have been aware of why
one of the key reasons Highland was formed. He has visited the vast majority of the
multifamily communities within the City of Highland. He doesn' t know if Mr. Johnson

or others have had the opportunity to do that as of late. It' s a very interesting tale. 
You have some properties that are rotten, they are scary, they are not healthy and
they are not good, but he can tell the Council this, you as the community should be
proud of the property owners who have owned some of your apartment home
communities for nearly 30 years. They are well maintained and they are well
landscaped, there' s no graffiti, these people invest in security cameras and

systems. Some of them even have their own armed security guards and he asked

why. It' s not for their residents; it' s for the people who come from other undesirable
parts of the Valley that wish to cause trouble for the community. He' s asked who

lives in these communities, where do they work. It' s really surprising. People are

very concerned and understandably that sometimes Subsidized Federal Housing is
termed Section Eight Housing. The vast majority of the communities that stand out
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in your town alone do not accept Section Eight Housing, or they have very few
Section Eight residents. It' s an interesting deal. There' s a community off of Sterling, 
spectacular community and he can show the Council this if you would like to see it. 
Its pristine, immaculate, clean, cared for, pride of ownership like you wouldn' t
believe. In the entire community of 80 homes there is 100% Section Eight Housing, 
and you would not believe it if he showed the pictures. So he understands the fear

and the concern, he really does. It turns out the people who work in your major

employers live in these communities and all they can afford is $ 650 a month. He

can show pictures of those apartment communities and some of them have

between 80, 200, 300, 500 units in these communities. He can take and show

comparisons to the communities in Redlands and Loma Linda where you might

have a hard time distinguishing where that picture was taken. Twenty-eight years
ago he moved into a multifamily community in Loma Linda and it' s called Monterey
Pines. He can show pictures of that and he would be hard pressed to find one

person in this room who would say the type of derogatory, negative statements

about the community that he lives in. All of us at some point in time have lived in an

apartment would be his guess. City of Highland has one of the youngest vibrant
communities in the East Valley. He knows because he' s taught the students who
are now becoming adults going onto college. He -has friends who teach, friends who
work at the major employers in this Valley, where do their kids go? There' s not one

upscale luxury multifamily community. in this entire town. Now one of their partners

worked in Loma Linda and worked with Spanos communities to get there, it was

approved in the early 2000' s, approximately 300 units and he went to their manager
and said to them " what's the average. income here?" The average income was

80,000-$ 100, 000. Highland has higher demographics of income than Loma Linda

does; you guys know that, particularly in the East side of the community. You guys

have two times the number of people than Loma Linda. When they say we' re
talking about a resort style community, he will pass out before the break to see what
he' s talking about. He also could take and show pretty pictures, pretty pictures of

the project that he started and had approved and ultimately got built out in Loma
Linda. He could show the pretty renderings and he could show the actual pictures
of what occurred. This is not about pretty pictures, this is about creating

communities, creating neighborhoods, creating a sense of place, doing all the things
that we have tried to achieve from day one, since they invested more than anybody
else has ever paid in this town to ultimately create what the City of Highland is after. 
He can go through the history of how they got to this plan, working with the best

retail developers, taking the best practices from all of the people that you as a
community respect and admire and want to be a part of this community; that's what
they've tried to do. The Specific Plan document that you' re acting upon tonight is
designed to try and give the highest standards. Now there is some misinformation, 
up on the board they have the original code, the original code was 800 square feet
for a one bedroom unit, 1, 000 square feet for two bedroom unit and 1, 200 square
feet for a three bedroom unit. The City of Highland, in order to meet its RHNA

requirements, modified the code to an R4. He doesn' t ever remember seeing, you
never saw him at those Council meetings, and he never got up to speak. Staff

brought in the Lewis Companies saying how do we update our standards. Those

are the standards you created. They meet or exceed those in the Specific Pian. He
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goes. back to why do they have 600 square or 650 square feet for a one bedroom
unit and one of the things he heard over and over again was we need senior

housing. Senior housing cannot afford an 800 square foot, one bedroom unit. It' s

impossible; you guys don' t have any high quality market rate senior housing. The

Specific Plan was designed, potentially in Planning Area Three, to accommodate

that type of a deal. He will conclude with this, they did show and will show you later
the specific details of how they met or exceed or came very close to the high
standards that you are trying to achieve. 

Mayor McCallon stated at this point the Council will continue this item to our regular

six o' clock meeting. He would caution the Council Members that during the break
you are not to speak about the Specific Plan or anything amongst each other as we
are to do that in public. 

ADJOURN

There being no further business, Mayor McCallon adjourned the meeting at 5: 31
p -m. 
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14. San Bernardino International Airport Authority and IVDA

Councilman Racadio stated the Airp
Studywi=lbe

a study on the needs of
the Airport services i is usedtio determine if there truly

or commercial and charter flights. 

CITY COUNCIL PUBLIC HEARING

9. Public Hearing to Consider the " Greenspot Village and Marketplace" Specific

Plan ( SPR -006-001), Development Agreement (DA -012- 004) and Design Review

Applications for Planning Area 1 ( PA1) and Planning Area 2 ( PA2) ( DRB 009-003

and DRB 009-004, respectively) fContinued from the May 28, 2013 City Council
Special Meetingl

Mayor McCallon stated the Council will now return to the Public Hearing and the
Council has continued this meeting to the Public Hearing considering the

Greenspot Village and Marketplace. For those who have joined us since the

previous meetings, the Council is currently discussing the Specific Plan. He

would like to take action on this before getting into the Development Agreement
and the Site Plans. When Council left, off, the Developer was providing ' 

information and he would. -like to ask the Developer if he°would like to continue his
presentation. ' 

Mr. Glenn Ellsmann, Greenspot Village and Marketplace, stated there. are a

couple of points that were brought out as comments about the Specific Plan. One

of them was dealing with security and cameras. He believes Councilwoman Scott

brought this up and he took the time during the break to look at the Conditions of
Approval from Planning for PA2. It didn' t specify that, and in speaking with Pam
Steele, their consultant, they would like to recommend on page 108 there' s a
provision under section 5. 7. 1, additional development standards, that they add a
section D and change the heading of Mechanical Equipment to be Mechanical
and Security Equipment. There would be a D added that would include language
to ensure that residential development includes sufficient security camera

systems as part of the Specific Plan. They plan to do this in their specific deal, 
but that was a good catch "because then it would apply to the entire Specific Plan
area. 

Mayor McCallon asked. is there specific language that we can include? 

City Attorney Steele stated he will come up with something later. 

Mr. Glenn Ellsmann stated it turns out in the retail area, PA1 has a lot of

language about cameras, but as best as he was able to quickly look it' s not in the
residential area and that' s a good catch. For the entire Specific Plan regardless
of the uses, so to speak, it can be included. He thinks working with the Police is
a good solution. 
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Mayor M,cCallon stated while we continue, our Attorney will propose some

specific language to put in there. 

Councilwoman Scott stated thank you for putting that in, but make sure that when

it' s worded that it says working security cameras. 

Mayor McCallon stated the Attorney will work on the wording. 

Mr. Glenn Ellsmann stated there are just a couple of other points. One had to

deal with the date of the start; he thinks it' s 261 on the spreadsheet; they would
propose begin 2014 and build out scenario 2020 for Planning Area One. 

Mayor McCallon stated currently it says construction will begin in 2014 and build
out of the Specific Plan area is anticipated in 2020. Is this what you want? 

Mr. Glenn Ellsmann stated yes- for scenario one. Scenario two, he would put

potentially 2017, should be 2018. The question .of alcohol sale, it sounds like the

State of California does a pretty significant job of monitoring and mitigating the
proliferation or over concentration, so he doesn' t know if this should be struck as

the proposed modification. 

Mayor McCallon asked it needed? What does it mean? His question when he

saw it was what does that mean? He knows it' s subject to licensing by the State, 
but the quantity etc. will -be limited to terms adopted in the future development
agreement. 

Ms. Pam Steele stated since it' s not addressed in the Development Agreement
she recommends striking the second sentence. Keep the sales of alcohol shall
be subject to licensing by the State of California Department of Alcohol Beverage
Control, and then the next sentence removed because it is not addressed in the
Development Agreement. 

Mayor Mc.Callon asked does Staff have any comment? 

Economic Development Specialist Stater stated that's fine, no comment. 

Councilwoman. Scott stated the little footnote says the quantity of ABC licenses
shall be' limited to terms adopted in a future development agreement. 

Mayor McCallon stated that sentence is being stricken. 

Councilwoman Scott stated okay. 

Mayor McCallon stated the developer is proposing to take that last sentence out
and leave the first one in. 
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Councilwoman Scott stated we are still going to have the greater than 50% 
conditional and 50% or less be permitted. 

Mayor McCallon stated that is what's being proposed in the Specific Plan. 

Mr. Glenn Ellsmann stated he thinks the last one is the question about the

electronic message board. He thinks perhaps they could do a better job

articulating that the - purpose of the Specific Plan is to cover the general

perimeters, how it all integrates, try to cover the full basis and to get into more
substance and specificity with the guidelines versus the way the General Plan
reads or some of the other Ordinances. The' -thought was this Specific Plan also

had clear language that if there were to be any proposed freeway signs or digital
reader boards as part of the signage program, not a digital freeway billboard but
a digital communication sign. All of that was subject to full review by the Planning
Commission and the City Council as well. So there were protections and

safeguards within the Specific Plan so that if you approved it as a possibility, not

saying that now that you' ve approved the Specific Plan they are guaranteed to be
able to do that, it was just identifying it could be an option. They would

recommend that maybe some reconsideration be given to allowing it to be

considered, and again it would come ' back for full review and so forth. Just

because the main purpose of that could be very instrumental in securing your
larger retail sales tax generators, and whether you agree with that or not, you

ultimately obviously have to make the decision, but that is part of the rationale

behind it. It' s not in any way a step to bypass the ultimate approval process with
the Planning Commission and the City Council as to what ultimately could be
done as the details, the benefits, the costs and so forth. With that he believes

they are prepared to answer any other questions regarding the details of the
Specific Plan. 

Councilman Timmer stated when he saw that Staff was recommending we delete
it, he didn' t ask the question, but in the Specific Plan it talks very clearly that the
message board would be for on site and off site advertising. When it was deleted

he didn' t bring it up; but he has a real problem with advertising off site. This is a

sign for this particular project and. he doesn' t want to see a billboard basically not
associated with the project. 

Mr. Glenn Ellsmann stated true. For an example, you as a Community, you have
your Harvest Festival, you have farmer's market, you have a message that you

want as a community to. convey to the area. That would be an example of an

outside message. 

Mayor McCallon stated you had asked him last time as to why he objected to
message boards and he gave sort of a flippant answer that he just doesn' t like
them. He doesn' t like them for two reasons. First of all, they are too bright at
night. Second of all, they distract motorists and he thinks they are unsafe. 
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Mr. Glenn Ellsmann stated like he said he just wanted to bring up these things so
that you weren' t, he thinks there was a potential perception that if you approved

it, it was guaranteed. It' s not, it' s a big deal and there' s a lot that goes into it. 

Ms. Pam- Steele stated it .does say in the Specific Plan that there has to be a
comprehensive sign program submitted for full review and recommendation by
the Planning Commission and then approved by City Council. The signage and

the pros and cons of that and for the Specific Plan, she just re -reviewed it and it

states electronic message boards may be considered. Again, as Mr. Ellsmann

stated by adopting the Specific Plan as it is written doesn' t guarantee that

electronic message boards will be approved. It' s just that it can be one of the

things, considered during the comprehensive sign program that must be

reviewed. 

Mayor McCallon stated he understands this and he made his comment because
he wants to be on record where he stands. What is the Council's pleasure on

this particular item as far as the Specific Plan goes? 

Councilman Timmer stated we are giving a lot of responsibility to the Planning
Commission and we sometimes overrule them. He would think the appropriate

process would be, like all .the other master sign plans we put together, is to go to

the Planning Commission and ultimately to the Council. He has a lot of faith in

the Planning Commission and they will. look at the minutes that have been

involved with the signage issue and he hopes they will address those when the
final plan comes into place. 

Councilwoman Scott stated she still has several things here. One is the " mays" 

being changed to "shall" or "will'. 1

Mayor McCallon stated in some cases we may want it to say "may". 

Councilwoman Scott stated* yes but there are several areas where we do need to
address those. Then the mention throughout the Specific Plan again of, 800 units, 
she wants the mention of any number, if you' re going to put a number of units
she wants the mention of units to be more in line with what the applicant is doing
or what's being planned. She believes Fast time it was 546., so you can even put

shall not exceed 550 and that would make her feel a lot better than 800. You

have not addressed the fireplaces or the chimneys yet. 

Mayor McCallon stated we will get into that when we talk about the development. 

Councilwoman Scott stated it bothers her that the Specific Plan includes land
that's not currently owned or controlled by the developer. For example, the way it
reads now, 800 units total and even in. the Specific Plan it' s broken down in other
words if Phase One and Two has 500, Phase Three can only have 300 and that
would equal the 800. If Phases Three or PA3 does not come under the control, 
then that means all of them will be in one or two. This bothers her. 
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Mr. Glenn Ellsmann stated he thinks they can address that. The Specific Plan

references up to 800 units. It identifies areas and ranges of where those units

may potentially go. For instance, Planning Area Two is where you have an R4
high density overlay that's currently in the City Ordinance and map. So there' s a

range that says 5- 700 within that. They have proposed on the land that they own
546 specifically which would leave in a deduction of about 250 potential to go in, 
other areas of either PA2 or some into PA3. The reason for the range and

flexibility is they anticipate, as an example, senior housing to be a higher

probability of occurring. That would be use that would be in the Specific Plan
designated and allowed within Planning Area Three. So if you had a senior

community they can range from 100 to 200 homes units within a project. So

that's how that was designed and again it was " up to". As it relates to, and this is

a critical point, the Specific Plan does cover 104 units and it' s designed to
achieve the objectives that the City has had with the Golden Triangle and its
policy which is to plan for a comprehensive, not patchwork, development, but

well thought out and well integrated. So it was with that they, early on, and they
pursued this specifically as an example with flood control that they were on board
with and being included with that as you will see later with some of the site plan
stuff. 

Councilwoman Scott stated when you were talking about the- number of units, 
and you included the full 104 acres. Yet when you broke it down into the different
scenarios of one and two and then three3, you didn' t change your density in the
event that part of the flood control or the other... 

Mr. Glenn Ellsmann stated the density calculation is not based on out of 104
acres. When there' s a residential use proposed on ten acres, if it was 100 units it

would be at ten dwelling units per acre. It would not be one unit per acre based

on the 104. So the density that they show and are within the guidelines is for the
areas that are planned for the residential usages specifically. So they aren' t using
the math from the retail or Planning Area One as part of the density calculation. 
It' s very well defined with Planning Area Two. As an example, they have their
Specific Site Plan. The Specific Plan just covers the ranges within those areas, 

and again it' s a comprehensive document given changes and conditions and new
products and so forth. He believes there was also a direction and desire to say
let' s preserve the corridor along Greenspot Road for retail and other types of
usages like offices and hotels. They tried to preserve that and address the

flexibility but yet set the fence where the density and' uses would be, versus just

flooding everywhere so to speak. 
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Councilman Racadio stated on the electronic message board, as' long as it' s the
way it is explained here and Staff concurs that we have future total review of this, 
he is okay with letting us and future Councils make those determinations. We

may never have electronic messaging, but maybe technology will change and it
will be safer. He doesn' t have any problem giving us that authority, and he also

thinks that we would certainly control what the off-site was. To make sure it was

just .community projects on there and not advertising for who knows what.. 

Mayor McCallon stated it appears we have a consensus and we can leave that

particular thing the way it is now. He would like to give the public one more

chance in dealing with the Specific Plan, 

Mr. Doug -Goodman stated he is a Representative for another owner in Planning
Area Three which is one ,of the larger pieces, approximately 11 acres. They are
very much in support of the Specific Plan and the permissible uses that are
outlined in the Specific Plan right now. He thinks it has been somewhat agoal all

along for the Planning Area Three to have various mixed use components to it. 
He thinks allowing for the additional undesignated residential units that might
take the form of live/work or higher density apartments or senior living. It gives

the flexibility that has been the goal from the outset and they are very much in
support of that as one of the important owners in Planning Area Three. 

Councilwoman Scott stated regarding Planning Area Three, even though Staff

has said we have the letter and the agreement from the Airport Authority, she is

going to Ireiterate that it' s the pilot that will have the complete say so of which way
he lands depending on the weather up there when he' s trying to come down
here. She is very concerned about senior and hotels housing in that area

because it' s in that 1000 foot spread so she' s really concerned about that. r

Mayor McCailon asked any more comments from the public on the Specific
Plan? He is going to ask the Council to decide their pleasure on this particular
item. 

City Attorney Steele stated Staff helpfully pointed out we do have municipal code
provisions on security cameras both in R4 residential developments already, as

well as a security camera ordinance that applies to some commercial

development within the City. So what he would suggest is that we add on page

108 of the Specific Plan, under 5. 7. 1, new D as Mr. Ellsmann suggested, the

language would be commercial and residential development shall include the
installation, maintenance and operation of security cameras pursuant to the

applicable provisions of the Highland Municipal Code and conditions of approval. 

Councilman. Racadio asked does that include the ability, if we felt it necessary to, 
install the ALRP cameras at the entrances, or is that a separate issue? 

cc regular May 28, 2013
Page 10 of 58



11) 

City Attorney Steele stated that is a separate issue. Just to note, we are not

talking about project specific stuff but just in furtherance of that language, there is
a condition already for Planning Area One and Staff is suggesting we will use the
same language should it be the Council' s pleasure with regard to the Planning
Area Two as well, so that the languages all fit together. 

Councilwoman Scott stated she thinks it' s very important that we have security
cameras in the residential, also in each individual commercial business and also

in the parking lot, especially since the project has such easy access to the
freeway. 

Councilman Timmer stated what Councilwoman Scott is saying is different from
what our current ordinance says. In the conditions of approval, they talked about
drive through and those kinds of businesses, but it doesn' t say all businesses
require it. 

Councilwoman Scott stated she knows. 

City Attorney Steele stated in the R4, all R4 right now under the City Ordinance
requires security cameras in all R4 residential developments. So that's subject to

a planned approved by the Chief of Police.. On the commercial side, you have a

list of businesses in the municipal code now that requires the installation of

security cameras, which is generally consistent with what' s in -the conditions of
approval here is the businesses you already require to have those cameras, but

it' s not every business. 

Councilwoman Scott stated she knows it' s not every business right now and she
thinks it' s very inadequate and needs to be brought up. 

Mayor McCallon stated we will get to that when we talk about the conditions of
approval. 

City Attorney Steele stated that's why he added the language about the code and
conditions of approval so if you want to go beyond the code the Specific Plan
would allow that. 

Councilman Timmer stated because 'of the many areas we discussed, he would

like Staff to give a brief overview of the things where we changed, because this is

the driving document for the next three items we have. So he wants to make sure

we are all under the same umbrella, so to speak, of what we've talked about and

what the developer has agreed to change. He knows this will take some time but

it will be helpful. 

Mayor McCallon asked will Staff summarize all the changes that we' ve made and
suggested for the Specific Plans? 

cc regular May 28, 2013
Page 11 of 58



Economic Development Specialist Stater stated please turn to page 26 of the

Staff Report, the. proposed modifications, just after the City Engineer's discussion
about acceleration and deceleration. The first item throughout the Specific Plan

is the relabeling of State Route 210 that stands as is. Page 33, correction of the

colors on the exhibit, no corrections there. Page 203, referred to the owner

maintaining the Village paseo, which is her understanding, we are going to leave
as is and discuss. later as well, as it applied to the Design Review application. 

Page 47, is to require a wrought iron fence and a landscape median along
Boulder will stand with no corrections. Page 53, adding AT&T as the service

provider ' for telephone services. Page 59, that sentence to be deleted in the

Specific Plan no modifications for this evening's meeting. Page 64, the

correction to the draft Specific Plan language would read the sale of alcohol shall

be subject to licensing by the State of California Department of Alcoholic

Beverage Control, ABC, no other modification. No corrections to page 66, 67, 

68, 70 or 83. 

Mayor McCallon stated on page 66, we are striking regional park. 

Economic Development Specialist Stater stated right, and no modifications to

Staff's recommendation language. , 

Councilman Timmer asked aren' t we also striking it also for Planning Area One
and Planning Area Three? 

Mayor McCallon stated he doesn' t think it' s in there. 

Councilman Timmer stated yes, it is, they were included as he recalls. 

Mayor McCallon stated regional park is only permitted in, the Specific. Plan for
Planning Area Two. If you go back to the original Specific Plan, only Planning
Area Two, and we are deleting that. 

Economic Development Specialist Stater stated yes, it' s only in two. On page

66, the comment regarding regional park, Staff will strike regional park as a

permitted use in Planning Area Two. So the language that we provide in the

Staff Report -will stand. Page 67 is whether or not live/work should be permitted; 

Staff changed the language to live/work as permitted by the City' s Home

Occupation standards. There were no comments to child care centers and no

recommended amendment by Staff. Family day care is permitted by right

consistent with State law. So the C that you find in the Specific Plan will be
struck and modified to a P for permitted to. be in compliance with State law. 
Regarding carts and kiosks, Staff recommends no modifications. Page 83, 

parking regulations, the question was where are parking regulations in the code
not applicable. The recommended language change was parking regulations of
the Highland Municipal Code are not applicable unless stated otherwise. 
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Councilwoman. Scott asked could we go back to 70 where she made the

comment about the carts and kiosks? It says the kiosks do not need to be

related to the existing business. She is assuming the carts would not have to
relate to the existing business either. So we could have tropical ice cream cart

go through the parking lot ,and that's not what we want. 

City Attorney Steele stated A, its regulated by an. Ordinance already but we are
also talking about development on private property. So what. Mr. Ellsmann said

at the last meeting was that those types of independent walk on uses would not
be permitted as that would be trespassing. This would be controlled by the
property owners. These types of kiosks that are being provided for here, and

carts, are kiosks and carts that are provided by the property owner for

businesses that they are permitting. 

Councilwoman Scott stated but he happens to be the owner of the property now. 
Once everything is approved he can sell it and another owner can say well he
lives in Timbuktu and he could care less what happens in Highland and will allow

anything there. 

Mr.. Glenn Ellsmann stated he thinks to build on what City Attorney Steele is
saying, only carts that are part of the retail would be permitted. So maybe you

could put a more definer into that so you' re basically saying no unimproved

outside carts would be allowed. You raise a good point. So that standard that

you want to achieve, perhaps City Attorney Steele, there .is a way to link it to the
ownership. 

Mayor McCallon stated that was his original question when he brought it up. Do

these have to be associated with an existing business in the Center? 

Mr. Glenn Ellsmann stated you may have kiosks/ carts, these types of things in

the retail world, the Main Street experience and you may have ten different uses
that don' t have kiosks or a cart, but you may have a seasonal item that may be
sold there which isn' t sold in the other stores, but that' s all controlled by the retail
owner and the retail operator because they know that helps bring synergy and
dynamics. If you go, down to Victoria' s Garden they have all kinds of these things
around the property, but they are controlled by Victoria' s Gardens ownership. 
They.are not like you' re saying where somebody drives up with an ice cream cart
unless it' s part of the owner's program, it' s not allowed. 

City Attorney Steele stated that's specific in the language right now on page 70, 
5. 3. 2, moving vendor carts require written approval by property management or
similar entity to operate. That's in the Specific Plan right now. The next sentence

says the size and location of vendor carts shall be limited to ensure each is
oriented to the pedestrian, not the surrounding streets, and to provide for

adequate pedestrian circulation around the use. 
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Economic Development Specialist Stater stated the next item, page 108, 1

regarding wood fencing, Staff recommends the language, and wood fencing shall
be prohibited. Page 112, regarding the electronic message boards, the language
will be Left as in the Specific Plan.. Page 173, no additional comment regarding
signage location or plan. Page 254 regarding flowering accent trees, Staff will

modify the language to state that the canopy at full grown width and height shall
not encroach into the public right of way and we will also add. language regarding
evasive roots, flowering trees with evasive roots will not be within or adjacent to
the public right of way. 

Councilman Timmer stated that's not correct. We .had talked specifically about
the dirty trees. There are some trees like camphor, liquid amber and sweet gum

that don' t necessarily have a lot of droppage but have evasive roots. We want to

make sure they don' t put any kind of tree that has evasive roots in the City right
of way which will tear up sidewalks, curbs and gutters. 

Mayor McCallon stated the language will be modified to reflect that. 

Economic Development ' Specialist Stater stated page 261, inserting the dates. 
provided by the ' applicant is anticipated that the commercial construction in

Planning Area will begin 2014 and build ,out at the Specific Plan area for Planning
Area One is anticipated in 2020; and for scenario two it would 201.8. Page 261, 

modified to read in accordance with current City policy and procedure in effect at
the time of permit issuance which has to do with development impact fees. Page

290, cottage industry will be amended to read, also refer to cottage food

regulations for food items prepared and sold within a residential neighborhood for
further restrictions. These are separately regulated by the State of California and
County of San Bernardino and City of Highland. Security cameras will be

modified to read as cited by the City Attorney. She does not have the exact

language. There are two other provisions that need to be amended. On page 85

of the' Specific .Plan it refers to the unit sizes permitted. The City Attorney brought
this to Staff's attention that there is a typographical error, or error, and that it

states the one bedroom unit shall be a minimum of 600 square' feet. We believe it
was meant to be 650, is this correct Mr. Ellsmann? 

Mr. Glenn Ellsmann stated yes. 

Economic Development Specialist Stater stated so this will be amended from 600
to 650. Parking also needs to be amended, however Staff at this time can' t

recommend language until the appropriate analysis has been done by the
applicant. This will be brought back to you at another time to amend the parking
ratio, 

Mayor McCallon but the total is 1037, with a ratio of 1. 9
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Economic Development Specialist Stater stated correct and she thinks that will
be effective as a condition of approval for PA2 but she is not sure how we need

to amend the Specific Plan to reflect that. 

Councilman Timmer asked aren' t there some charts that show all those broken

down? 

Economic Development Specialist .Stater stated there are, however they are by
bedroom size and by guest parking. The applicant was able to provide us with an

overall ratio of all the bedrooms and the entire guest parking, but it needs to be

broken down by bedroom size and she doesn' t think we are ready to have that
ratio. 

Community Development Director Jaquess stated he thinks it' s understood that it
is with the additional 27 parking spaces and a 1. 9 average as opposed to 1. 85. 
We have to figure out the ratios. 

City Attorney Steele stated we have to have the total number of spaces and .the
ratio and the breakdown among the different products. You can direct Staff to

complete that calculation. 

Mayor McCallon stated you can add those. If it' s all right with Council, we know

the overall is 1037 and the overall ratio is 1. 9. We can direct Staff to go ahead

make the changes to the bedroom stuff and put it in there, is that okay? 

Councilman Timmer stated there is one other item. We had talked about, but we

never came up with a number, when we are talking about the private open space
required square footage. The architect was talking about having a different ratio
for the second and third floor versus the first floor, and he already mentioned that
they are anticipated between 770 as a minimum. 

Mr. Jack Sellman stated he assumes that would be addressed in projects PA2
plan. The Specific Plan, depends again, we are trying to allow for potential other
seniors. 

Councilman Timmer stated it' s specifically shown in the Specific Pian with those
numbers in it. 

Mayor McCalion stated 50 square foot minimum. 

Economic Development Specialist Stater stated they had requested that remains, 
she believes. 

Mr. Jack Sellman stated that's a minimum, but when they get to plan they will
agree to the other numbers. The only way it would affect the Specific Plan... 
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Councilman Timmer stated he thinks it should be reflected somewhere that when

we get to that later on with the conditions that this is picked up. 

Councilman Racadio asked why do you not want to. change it? 

Mr. Jack Seliman stated the only reason is because they think senior housing is
going to be an important part of PA3 and senior housing has smaller bedrooms
by nature and affordability. Private open space and patios would apply to market
rate, you might say., but the Specific Plan also controls PA3, so it' s his

understanding when we got to PA2 we would nail down the amount of private
open space we would have in the PA2 area per our existing plan. 

City Manager Hughes stated he believes the point is there is a minimum, it' s not

a maximum. So the Council is going to have the flexibility through that process, 
through the actual details of the plan to make it whatever size the Council deems
fit. 

Councilwoman Scott stated there is another issue here and that is the children or

the students who are going to be living in 'those units and how are they going to
cross Boulder safely to get to school. 

Mayor McCallon stated we have put into the Specific Plan the requirement to put
a fence down the median, the full length of the median between Boulder and

Eucalyptus so that they cannot cross other than at a signalized intersection. He

assumes there will be crossing guards that eventually the school district will put
in there to help. 

Councilwoman Scott stated that's not going to stop them. 

Councilman Timmer stated we are putting up, the conditions said a five foot

wrought iron fence.. They are certainly going to climb over it, but we've done

everything as a prudent planning group to say this is going to help restrict and
help funnel them to where they should be crossing safely. 

Mayor McCallon stated a pedestrian bridge sounds good, but with all the ADA

requirements you would have to have such a massive structure or put in

elevators; it would be millions of dollars. 

Mr. Glenn Ellsmann stated he does believe that while they've addressed the mid - 
block crossing, let's call it, again he has an education background and he thinks

you are pointing out a key issue considering it is a significant school, elementary

and middle school. Maybe what we could do is put in that the Specific Plan will
address safe street crossing for the school. There' s a lot of new technology, 
there' s a lot of new devices and design without getting into the specifics, because

let' s, say PA3 develops first, they need to ensure there is a safe street school
crossing plan that is brought forth and reviewed. 
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Mayor McCallon stated in addition to the fence. 

Mr. Glenn Ellsmann stated in addition to the fence, he thinks you can just throw

in, we will cover safe street crossing because of the interaction of the school. 

Councilwoman Scott stated if this didn' t say Specific Plan, she would agree, but it

says Specific and so she is taking it literally that this is the Specific Plan which
will over, supersede our development code of the whole City. It kind of scares

her because she.wants to be specific in the Specific Plan. 

Mayor McCallon stated but you also want to provide flexibility for developers who
may build something to this new code that we are putting on that property. 

Mr. Glenn Ellsmann stated he does think having safety, and that's really

paramount with our kids crossing to the schools that are there. He thinks there' s

a. place for the language for safe street crossing maybe in the circulation plan. 

Mayor McCallon stated we will add that language which Mr. Ellsmann just spoke

about in addition to requiring the wrought iron fence down the middle of the
median from Boulder to Eucalyptus. 

City Planner Mainez. stated we will take that as a directive and work with the
author of the Specific Plan to come up with language. 

Mayor McCallon asked any other changes or items we talked about that we need
to -make sure we cover? Everyone is aware of what all the changes are. What is

the .Council' s pleasure? We need to take action one way or the other, so he is

asking the Council which action we wish to take. 

Councilwoman Scott stated on page 86, the single family detached, look at the

footnote # 1, third story shall only be 35 to 50% of the total building floor area with
a maximum of 500 square feet per unit. That' s darn sure less than 650. 

Community Development Director Jaquess stated that's just the third floor of a
single family home. 

Mayor McCallon stated detached. 

Councilman Timmer stated they aren' t doing any of them but if they did that's
what it would be. 

Councilwoman Scott stated okay, a single family home is going to have three
stories. 

Mayor McCallon there could be. Again', what action would the Council like to

take? 
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Councilman Timmer stated he will start off. He has given a lot of deliberation to

this plan, and if it didn' t have the residential component this would be pretty much
a lot easier he guesses. He' s. been in Highland a while and in other cities he

knows high density apartments ,do require more intensive police, fire and code

enforcement. He knows this is going to be an upscale apartment, whatever that

means these days. One of the dilemmas he has is he doesn' t like high density
projects and the dilemma is the State of California is doing things to us and if we
don' t do some things as this project is delineating we' re going to have some real
issues with the State of California in our future housing elements. He would

suggest with the corrections and modifications we've made tonight we move
forward with this project. 

Councilman Racadio stated
I

he has always looked at condos as a solution and

then as he' s seen some condos in our community, Pinehurst Village as' an

example, those used to be really nice but when people can' t .sell them they lease
it out and there' s no control. One thing about these apartments and he has a lot
of concerns about the 800 units, but one thing about apartments is there is

centralized control and that's the key to it. He sees some apartments in Redlands
and some other areas in San Bernardino where they've matured, but you can tell

they are functioning okay. They are not run down and they don' t appear to be
crime ridden and so if they are managed right they can work. He was talking with
a former City Manager of Rancho Cucamonga and they have a ,lot of apartments
over there, and he said they work as long as they are controlled and you

condition them the way you want them to be conditioned. He suspects, and he

understands there' s probably a market for this. It' s a big venture for us; we've

never, done anything like this, but you 'can see it works in. other areas. This is a

very desirable area and that's what drives it too. You' ve got the shopping, you' ve

got Lowe' s and Staples, and it' s a desirable area to be in. He thinks the

conditions we've put on it, we wanted more parking, more private open space

and they've exceeded our requirements for public open space by a substantial
amount, its 25- 30% by our standards and they are at 41 %. This is a composite

project that will help each other become successful. There are no guarantees in

anything, but he thinks this could work. 

Mayor Pro Tem Lilburn stated we've listened to Mr. Johnson who is one of our

founding fathers and she does believe he made some comments that were very
near and dear to her, that we are a Council and there is going to be a future
Council that we currently set ,a precedence for how our apartments are. Both

Councilwoman Scott and she live on the western territory and they know how
apartments are. We know the calls for service, we know we are short on public

safety right now and she knows we need quality living for those people who want
to work and can' t afford or don' t want to buy. She thinks we have set some

standards in the conditions that we' re currently doing. She thinks it' s very dense

what we are looking at, and we did set precedents that we do like Igarages and ' a
certain criteria. She thinks we need to keep our standards up there .and keep
them high. We need -to make the property owner accountable on how they
maintain them. She thinks this Council needs to hold strong and continue to do
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so.. She thinks that regardless of its Mr. Ellsmann or whoever the developer is, 

that we need to make sure we hold them accountable, because this is our City
and this piece of property is a prime piece of property that we have in the City of
Highland and our residents have elected us because they know how we feel
about building high density and apartments, but she does believe this is 'a project

that we can work and Five. She just hopes we stay firm and make this a quality
project. 

Councilwoman Scott stated she is going to respond to Councilman Timmer's
comment first about we will have a serious problem with the State if we don' t do
the apartments. She thinks we are going to have a serious problem with our City
if we do, especially if it' s not the quality of the project. She thinks a lot of the

project has quality. It' s the quantity, the quantity overwhelms her and she still
doesn' t like the idea of something specific, having specific numbers that are
higher than any of us would be willing to go. One of the things, the apartment

owner/manager whatever, will they be required, because she didn' t see it in any
plan, will they be required to enter into the City' s crime free addendum and be
responsible? 

Mayor McCallon stated we can talk about conditions of approval later. 

Councilwoman Scott stated well yes, but it wasn' t in the planning commission. 

Mayor McCallon stated well we can add it. 

Councilwoman Scott stated if they can' t rent the quantity of apartments that are
going to be built, if they can' t rent them are they going to resort to Government
assisted rentals. which we know bring down the value of a whole City, not just

where they are located. She is still very concerned about having many

residential units next to the commercial, the little tot lot, and the freeway. She is

really concerned about that. Maybe you can keep her from being so concerned. 

Mayor McCalion stated when we get into the Design Review, it is being proposed
as a gated community. 

Councilwoman Scott stated but we are being asked to approve the Specific Plan
before we get the parking ratio taken care of and before we go through the
Design Review and she doesn' t like doing things like that. 

Mayor Pro Tem Lilburn stated a lot of people also like to buy because it is close
to the freeway. 

A MOTION was made by Councilman Timmer, seconded by Councilman

Racadio, to Introduce Ordinance No. 380 to approve Specific Plan 006-001 ( SP

006-001), for the Greenspot Village & Marketplace Specific Plan with the

changes as proposed. Motion carried, 4- 1, with Councilwoman Scott dissenting. 
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City Clerk Hughes introduced Ordinance No. 380: 

ORDINANCE NO. 380

AN ORDINANCE OF THE CITY OF HIGHLAND, CALIFORNIA, 

ADOPTING THE GREENSPOT VILLAGE AND MARKETPLACE

SPECIFIC PLAN ( SPR -006-001) 

which title was read.. 

City Attorney Steele stated this will just be the second reading of the Ordinance
you introduced at the last meeting, Ordinance 379, which amends the Zoning
Map to change the designation on this property to be a Specific Plan site, SPR - 

006 -001. 

City Clerk Hughes introduced Ordinance No. 379: 

ORDINANCE NO. 379

AN ORDINANCE OF THE CITY OF. HIGHLAND, CALIFORNIA, 

AMENDING TITLE 16 ( LAND USE AND DEVELOPMENT CODE) OF

THE, --,HIGHLAND MUNICIPAL CODE, ALL RELATED TO THE
GREENSPOT VILLAGE AND MARKETPLACE SPECIFIC PLAN ( SPR - 

006 -001). [ MUNICIPAL CODE AMENDMENT -009-001 AND ZONE
CHANGE -009-001

which title was read.. 

A MOTION was made by. Councilman Racadio, seconded by Mayor Pro Tem
Lilburn, to Conduct a Second Reading of Ordinance No. 379 to amend .the City' s
Official Zoning Map to include a new Designation for the Specific Plan Site

entitled, ' SPR -006-001" ( ZC- 009-001). Motion carried, 4- 1, with Councilwoman

Scott dissenting. 

Mayor McCallon stated now we are going to address the Design Review. We will
address the Development Agreement last. 

Economic Development Specialist Stater stated just briefly, because you were

provided with a presentation at the last meeting by Staff and by the property
owner. Do you wish for Staff to back through the prior Staff Report or are you
ready for questions? 

Mayor McCallon addressed the Council, do you wish for Staff to go, over what

was discussed last time or would you prefer to hear the developer speak. 
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Economic Development Specialist Stater stated before you tonight is a Design
Review application for Planning Area One, a commercial portion of the project

that we have been discussing and Planning Area Two. You will be reviewing the
Site Plan and building elevations and conceptual landscape plan and conceptual
grading plan. So you will see in the plans attached to the Conditions of Approval
as well as the large scale. plans that you are provided with, the site plan is

showing the .three full signalized accesses to the property and the two smaller
accesses, un -signalized, and. there are circulation maps. So you will see there is

a major tenant provided approximately 135, 000 square feet, a variety of other
major tenant between 12- 50,000 square feet and smaller pads provided

throughout the site and along the frontage of Greenspot Road. The parking for
the project meets the City's development standards as it stands, and there are

conditions of approval for them to provide said parking spaces. The conceptual

landscape plan also meets the City' s requirements and will be refined with the
final WQMP and final landscape plans that will be provided to our engineering
and our landscape staff. For Planning Area Two you will be looking at the
building elevations which were presented to you at the last meeting, the three

different architectural types and the four different building types. The parking has. 
been discussed previously and a little bit earlier this evening but just to review. 
Again, the parking was adjusted again this evening but as the plan, when it was

presented to you in your packet the parking was 124 spaces short of meeting the
City's R4 standard. Those were uncovered resident and guest parking spaces
with the additional 27 tonight it will be reduced by that many but it will still be
deficient when compared one to one with the City' s R4 standards. The

landscaping and open space requirements exceed the requirements ,by the City's
R4 standards. Those are kind of the highlights with respect to Planning Area
Three; there' s a conceptual plan shown throughout the packet you have but

that's very conceptual. It' s not representative of anything you will be approving
this evening. That will be reviewed at a future date and will go back to the

Planning Commission and again to City Council. 

Mayor McCallon stated applicant you are on. 

Mr. Glenn Ellsmann stated with him tonight he has their architect, Jack Seliman

with Architects of Orange who addressed some of the details and criteria for the
Specific Plan. He was involved in both Site Plans, his firm on the retail unit did

the Site Plan for PA1 and the multifamily team did the Site Plan for PA2. He is

available to answer any detailed questions. Also, he has Matt Kollenberger with

their landscape architect firm, CDPC. They have been involved not only in all
aspects ` of the landscape plan, comprehensively for both areas that have been
submitted. He is the primary author of the Greenspot Road Master Plan, the

design elements that you have approved and now awarded the contract. Matt is

the individual behind what you ultimately did to create the Greenspot Master
Plan. So he' s been involved in the details of this project just as the street was
paved a little bit wider and the chicken coops were coming down. He is also

prepared to answer any question with the landscape design and so forth as well. 
As we get into the specific conditions related to PA2 they do have a couple of
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points where we would like to discuss and raise a couple of concerns they have. 
They have a fire professional who has some thoughts that they would like to
share for the record and share for discussion purposes. He doesn' t see any point
in being redundant with his presentation. They have access to all the, materials or
slides, you want to ask anything, he also brought the stack of site plans that they
have had over the time to get to this point. He is prepared to answer any
questions and their team is prepared to answer questions you may have as well. 

Councilman Timmer asked we were looking at the Design Review for Area One
first, correct? 

Mayor McCallon stated okay, we .might as well take them area by area. We will

discuss PA1 first since that is less controversial. 

Mayor Pro Tem Lilburn stated to Mr. Ellsmann, we have pictures but when she

looks, she' s not an architect or a designer, but she doesn' t see anything that
really rocks her world on the PA1. When we took the van trip and we saw water
features and we saw nice pieces of art, show her what there is. 

Councilwoman Scott stated one of the things she would have found very helpful
with this project is he would have done the same thing that East Highlands
Ranch did when they put the little monopoly houses and so forth. 

Mayor Pro Tem Lilburn stated she remembers one thing we talked about is that
we did not want something like the Citrus Plaza where you had to take your life in
your hands running in front of cars into the buildings. We really wanted some
nice architect and landscaping. 

Mr. Glenn Ellsmann stated there' s a couple of aspects to that and in your volume
of packages, and in all of the colored site plans we strike the balance of doing is
with 'the precise plan of design that we' ve submitted we are needing to submit a
site plan that shows the dimensions, the parking, all of the mundane details that

are required as part of the submittal. So what they have tried to do is one of the
key aspects was to how to create a significant retail presence with your stronger
aspect of your retail stores, and create that center of place. In your packet there

were enlarged sections of the entrance, the Main Street and the Plaza area and

they merged all that into one document. 

Mayor Pro Tem Lilburn stated it looks like your paperwork is just as confusing as
ours. 

Mr. Glenn Ellsmann stated Planning Area One- and there is a separate document
that has Town Center. There are different aspects that are included in the Town

Center, the fountains, the fireplaces... 

Mayor Pro Tem Lilburn stated so we' re going to see the fireplaces and all that. 
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Mr. Glenn Ellsmann stated yes, correct. The image you are looking at is a

merging of a, in your packet we have a huge blow up of this dotted line which is
the entrance. The dotted line is the Main Street and the Plaza and then the

connection to the residential.. So that' s all been merged onto that one Town

Center imagery. The way you would do this is, you would come in, and this is

where you would close off Main Street. This is where you have canopies; all of

this is your Farmer' s Market, your fountains, your Plaza, fireplaces, all your

outdoor dining, all of that occurs here and along your Main Street. This is such a
small scale but when it' s all blown up, all those elements that you see in the

imagery are what would be included in our Main Street programming in the actual
design and the details that are in the precise plan of design. That's all' focused on

right here. The other thing is they tried to create a strong pedestrian corridor that
moves throughout from east to west. They have. pedestrian connections

throughout whether it' s here, opening up .this way, and there' s a whole plan that

puts a whole pedestrian circulation that shows how people can connect safely to
the pad and go up to the retail corridor and come . into Main Street. All those

details are in the pages and pages that are included in there, but the heart is

what occurs here. We are trying to strike the balance of attracting the major
anchor retail tenants along this corridor here, but the Town Center focus, the

Main Street, all those elements that we have been focused on from the beginning
for your Main Street experience, your dining, your cafe experience, your music, 

closing it off and having music gatherings, all of the different programming that
would be vehicle free would occur here. Now back to Monday morning, Tuesday
morning and somebody wants to stop in, park, meet a friend, have a cup of
coffee, and grab a bite to eat which occurs on a lower scale. It turns out that Mr. 

Sellman' s firm designed Riverside Plaza, and those who have been down to

Riverside Plaza know that it has those elements in it, when the traffic is low and

you don't have big events, the street is open but big events, weekends, it' s shut

down so you don' t have the competition between the cars and pedestrians. So

that' s how this is designed to be. 

Councilwoman Scott asked how are you going to keep this separate from this? 

Mr. Glenn Ellsmann stated as mentioned in the Specific Plan and in the details, 

the paseo is a public amenity. It is open; the fence is on the north side of the

paseo so it keeps people from just randomly going into the gated community. 
There will be gates in which they can get out and get onto the paseo with their
bikes, take their strollers, walk along here and come into Main Street. One of the

Planning Commissioner's. recommendation that they worked hard to address, 

was how to make this a strong connection and a strong feature. That's where we

did this here, where you can come into Main Street. Pedestrian connection goes

the whole way. 

Councilwoman Scott asked the gates coming from the residential area to the
paseo and the commercial, how are they going to secure for the residents that no
one gets on that side? 
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Mr. Glenn Ellsmann stated they are controlled gates with either card keys or keys
so that you can' t just open the gate and go in. Those are all .controlled points. It

will be open wrought iron with pilasters with kind of a decorative thing as well.. 
The whole corridor will have lighting. 

Mayor McCallon asked any more questions? 

Mayor Pro Tem Lilburn stated she would like to see more water features. She

knows there is one, but it' s a big project. 

Mr. Glenn Ellsmann stated in the Plaza area, for instance, what they tried to do
and this might be an appropriate place for a little mini fountain gathering spot
here, and that could be incorporated. When you see this all blown up, you' ve got

the hanging lights, you' ve got the outdoor fireplace, you' ve got seating areas, it' s

a rich space. It' s hard because it shows it' s so small here. That's why we tried to
provide some of the larger blow ups with the photos to illustrate how that can be
incorporated and how that can be done. That really is a huge desire. He had the

opportunity one time to go to Florida to a community called Celebration and it
was really remarkable how their Main Street really became where there was a lot
of programming and activities. That's a key element we want included and that's
why they put in all the details to ensure that it gets incorporated. 

Councilman Racadio asked in the phasing, is that last? 

Mr. Glenn Ellsmann stated conceptually it' s going to require getting your key
anchor tenants. At least that's the feedback they are getting at this point and
that's why they created the phasing plan the way they did. It potentially could all
happen at once, but it' s necessary for conditioning and so forth to create the
phasing. The key thing is to secure your major tenants and the rest will come
forward. There may be a couple of initial times where there will be some initial
development along Greenspot Road, but they think that phasing at this point
makes sense. At one time, everybody knows we had a joint venture partner with
Vestar and this was very much what they had put together. They were very
familiar with the Main Street based on the Tustin District. We were looking at

having it all come out of the ground at one time, but hopefully the retail world will
become more encouraged to do that. 

Councilwoman Scott stated with the number of square footage ' that you have
planned the 800 and some odd thousand.. 

Mr. Glenn Ellsmann stated this PA1 is basically 500, 000 square feet. 

Councilwoman Scott asked and how many parking spaces are allotted for that
and then how many of those parking spaces will be for the employees working
there, how many will be for the public to shop there? 
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Mr. Glenn Ellsmann stated the whole parking ratio plan that they submitted met
all the standard requirements, and practically speaking making sure that in spite
of what they, want, the tenants are going to dictate that, they have adequate
parking. They are very protective of' their parking, and when that is created they
are recognizing employees will park there, and having said that, you do try to
create alternative employee parking space so that your front doors are kept free
for your customers. 

Councilwoman Scott stated she figured employee parking would be, back here
and along the side here. She wondered if that was adequate., especially if you
have the little stand- alone deals on Greenspot. 

Mr. Glenn Ellsmann stated he thinks in Council' s packets you saw the articulation

of the Main Street building and the rich theming and architectural design along
your main buildings as well. 

Mayor McCallon asked can you talk about the circulation of trucks that will be ; 
coming in for the retail? 

Mr. Glenn Ellsm'ann stated at build -out your primary points of circulation would be
coming in here, coming around this way, there' s adequate place to turn around

and come back out this way. 

Mayor McCallon asked through the parking lot? 

Mr. Glenn Ellsmann stated you either come up the Main Street here or come this
way but it' s designed and Fire has reviewed all this so that there. is free

circulation. You can come in from either point. For example, if they were to come
up' Main Street there' s a turn out area where they can come in and then come
back out the same way. 

Mayor McCallon stated from the way this is laid out it Kooks like they would
primarily all want to come in through this entrance down here, because the way
the parking of the trucks is, most of them are the ones they require, unless they

come in this way and they will have to go all the way down there and do a turn
around and come back. 

Mr. Glenn Ellsmann stated both are available. So it' s not to say that when a
specific tenant comes in they also may flip their loading dock to the other side
which would then require them to come in the other way, but either way they can
come in and if they have to turn around they can and they have more than one
point to come in. 

Mayor McCallon asked each business has trash receptacles somewhere? 

Mr. Glenn Ellsmann stated yes. 
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Councilwoman Scott asked what are those little things at the loading docks? 

Mayor McCallon stated those are trucks. 

Mr. Glenn Ellsmann stated this is the footprint of where the loading docks are
and where the trucks would back in. One of the key elements was to make sure
this was designed to function when a specific tenant comes in, there will be

another round of submittals that may tweak, that but the essence of what needs

to be done is incorporated in terms of the landscaping and design along the back
and so forth. 

Mayor Pro Tem Lilburn asked at what point do we determine that this is done and

the center portion is built? 

Mayor McCallon stated there is a phasing plan. Could you describe the phasing
plan for commercial? 

Mr. Glenn Ellsmann stated the commercial is designed, and he doesn' t have it

right in front of him, but he believes it' s designed to start over at the freeway if at
all possible. This is phase one, and then you come over to here and then. finish

the power center. Try to get your major anchors and your sub -major anchors to
come across here. So it' s one, two, three, four and the Main Street is last. Now it
may happen the other way around, but they would love it to be first, but he thinks

it would be misleading to suggest that it will happen that way. They have been
advised this is a more realistic phasing plan. 

Councilwoman Scott asked isn't phase one the flood control property which isn' t
a part of this yet? We want it to be but it isn' t. 

Mr. Glenn Ellsmann stated that's one element they would like to see incorporated
in a Development Agreement or the ability to negotiate for that. That's a key
requirement to be able to unlock the major retail tenants. When the decision was

made to modify the major anchor that was here as we talked last time and to
locate over to flood control, they just felt it was worth achieving the goals of the
Golden Triangle keeping a cohesive development and not having a patchwork to
just get into the detail and lay out the whole thing. It needs to be coordinated and

developed together. 

Mayor McCallon asked on the phasing plan is the plan to, he understands the

phasing plan that deals with the tenants and the construction of the building but
what about the roadways, the parking lots and all that, are those going to wait? 
Are the entrances going to be dirt, like entrance # 5? 
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Mr. Glenn Ellsmann stated if this were to come on line first then the

improvements, you would probably have a greater area potentially graded, but

then the improvements where your landscape and parking lot, all of your

infrastructures would be done. So it would be all complete and as an example

this would have to improve. Turns out there' s already a signal here, and there

may be, and again it' s very much tenant driven, if there has to be some

improvements done here, to come in or you have temporary access to the back
before you finish up all of this. Let's say phase three came on line, this would

have to be done and you would come in, access this. and there may be

temporary access to the back until this was done but if this was done then you
would have that filled in. So the tenants are going to, they don' t want, they are
not going to be driving on dirt or gravel, they have to have sufficiently improved
improvements to be able to service. 

Mayor McCallon stated he would think our Fire Department would want a couple
of access points. 

Mr. Glenn Ellsmann stated. that's all part of it, absolutely. 

Mayor McCallon stated even for phase one, you have to have a second way of
getting in and out. 

Mr. Glenn Ellsmann stated right, and there may have to be a way to come over
here, so good points. 

Mayor McCallon called for any other questions, comments or observations on

Planning Area One. 

Councilman Timmer asked are we going to go, over the individual conditions of
approval? 

Mayor McCallon stated yes, it is part of this. 

Councilman Timmer stated he would like Staff to address the Landscape

Maintenance District, there' s going to be one super large overlaying the whole
project and has other minor Landscape Maintenance Districts. How do you

envision that would, one of the conditions talks about the paseo being in the City
Landscape Maintenance District and controlled by the City, so it' s not going to be
part of the project at this point. He wants some clarification how we envision the
Landscape Maintenance Districts overlay each other, how they all tie together
and also how the Caltrans landscape area that's talked about on one of the
pages, about the freeway onramps have to be landscaped, how they all tie
together. What the City is physically going to be doing and what the developer is
physically going to be doing and how that all ties together. 
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Mr. Glenn Ellsmann stated we have said from the beginning they want to
maintain it. They want to have well -crafted CC& R' s, they do believe there should
be an underlying LIVID in case the whole world changes and people don' t do what
they are supposed to do, the City has a mechanism to step in and execute
maintenance and control. The primary function, even with the paseo being public, 
would be maintained by the community. 

Councilman Timmer asked that includes the stuff in the right of way along
Boulder and Greenspot? 

Mr. Glenn Ellsmann stated along their perimeter, certainly. He knows the

parkway along Greenspot, the parkways on Boulder; those would be all

maintained by them. He has to get clarification on the median. 

Project Manager Godfredsen stated in the Conditions of Approval, the City will be
maintaining the median landscaping and the frontage landscape, and we are

talking about PA1 so it' s on Greenspot Road. We can talk about the paseo but

it' s in PA2. 

Mr. Glenn Ellsmann stated they would like to maintain the frontage. 

Councilman Timmer stated the ranch basically takes care of everything
themselves, even the medians strips. He just wanted to see how that duck -tailed

with what we envision that we are going to have to control and maintain and do
all those things versus the developer. It sounds like we've clarified some of that. 

Project Manager Godfredsen stated again, the City is maintaining, it' s

conditioned to maintain the median landscaping and frontage landscaping. If the

Council determines the developer should maintain it that works too. Across the

street the City is maintaining in front of Lowe' s, Staples and Chevron, all that

area and that was at the request of the developer, he believes. It' s currently
conditioned so that the City will maintain everything within the right of way, the

median and the parkway vegetation. 

Councilman Timmer asked that would be the medians on both Boulder and

Greenspot? 

Mayor McCallon stated it' s conditioned once we accept it. 

Project Manager Godfredsen stated yes, along Boulder also. 

Councilman Timmer stated the reason he asked the question is, there' s some

language that is not real clear and with all these conditioned layered on top ,of
each other what we envision doing, and so he would think we would want to be

consistent with what we are doing on other projects. Which we would take care

of the median and the frontage and the developer has the responsibility of the
remainder. 
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Project Manager Godfredsen stated . on most commercial projects the City
maintains the median and the developer maintains the frontage landscaping and
the parking landscaping. 

Councilman Timmer stated which is opposite of Lowe' s. 

Project Manager Godfredsen stated that' s correct. With respect to the paseo, do

you want him to go ahead? 

Councilman Timmer stated well he just had a condition in here saying the City
will maintain it and he was just wondering if we are in fact really going to do that. 
He would think we would rather have the developer, and it' s well internal of his. 

project that they would want to take care of it. 

Mayor McCallon stated and the developer wants to do it. 

Project Manager Godfredsen stated the City is not maintaining the paseo. It' s in

Engineering Condition Four. 

Mayor McCallon stated we want to talk about the frontage first. The developer

wants to maintain it and he sees no reason why we shouldn' t allow that to
happen and put an LIVID underneath it in case you screw up. 

Mr. Glenn Ellsmann stated he thinks that's the right way to do it. 

Councilman Timmer stated there is a condition in there that there will be a

Landscape Maintenance District over the entire project, not just the frontage

areas and so forth. We did the same thing with the Ranch, which makes a lot of

sense. 

Mayor McCallon stated yes,. he saw that Condition of Approval in there and he

wondered why we were putting in there that we were going to maintain it. 

Project Manager Godfredsen stated it was to be consistent with what is across
the street. 

Mayor McCallon stated he would agree with Councilman Timmer, he would think

that if the developer wants to maintain it; we should allow him to do it. 

Project Manager Godfredsen stated okay, we will modify the conditions. 

Councilman Timmer asked how are we addressing the landscaping that's going
to be on the freeway frontage, condition 55 on page 449.. 

Mr. Glenn Ellsmann stated there is a condition where they have to get permission
from Caltrans to:.. 
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Project Manager Godfredsen asked it was just the corner though, right? 

City Planner Mainez stated. it' s 100 feet north of Greenspot. It' s on page 87 of

the Staff Report. 
M1

Councilman Timmer stated again the same question would then follow, do you

envision the City maintaining that within the Caltrans right of way, or would we

want that done by developer? Again he would think the developer would be

required to work with Caltrans. 

Project Manager Godfredsen stated we were not intending for the City to do it. 
The only place he can think of that the City is doing this is up at San Manuel and
actually the developer is doing it and the City entered into an agreement with
Caltrans and the developer entered into an agreement with the City. It may have
to be something like that, but he' s not real sure. 

Councilman Timmer stated we also are conditioning the project to be in the storm - 
drain maintenance, and does that overlay the whole project or does that just
overlay the areas that are on the frontage, how does that work? 

Project Manager Godfredsen stated it would be public storm drains within the

street right of way and they would be responsible to maintain the' -onsite storm
drain system. 

Councilman Timmer stated we would have to delineate a boundary where the
maintenance district would be for the City. So it wouldn' t overlay .the whole
project then. 

Project Manager Godfredsen stated he thinks it overlays the whole project but it' s

only for maintenance of public improvements. 

Mr. Glenn Ellsmann stated fundamentally the entire project in the worst case
scenario would potentially drain into the new storm drain. They've designed it so
that very little does, or just a certain amount does. Soto have that overlaid on the

entire area makes sense, because they are going to contribute towards the
maintenance of these public facilities and it should be spread out since

everybody may have water that enters it. Based on what Mr. Godfredsen said it

should be over the whole thing, otherwise you get into well is it this parcel and

not this parcel. The whole entire drainage plan, everything' that has been done for
the water quality, everything has been done on a comprehensive basis and they
initially had it so that they didn' t go into the drain, but then there was decision to

add pipe size diameter and so that will be revised. Again, it' s all part of the

comprehensive plan. 
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Project Manager Godfredsen stated we ,wouldn' t necessarily have the ability to
go in. and take care of things. They would be responsible for the onsite system. 
The only way we could go and take care of something is if we had a drainage
easement over there, over their system and we haven' t done that in the past. If

they have a problem on site, it' s going to affect them and they are going to have
to take care of it or they are going to have ponding. 

Councilman Timmer asked what if they fail to do that? It impacts our system

downstream so to speak. 

Project 'Manager Godfredsen stated no, it really wouldn' t negatively affect the
City system. If they didn' t' maintain something on site, they would have ponding
on site, and they wouldn' t want that because customers couldn' t get to the

stores. 

Councilman Timmer asked then why would we ' have that District overlay the
whole project. 

Project Manager Godfredsen stated it' s so that the whole project pays the

assessment to maintain the storm drain. 

Mr. Glenn Ellsmann asked a question on the LIVID, is it the City' s policy that if, for
instance, the .Lowe' s and the communities there that you guys are currently

maintaining the frontage, who' s paying for that? 

Project Manager Godfredsen stated there' s an assessment district. 

Mr. Glenn Ellsmann stated okay, just to clarify. 

Community Development Director Jaquess stated separate from the LIVID, you

raised a question about the two points of access, and there is a specific fire

condition, # 7, under PA1 that does require two points of access for each phase. 

So it' s covered in the Conditions' of Approval. 

Mayor McCallon stated good, thank you. 

Councilwoman Scott asked where is the second one in PA1 ? 

Mayor McCallo.n stated they are conditioned to provide it as they go through the
phases. 

Councilwoman Scott stated she was thinking phase one of PA1, never mind. 

Councilman Timmer stated some of his pages are all mixed together and he' s not

sure whether he' s looking at Conditions of Approval from PA1 or PA2 or option
one or option two. 
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Mayor McCallon stated well let's go onto PA2. . 

Councilman Timmer stated on page 452 of the old Staff Report, it talks about the

fire truck or the ladder truck; the amount of the contribution by the owner shall be
the full cost of the vehicle approving tax, less the funds from the City. His

interpretation is the cost of the vehicle also includes the equipment of the vehicle, 

because having a vehicle without equipment makes no sense. He had some

people read this and say yes, that would be assumed to include the equipment, 

but it' s really not clear to him and he would think we would want to insert words
somewhere to say that actually includes the equipment on the ladder truck. 

Community Development Director Jaquess stated on the condition of approval
74 in the fifth line down of that condition, it does say the owner shall pay to the

City the full equipment costs to acquire one new ladder truck. 

Councilman Timmer stated the equipment could be referred to the vehicle itself

but it may not include the equipment that's on the vehicle. 

Community Development Director Jaquess stated he was interpreting that to be
all the equipment. 

Councilman Timmer stated well some people would, but he would interpret that

they are contributing only for the ladder truck. He just wants to make sure the

language is clear in there, and that it implies or requires the truck and the

equipment associated with that truck. 

City Manager Hughes stated maybe we could change the language and have it
state the owner shall pay the City the full costs to acquire one new fully equipped
ladder fire truck. 

Economic Development Specialist Stater stated for the sake of the record she
will note on the new Staff Report, it' s on page 90, but it' s equivalent condition on

Staff Report, it' s PA1, and Planning Condition # 74. 

Councilman Timmer stated this condition is in several different places so we. 
need to make sure it all follows through. 

Community Development Director Jaquess stated it' s also in PA2 and will cover
the same costs. 

Mr. Glenn Elismann stated it' s his understanding that this estimated, and it' s

changed, he doesn' t know if it' s now a million dollars or $ 899,000 or $ 1. 2 million, 

but was that inclusive of equipment at the time that those estimates were made. 
He was just curious if this included the equipment. r

Mayor McCallon stated regardless if it did or not, it' s our intent that it be a fully
equipped fire truck. That needs to be reflected in the Conditions of Approval. 

cc regular May 28, 2013
Page 32 of 58



Administrative Analyst Rissmiller stated he didn' t see any dollar amount in the
Conditions that he just read. What dollar amount are we talking about? 

Mr. Glenn Ellsmann stated in our discussions we've seen a number and he just

wanted clarification. 

Administrative Analyst Rissmiller' stated he wouldn' t be comfortable giving a

specific dollar amount because the amounts for vehicles and fire service go up
three to five percent per year, and it would depend on when that vehicle is

bought. In today's dollars it' s probably between $ 1 million and $ 1. 1 million. 

Mayor McCallon asked fully equipped correct? 

Administrative Analyst Rissmiller stated he believes so, yes. 

Mayor McCallon stated we will change that in accordance with the language that

was put forward to make sure it' s understood that it' s a fully equipped ladder
truck. 

Councilman Racadio asked on page 193 of the Staff Report, condition from the

Planning Department # 10, PA2, is this condition to ensure that the PA2 stays

under one ownership? 

Economic Development Specialist Stater response was inaudible. 

City Attorney Steele stated common ownership or common management. 

Councilman Racadio asked so it could be different ownership but they have to
have common management? 

City Attorney Steele stated yes overall management entity or common

ownership. 

Mr. Glenn Ellsmann asked you' re on PA2 or PA1 ? 

Mayor McCallon stated PA2. 
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Councilman Timmer stated he has the same item marked here and he knows
what we went through with the Ward/ Cunningham area; every one of those little
boxes was owned by a different person, and trying to get coordination of any
activity down there was a nightmare. His concern on the PA 2 area is' you' ve got

all these 24 unit complexes, which under one ownership work best. However, 

the question is how many individual lots are covering PA2 and would we want to
require, if there are more than one lot that' s covering PA2, for them all to merge

onto one lot so that they are now all under one lot which means one ownership
which means one management. His concern is if there are multiple lots there, 

that they could split them off later and then we are back at the same problem we
had on Ward/ Cunningham with different owners. Does staff know how many lots
are involved in PA2? 

Mr. Glenn Ellsmann stated we were looking at and it hasn' t been submitted, they
were looking at creating for financing purposes potentially five instruments. They
will embrace the desire that the Council has that it has a cohesive management

HOA so that you don' t run into the same issues. From a map point of view, the
intent is not to chop everything up; it' s to keep it over one management system. 

Councilman Timmer stated he' s not saying you should chop it up. He' s saying he
wants to eliminate all those different lots and have one lot for the whole project. 

Mr. Glenn Ellsmann stated you can effectively do the same thing even if you had, 
let' s say it' s divided up into five lots for financing purposes, as an example, there

are ways to ensure that they CC& R' s, the management, the HOA's are all

contiguous throughout those parcels. That can be done. 

Councilman Timmer stated he understands that, but he' s seen the. results of

multiple lots. 

Mr. Glenn Ellsmann asked but are your referring to where there's like this one
building is one parcel? 

Councilman Timmer stated and it' s owned by someone different. 

Mr. Glenn Ellsmann stated what he' s referring to is he believes is 24 buildings
from the main ones. They are not talking abo.ut chopping them up into 24 lots. 
They haven' t submitted, it, but that option to be able to have financing phases
which would require... 

Councilman Timmer stated at this point you are saying that there are five lots that
overlay PA2. 

Mayor McCallon stated no, what he is saying is he's going to break it up into five. 

Mr. Glenn Ellsmann stated conceptually they may pursue, that. 
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Mayor McCallon stated but even if you break it up that way for financing, it could

all be one lot right, one physical lot description for the land. 

Mr. Glenn Ellsmann stated for financing purposes you may end up having
separate legal parcels that where the financing instruments would be on the area
that is being developed, or on the area that is being permanently financed and
not the area that' s either vacant or being constructed as you would come through
the phasing of the development. 

Mayor McCallon stated you understand our concern which is we would want to

have a way that we' re not going to break this up and have different owners for
whatever size lots that -are in there. We don' t want five different owners, ten

different owners. We want one owner for the entire PA2. 

Mr. Glenn Ellsmann stated right ,we understand that. 

Community Development Director Jaquess stated condition # 10 was the intent

by Staff to accomplish your specific objective. If you looked at condition # 10, it

needs to be refined in some way and we should try to do that. He wants .to make

sure we all know that' s what we were trying to do with. condition # 10. 

Mayor McCallon stated Councilman Racadio brought that up. Have you looked

at condition # 10? 

Councilman Timmer stated it talks about CC& R' s and then it talks about other

things but it really doesn' t talk about, ownership in there at all. It says to avoid

fragmentation ownership, it doesn' t say anywhere in there requiring single

ownership. 

City Attorney Steele stated the philosophy of the condition was that the way you
avoid the problem that you are referring to is to have one entity that is in charge
of the maintenance and upkeep of the entire development. It may be that those
lots are multiple lots created for financing purposes but there' s still a legal entity
that's responsible for all five of them in terms of operation, code enforcement. 

Mayor McCallon stated ownership. 

City Attorney Steele stated no, that's not necessarily the case. 

Councilman Racadio asked can we require single ownership of that PA2? 

City Attorney Steele stated he thinks that's potentially a problem legally, because
you are restricting a sale of property. The way to do that is to not approve the five
lots. If they are submitted for a five lot subdivision, you deny the five lots and then
require it in one lot. 

Councilman Timmer stated we' re to ignore that at this point. 
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City Attorney Steele stated right now there isn' t anything proposed. When that

map comes to you and common ownership of all those lots is important to you
and you think your goals can' t be accomplished any other way, then you don' t
approve the subdivision. He thinks that has potential problems down the road

because it may mean he can' t. get financing 'for the project, which then defeats

the whole purpose, but the philosophy of the condition was the City wants one
person to turn to that' s legally responsible for the maintenance, and upkeep of all
those parcels regardless of the ownership, and that' s the way we wrote the
condition. To either common ownership or if you don' t have common ownership, 
you got to have an HOA or a management entity that, is legally bound to have
that control. That's what they tried to accomplish with that condition, keeping in
mind the practical realities that somehow this project has to get financed as well
as maintained down the road. So that' s what they were trying to do. If you don' t

think this meets that goal, then the way to control it is to not approve a

subdivision of that land into multiple lots, recognizing that probably creates

business problems for the developer. 

Councilman Timmer stated he needs to restate what he just heard. We are

approving the Design Review of this PA2, but we are not approving the

underlining map at this point, which has to come back for approval? . 

City Attorney Steele stated the multi -lot map that you have heard Mr. Ellsmann

refer to is not before you. That has to come back. 

Economic Development Specialist Stater stated within the conditions of approval

on page two there' s a listing of plans that are approved and we did not include
the proposed tract map for the project. 

Councilman Timmer stated that is also the same thing for PA1, they will have
come back with subdivision maps or whatever they need to d -o. 

City Attorney Steele stated and that's very common. Especially on the

commercial side, because he doesn' t know as he stands here today, he doesn' t

think, what his commercial tenants are going to want in terms of land deal and a
subdivision of the land. So you' ve got to get the conceptual approval in place. 

The entitlement is there to build and then he goes out to his investors, his

potential tenants and markets. 

Mr. Glenn Ellsmann stated given, and they acknowledge and he thinks the

concern is valid, and they want to have a mechanism to achieve what you are
describing. Wouldn' t the combination of an HOA and the CC& R' s, which would

apply to both frankly.. You' ve got .the master LIVID and you got. the HOA for PA2

as an example there will be CC& R' s for PA1. Talked with the architect and

there' s another mechanism for CC& R' s for PA2 which is another enforcement

mechanism and a safety mechanism that the City would have to prevent the
calamities that have occurred. He is not seeing HOA in that same one. 
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City Attorney Steele stated it' s in there. That's what our intent was. 

Mr. Glenn Ellsmann stated there it is, it wasn' t capitalized. 

City Attorney Steele stated that's what our intent was. We knew the specific

problem the Council members would potentially be concerned about, and he

thinks the problem, as he understands ' it, and this occurred way before he was
around, problem is that individual buildings were then condo- ized and you had

individual buildings that had multiple owners. That' s probably a bad idea for

multiple reasons; going forward you don' t have to approve that if it' s ever

proposed. The idea here was to have two ways to skin a cat if you will. Either if

they don' t .want to deal with the HOA and the CC& R concept, then keep them
under common ownership. If they want to have a financing map or separate lots
for whatever business reason, we are protected by requiring a maintenance

entity or homeowners association with CC& R' s that we then can enforce. 

Councilman Racadio stated he thinks that's the best we can do. 

City Attorney Steele stated he doesn' t claim it' s the best we can do, but it' s the

best we can think of. There are smarter real estate lawyers out there that may
think of something else. 

Councilman, Timmer stated as he understands an HOA can be disbanded when
50% plus one vote. 

City Attorney Steele stated that assumes first that. this project turns ownership. 
over rental, but the CC& R' s would include a City enforcement mechanism in
there. So the vote to dissolve would have to have City approval because of this
very issue. 

City Planner Mainez stated maybe that's where we add to this condition is that
we review CC& R' s, HOA because it' s not clear in here. It just says the applicant

would set up these mechanisms but doesn' t have a review by' the City, and if

that' s something you are interested in it might be worth the effort to have our city
attorney look at the language to make sure the spirit of this condition is upheld, 
making sure it doesn' t terminate, prematurely, transfer to the wrong entities or
whatever. He knows that it' s u-nusual but he has done this in other cities. 
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City Attorney Steele stated it' s not all that unusual. That' s a condition that

typically gets attached to a subdivision map. So he didn' t want to sit here and

think of all things that the developer might be thinking a few years down the road
when he tried to parcelize the property. He was trying to think of an overall
condition that said here' s how we are going to handle this issue generally when a
subdivision map comes forward if that subdivision map has multiple lots for that
particular portion of the project. We' re then going to require either common

ownership or CC& R' s, and at that point we will condition the map to say what the
CC& R' s are going to say in this regard, because it' s just impossible to think of

every eventuality that might come forward. 

Mr. Glenn Ellsmann stated but that would get recorded with the map so it can be
dissolved. 

City Attorney Steele stated a Homeowners Association could be dissolved. 

Mr. Glenn Ellsmann asked can CC& R' s be dissolved? 

City Attorney Steele stated yes if they provide for dissolution. These CC& R' s are

going to say they can' t be dissolved without City of Highland' s approval. 

Mr. Glenn Ellsmann stated and that gets recorded. So he appreciates the

concern that Councilman. Timmer is focusing on, because we are all on the same

page to ensure that somewhere down the line this thing doesn' t get harmed. 

City Attorney Steele stated he appreciates Councilman Timmer's concern as
well. They tried to. think of it in advance and figure out how to, and .if you had a

map before you right now; if a. map was under consideration there would be a
condition on that map that Jold you exactly how we were going to deal with this
situation. We don' t have a: map before you, so he worked with Staff to come up
with kind of a global solution to the. problem that will be refined when the

developer submits a map application. 

Mr. Glenn Ellsmann stated they may just have one map, one parcel and that may
be the ultimate way to go and they will keep that in mind. You will get your crack

at it and all these key points will be not just in these conditions, but also in the

map. 

Mayor McCallon stated item,# 18 will have to be changed to the new parking. 

City Attorney Steele stated will that be subject to the same direction you had in
the Specific Plan. 

Mayor McCallon stated we know the bottom line is 1037 and Staff is directed to

parcel it out appropriately. 
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Councilwoman Scott stated number one she needs to, on # 10, again she is going
to request even we put in writing crime fee addendum on any apartments that the
City has and she is going to question the, now City Attorney Steele said a City
can enforce CC& R' s. 

City Attorney Steele stated a city can enforce CC& R' s if the CC& R' s are written

to allow. the city to enforce them. Most cities don' t want to enforce -them. 

Councilwoman Scott stated if they are written that way. The reason she' s asking
is because of our big eyesore at Hillview. They have CC& R' s but you know the

City can' t do anything about it. 

City Attorney Steele stated in most cases you don' t want to get into the

enforcement of CC& R' s. This might be an occasion where there are some

issues that are important enough to you that you would want to have an ability to
enforce. 

Councilwoman Scott stated she thinks it would be very important for the City_to
be able to enforce. 

Mayor McCallon asked this crime free thing, does this apply with this

Homeowners Association that is being formed and is it appropriate we put a
condition in there. 

Councilman Timmer stated most of the apartments have that same plan in place

so it would be appropriate to overlay this project, as well. 

City Attorney Steele stated to be clear. On a rental project you wouldn' t have a

Homeowners Association per se. So the addendum makes a lot of sense in a

rental project if it ever was going to go to an ownership kind of situation; you

might want to condition it a different way, but that again would comeback before
you. 

Mayor McCallon asked so what are you saying then? 

City Attorney Steele stated he' s saying it does make sense as proposed; this is a

rental project and it makes sense to attach it. 

Economic Development Specialist Stater stated she would recommend adding
condition # 77 that said something to the effect of the applicant/developer shall
participate in the City's crime free multifamily housing program. 

Councilwoman Scott stated because of the crime fee addendum it' s the manager
that is responsible for the enforcement. So, at least one unit will have a live- in

manager who lives on site. 

cc regular May 28, 2013
Page 39 of 58



Mr. Glenn Ellsmann stated yes, you always have on-site managers and on- site

maintenance people. 

Councilman Timmer stated one of the things we talked about during the Specific
Plan was a private open space thing, 50 square foot, and we were going to
discuss it further during the conditions. Are we comfortable with what's proposed
in the Specific Plan for floor one, floor two and floor three? 

Mayor McCallon stated as he recalls he said the current plan calls for a 70. 

Mr. Glenn Ellsmann stated the patio space. 

Mr. Jack Sellman stated the minimum design would be 70 and some would be

80. Depending on if it' s a one bedroom or two bedrooms and the ground floor is
the same and could be bigger, meaning if someone pointed out it' s just a

delineation of where the patio is. 

Mayor McCallon stated so the current design calls for 70. 

Mr. Jack Sellman stated 70 on the one bedroom and 80 on the two. 

Councilman Timmer stated he would think Conditions of Approval should reflect

that. 

Mr. Glenn Ellsmann stated that would be for the second and third floor but he

does think it' s appropriate enough to have the ground floor pop out a little more. 
It makes it a little bit more interesting from an architectural point. 

Mr. Jack Sellman stated we can go 100 on the ground floor. 

Mr. Glenn Ellsmann stated 100 on the ground and then 70- 80 depending if it' s
one bedroom or two bedrooms. 

Councilwoman Scott asked how about those chimneys and fireplaces that no
CEQA report was done on? 

Mr. Jack Sellman stated we have chimneys as an architectural inspection. It

helps break up the horizontality of the roof line by poking up. It adds another

detail and its interesting looking and if you Kook at the elevations it says it all. 
There are no fireplaces because of energy efficiency and if you put any fireplaces
you have to decide where it' s going to be and in apartments you want to allow
flexibility. You may want to put a couch on that wall or a big media center. 

Generally in even in these types of high end apartments we don' t do fireplaces. 

Councilwoman Scott stated so these are fake chimneys. 
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Mr. Jack Sellman stated fake chimneys for architectural character of the style

that they are doing. For example, the craftsman has a wood chimney and the
Spanish has a plaster chimney, etc. It' s an added feature and if you don' t want

them they can take them off. 

Councilwoman Scott stated she was more concerned with the fireplace and the

air quality. 

Mr. Glenn Ellsmann stated keep in mind that in. the commercial area they do
have on the site plan in PA1 an area where they have a public fireplace area. 
That would be natural gas and that is part of their plan with the retail. 

Mr. Jack Sellman stated there' s no wood burning fireplace in the commercial. 

City Planner Mainez stated that is not permitted in our building code anymore
unless you have an elevation of over 3, 000 feet then you could have a wood

burning stoves but they ' are prohibited in. the South Coast Air Quality
Management District. 

Mayor McCallon adjourned for a brief five minute recess. 

Mayor McCallon reconvened into regular session. 

Councilwoman Scott, asked did the Specific Plan call for or mention elevators and

out -of -building stairways and so forth, are those planned for any of the

apartments? She is wondering how safe they are. 

Mr. Glenn Ellsmann stated no elevators, but there will be stairways in the design. 

Mr. Jack Sellman stated there are stairways as there are in all apartment

projects, but they all meet the building code and handicap access code. 

Councilwoman Scott stated outside stairways. 

Mr. Jack Sellman stated they are outside but they are tucked in between two
buildings. They are not sticking out on the side. It shows the- design in the

elevations. You would really need to look at the floor plan, but here is the

entrance and inside the entrance . is the stairway that goes up to this level and
that level and that's an open air deck, but unless you walked in there you

wouldn' t see the stairway. 

Councilwoman Scott asked for that complete unit there' s only the one stairway, 
or is there another stairway? . 

Mr. Jack Sellman stated one here and one there. 

cc regular. May 28, 2013
Page 41 of 58



Councilwoman Scott asked how the second and third' floor handicap is

accessible. 

Mr. Jack Sellman stated only the ground floor is required to be handicapped
access. 

Councilwoman Scott asked are there any ground floor that are one bedroom or
are they only two and three bedrooms? 

Mr. Jack Sellman stated .they are one and two, they stack. So if yo -u have a one

bedroom on the ground floor, you have one on the second and one of the third. 

You have a two bedroom, they are stacked also. So there' s one. of each on all

floors. 

Councilman Timmer stated on one of the larger drawings, he thinks it was the

grading plan, it showed a section CC, which was a cross section up in the very
north end near Eucalyptus and Calhoun, and it showed an elevation change of

up to 4. 5 feet between the existing properties, the single families and the grading
level for the apartments .next to that.' If you put a six foot block wall on top of that
4. 5 elevation change we could have potential ten foot walls and we' ve

experienced that on other projects where that occurs. 

Mr. Glenn Ellsmann stated with the undergrounding of the 66KB transmission
lines, , they will be coming up here. The intent was for them to come down

Eucalyptus, but there are too many utilities there and there' s not enough public
right of way which requires 30 feet of clear. It was aligned to come through this

way and then out Calhoun and go north up to the pole. This street is lower than

Boulder, and you see along here there' s a slight hill., In order to meet the

requirements the grade has to gently come down so we start here and end. here. 
There will be a gradual increase of elevation that will come along here. This will

be tapered and filled as well. Is there an alternative, because we have to

accommodate that grading requirement for Edison? 

Councilman Timmer stated if the property owners don' t have a problem with it, 
and you' ve said you've already talked to them and they bought into this. Now are

they aware that they are going to have a ten foot wall in their backyard? 

Mr. Glenn. Ellsmann stated he would be happy to pursue discussing stepping it
because he' s seen that done and we can explore that so that the retaining wall
and the garden wall is separated so that there' s a planter. He would be happy to
explore that with them. 

City Planner Mainez stated we can take that as a directive for plan check. 

Mr. Glenn Ellsmann stated he doesn' t know when it' s appropriate, but they do
have some thoughts they want to share regarding one component of the

Conditions, particularly for Planning Area Two. 
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Mayor McCallon stated he thinks the Council is ready to hear those comments. 

Mr. Glenn Ellsmann stated as part of the negotiations and the development

agreement and the recognition of certain aspects of the needs that the

Community has and some of the fire aspects, public safety aspects of this. They
support and are willing to support the acquisition of a ladder truck. They have
worked with Staff to try and understand timing. They recognize that they all did
their level -best back in 2007 and 2008 by securing a retail partner that everybody
knew as Vestar, one of the west coast' s largest and premier retail developers

and then the economy blew up and they withdrew after spending almost a million
and half dollars. They understand the desire for the City to see the sales tax
dollars generated as quickly as possible. They support those goals but can' t
make any promises as to when the market will say we' re ready to do the large
retail. There may be the reality that the multifamily might develop first, we don' t

know this. They are concerned about the condition of the paying for a fourth
position on the ladder truck, and there are a number of reasons that they have
concerns about that. They were advised by Staff that this particular issue would
need to be brought up to the City Council and discussed. It is part of the

Conditions of Approval and it is also part of the Development Agreement. He

would like their Consultant -to share some observations that he thinks could be

beneficial to policies of the Council and kind of see where that goes.. What they
are ultimately looking for is the opportunity to, perhaps with a Subcommittee, just

look to see if there are interim ' solutions on how to get to the same goal that

everybody has which is providing the level of Staffing that people desire. The

purpose of this .aspect is to really focus on creativity and solutions if there. are
any. It' s not meant to be in anyway, confrontational or adversarial. This is a

significant requirement of a' half million dollars on an annual basis that would be
required to be paid by the PA2. So with that he appreciates the Council' s

indulgence, but they have been directed to raise their thoughts, and 'again they
want to keep this in the spirit of congeniality. 

Mr. Gene Begnell, Firesafe Planning Solutions, he has 38 years in the Fire

service and 27 years as a Chief Officer and has a Bachelor's Degree in Fire
Protection Administration, a Master' s Degree in. Public Administration and is a

graduate of the National Fire Academy' s Executive Fire Officer program. He is

one of the ' principal officers. for the National Standards for Commission of Fire
Accredited International. Specifically, what he wants to talk about is in the

documents that talk about a trigger mechanism, it talks about the. IOS grading
scheduling and how the grading schedule in section 540A requires that individual
ladder service response areas with at least five. buildings of three stories or 32
feet in height, ground to eave, or with five buildings having needed fire flow of
3500 gallons or more 'or with five buildings in combination must have a ladder

company. Now that they dispute, and the developer is more than willing to
purchase that ladder company, but if you back up to 540 before you go to 540A, 
the original section says this, the standard response to initial alarm fire

destruction consists of a minimum of one ladder or service company. The

responding fire department must provide enough ladder or service companies to
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ensure the. response of at least ladder or service company to all structure fires. 
Yes, so there is 540A that says when you cross this threshold you need a ladder

instead. of a service company, but this development is not a trigger for the service
company. You are already required to have the service company. So the

additional staffing on the ladder truck is a little out of place here, because all

we' re talking about when you cross this threshold is what, kind of vehicle you' re
driving, not the number of people who are on. The difference between service

company and a ladder company is really just the aerial. The service company
has a full complementary of ground ladders, carries the same personnel, and

serves the same function on the fire ground. They wanted to bring this

information to you so you would have a clear understanding of the ISO fire
suppression rating schedule'. It' s not a requirement, it' s a rating schedule. It

actually. is formula driven, it has all kinds of really crazy middle school math
formulas in it and you acquire points. When you acquire points you move up your
protection class, and as your protection class goes up, your insurance goes

down. If you don' t have a particular component, you just don' t earn those points. 

As an organization they do not specifically require anything, they just don' t give
you credit for the things that they think you need and it' s all based on

percentages, road miles, risk and a number of things. The schedule he' s reading
off is actually the 2012 schedule which has just recently been put out for review
and will actually go into place in 2014. Mostly he just wanted to help Council
understand that the requirement is absolutely, absolutely there for the ladder
truck, no doubt. 

Administrative Analyst Rissmiller stated he understands what they are saying. 
The .service company, we have met for the last five years or so with the squad

that the. City has purchased and is staffed by the reserves when they show up or
prior to the reserve program by paid call. He doesn' t know if Council -wants to get

into costs, or not. Kind of what it comes down to is the ladder truck would need to

be staffed with four people instead of three like the engines, and CalFire has said

they will not contract to staff a ladder truck with less than four people. So if we

have the vehicle we may end up like Rubidoux is today. With a ladder truck

sitting on blocks and not used because they don' t have the fourth person. 

Councilwoman. Scott asked when did that fourth person rule come in with

CalFire, because it used to be three o.n a ladder truck? 

Administrative Analyst Rissmiller stated not that he' s aware of; Riverside has

always had four that he can think of. Do you remember when Tom O' Keefe

came out and told us that? He was the unit chief, so it had to be at least five

years ago or so. 
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Councilwoman' Scott stated can you find out for her and get back to her. Also, 

she would like to know in Condition # 74, the amount contributed by the owner
shall be the full cost of the vehicle including tax less all funds in the City' s
Development Impact Fee account designated for the acquisition of a ladder truck
at the time of acquisition. What is the amount in the DIF account right now that is

designated? 

Director of Administrative Services Dantuono stated he could not say right now. 

Councilwoman Scott stated she wants that information. She has a problem with

that fourth person. She needs to understand what the developer has to pay
here. He has to buy the truck and then it will have to be manned by four people
and where will this truck be housed? 

City Manager Hughes stated ultimately it will be housed at Fire Station Number
One when we get the new station, and it can be housed at either Station Number

Two or Station Number Three on an interim basis. Both of those stations could

handle a ladder truck. 

Councilwoman Scott asked they have a capacity to handle a ladder truck? 

City Manager Hughes stated correct. 

Councilwoman Scott stated primarily it' s because he' s asking for three stories
with the exception of the Hotel we currently have, the Hampton Inn. 

City Manager Hughes stated Beaver Medical Center as well. 

Councilwoman Scott stated ok yes, Beaver too, they will all be utilizing the fire
truck and the four people and actually it' s not four people it' s going to. be four, 
eight, twelve? 

Administrative Analyst Rissmiller stated no, it will require, three additional

positions in the contract. with CalFire to provide four person staffing every day on
essentially what today is the fire engine at Station Number Two that would

become the ladder truck. 

Councilwoman Scott asked so how many positions plus the vehicle is the

developer being asked -to pay for, all three? 

Administrative Analyst Rissmiller stated three positions which will provide one

seat on the vehicle filled every day. 

Mayor McCallon stated that provision goes away when we've acquired enough

property tax and sales tax. 

Councilwoman Scott stated yes, $ 750,000 or something like that. 
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Administrative Analyst Rissmiller stated honestly the reason for that was the
property tax alone comes nowhere close to funding what's needed to hire those
positions. 

Councilwoman Scott stated she is kind of wondering especially since Beaver is
involved, she knows the Hotel is part of the ownership of the Indians and they
have a ladder truck. 

City Manager Hughes stated and they were conditioned to respond. 

Councilwoman Scott asked so they would also respond to Beaver? 

City Manager Hughes stated no, they were not conditioned to respond to Beaver. 

Administrative Analyst Rissmiller stated Beaver was done years ago. He doesn' t

know what the conditions' were on that. When the Hampton Inn, San Manuel

Hotel, was done we had the discussion about the ladder truck need then. Where

we settled was a Condition of Approval that their ladder truck would respond to

that hotel on their property at the initial report of any incident there until such time
we had our own ladder truck to be able to service that. 

Councilwoman Scott asked and until our Station Number One is built, could not

this project be conditioned to have a joint response with San Manuel? She would

like this to gojaheadand we can' t do the station yet. 

Administrative Analyst Rissmiller stated the Council can do whatever the Council
chooses to. The quandary they are trying to address is the requirement from
CalFire that even if we have the vehicle they will not operate it without that fourth
person and there' are legitimate reasons for that. 

Councilwoman Scott asked how many times have we had to' utilize a ladder truck
from San Manuel? 

Administrative Analyst Rissmiller stated the only building they are required to
respond to is their hotel.. Anything else is through the mutual and automatic aid
agreements that we have and it' s up to them whether or not it' s available and if it. 
is, if they want to send it. 

Councilwoman Scott asked so what will this fourth guy be doing? Will he be

going on other fires or will we just have a fourth guy sitting at the Station. 

Administrative Analyst Rissmiller stated oh no, they will be assigned to that

ladder truck vehicle and they have to go through specific training to be qualified
to operate that vehicle. It really comes down to the type of vehicle, the additional

hazards, the additional types of duties that the people do at fires. 
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City Manager Hughes stated we will actually be purchasing what is called a
Quint. It' s a smaller version of a ladder truck and that' s what they will be on all
the time. Just Like what San Manuel has, they have a Quint. ' ' . 

Administrative Analyst Rissmiller stated a Quint is an abbreviation for a Quintuple

combination fire engine. It has a water tank, a pump and the additional item really
is the longer ladder. 

Councilman Racadio asked so under the conditions for San Manuel when we get

this ladder truck, they are no longer required to respond and we will use this
ladder truck as a first response to the Hotel? 

Administrative Analyst Rissmiller stated correct, because the condition that they
had was they would respond at the initial report to incidents in their building until
the time we had a ladder truck to service it. 

Councilwoman Scott asked are we really making this developer pay for the wh.ole
City that is going to have two and three stories? 

Administrative Analyst Rissmiller stated he suspects his answer is yes and his is
no. What we are recommending is this developer mitigates the additional service
requirement that his project is placing on the City. Absent the ladder truck, we

run the risk of changing the insurance costs for every other person in the City. 

Councilman Timmer stated he thinks the whole intent was to accelerate the

commercial development to offset these Liabilities that the City has for requiring
the truck company, where once the commercial gets to g̀enerate enough revenue
that annual assessment, if that's the right term, goes away. 

Councilwoman Scott asked we've been collecting these fees for a long time and
again how much do we have in there? Maybe that $ 550,000 that he has been

conditioned... 

Mayor McCallon stated no', not for the personnel. We've collected DIF for the
engine equipment but not personnel costs. 

Councilwoman Scott stated that's right. The personnel was the $ 550,000 and he

had to buy the engine too. 

Councilman Timmer stated that also includes components of the police

department, not just fire. 

Mayor McCallon stated the whole thing is that it is an incentive to get the. 

commercial done first, because once the commercial comes along then they
won' t have to pay the annual fee. 
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Mr. Glenn Ellsmann, stated as you can tell, this is not a simple matter. He thinks

what caused them to try to explore this a little bit further than his career as a paid
call fire fighter back,when he was 18 years old in Loma Linda, were some events
that frankly happened in your community, which was the two story apartment fire. 
In reading the article and then talking to some local retired chiefs, there was

some things that he learned that add to the discussion he thinks. According to
the paper, 14 engines and three trucks responded to that fire. It was a three

alarm fire and firefighters from Rialto, San Bernardino, Loma Linda, Colton and

Redlands and maybe County Fire , responded. It' s his understanding that three
ladder trucks came, one from Loma Linda, one from Redlands and one from San

Bernardino. It' s also his, understanding that each of those communities staffs
their Quints with San Bernardino. demise, he believes, and he could be wrong but
the point is that it seems as if those trucks are staffed with three positions. There
is a cross over that can be done, so they are not suggesting that the City not be
able to staff the truck. They have tried to understand what CalFire requirements
are, and they haven' t seen them and they agree with certain goals. Mr. 

Rissmiller is absolutely correct, like Riverside community is a heavily protected
community by CalFire, and in the communities that they respond to with trucks, 
they do have four manned trucks. Turns out in addition to this what's interesting
and he thinks this is where it gets a little more dynamic, it turns out that every
structural fire that occurs in the City of Highland there will be a dispatch of three
engines and one truck, that's standard. So currently you are having your

neighbors come in typically with three men on the truck to every structural fire
that is dispatched for this community. So this need for the truck is already an
ongoing need. that the City doesn' t appear to be meeting directly, but they are
with mutual aid and automatic aid. All of your neighbors have trucks, all of them

staff them as best as they can tell, currently there' s economic times and they
may have had four in the past and. he thinks San Bernardino had five or six. 
They are doing it with three people. They have not had the opportunity to sit
down with CalFire and say other alternatives. Is there something that can be
done on an interim basis? Is there alternative milestone that they can reach, 
because the way the condition is if we produce sales tax of $749, 000 we still pay
the half million dollars. This is a fee that goes on year after year after year. They
realize that public safety is a big issue, it' s not just the fire, it' s also the police. 

They know that there are goals and objectives to try to increase police protection
and they support all of that.. We are not trying to shrug off their responsibly or
their requirements. He thought about using two analogies. One would be a three

legged stool; you take one out it' s hard to get the others to work. The Golden

Triangle is a three legged stool, live/work, play and shop. It' s kind of like a fire. 

Fire needs heat, fuel and oxygen. What they are faced with is they are in a
position where that annual fee that could be on there year after year after year is

a significant impediment to unlocking division of the Golden Triangle. They think
there are other things that possibly could be explored, and he doesn' t know what

all the options are. Again, they are here to raise some of the issues so that
perhaps there could be further discussion, because at 9: 30 after a marathon

session we can ultimately come to a solution. What they would like to propose is
to say let' s explore, that' s all they are asking. 
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Mayor McCallon stated one of the solutions is to do what we would like done and

that's to build the commercial first and do that immediately. 

Mr. Glenn Ellsmann stated there would be nothing, that would make him happier
than to be able to say that's going to happen. When they were at ICSC and they
ran into Staff there, he spent a lot of time talking to our former partner Vestar, 
Lewis and other major retail developers who they have known over the years. At

this point it' s interesting, they are one of the few .projects that have weathered the
economic collapse, the economic depression that this State went 'through,' this

Valley went through, and are proceeding with getting things ready and prepared
and entitled. Vestar is not pursuing one new retail development; they are only
acquiring centers like they bought Riverside Plaza he believes. It' s possible that

this will come forward in' the next two, three or four years, so they are trying to
find a bridge, an interim solution, and they would like to have the Council

consider this being looked at to see what the potential options are. 

Mayor McCallon stated your project is going to generate requirements for

additional police and fire. It has to be paid for. 

Mr. Glenn Ellsmann stated right, they are not suggesting that they shirk their
responsibility. Right now we are at 100% of nothing and they want to get the
engine running. They want to get the pieces in motion to.. unlock the Golden
Triangle. They believe that further analysis of the revenue, further analysis of the
costs may be appropriate to look at. Again, they didn' t think it would be in
everybody' s best interest to try to wrestle tonight with what the ultimate solution
would be. There may be no solutions or there may be two or three that the
Council would say what the pros of option A or cons of B and C. 

Mayor McCallon asked so what you' re proposing is that we don' t approve the
project tonight or the development agreement? 

Mr. Glenn Ellsmann stated he is suggesting for consideration that they, and they
appreciate the opportunity to share with you what their concern is. He thinks it

may be possible to approve the Site Plan for PA1 and PA2. He doesn' t see

being able to approve the Development Agreement. They would like a

Development Agreement, they would like to come back with an answer as to how
they can do this and be directed to work out a solution or present alternatives as
to how to deal with public safety cost and revenue for this project and . how
alternatives can be explored for the manning of the truck. 

Mayor McCallon stated he doesn' t see how Council can approve the

development without a DevelopmentAgreement. He thinks they go hand in hand
and we need to do it that way. 
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Councilman Timmer stated he has concern about not addressing long term future
liability to the City for public safety, police and fire without having all the pieces
together. If you want to delay this and have the rest of the pieces analyzed, he

thinks we should delay this until we have all the facts that Mr. Ellsmann thinks we
should have. He can' t approve a project without police and fire component being
resolved.. 

Mr. Glenn Ellsmann stated he appreciates where Councilman Timmer is coming
from. Their exploration of this was directed to what Mr. Rissmiller suggested, 

which is this was the position of the policy that there had to be this level of
staffing,' so they were advised to bring this to Council and say here' s our issue, 
here' s our concerns. Could we explore this in depth and look at potential options. 

He has no idea, may be at the end of the day Cal Fire says absolutely not. Our

policy written across -the State, we never, never, ever allow three person truck, 
that could be, he doesn' t know. There could be some other mechanisms of

certain payments and certain time frames; he could. think of a number of potential

options but ultimately it' s going to take, if the Council desires, a directive to allow

that process to be explored, and if it can be explored then we are okay with doing
that. They've tackled a number of issues or concerns as part of this whole

project. This is really their one big concern .and it just happens to be a big one. 
Councilman Timmer is right, it' s. a big deal, and it makes a big impact on the City
and its revenue and its expenses. They agree but they just wanted to see if it' s
possible. 

Councilman Timmer stated his response is that he can' t, in good conscience, 

approve PA1 and PA2 without having the Fire and Police issue resolved. 

Mr. Glenn Ellsmann stated it' s comprehensive and a big project and requires
completeness. 

Mayor McCallon stated the issue is he thinks the Council is ready to move
forward tonight on your design and Development Agreement. If you, want the

Council to not do that, we can delay it, but he doesn' t think it' s in their interest

that the Council does so. 

Mr. Glenn Ellsmann stated having a delay without the directive to have Staff and
themselves explore other. options. 

Mayor McCallon stated it' s his understanding that he thinks Staff has been

speaking and speaking to Mr. Ellsmann and it seems to be, what are you asking
for? Do you want a letter from CalFire saying we won' t contract and man a
ladder truck unless it has four people on it? He doesn' t understand what the... 

Mr. Glenn Ellsmann stated the ramifications of the cost for staffing and the
threshold of $ 750,000 has pretty much been said this is what the alternative is
and with the understanding that it' s Council policy, so if they are going to have an
opportunity.to look at alternatives that needed to be directed by the Council. 
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City Attorney Steele stated he' s going to correct that. He appreciates Mr. 

Ellsmann' s efforts to be constructive and to not venture off what the discussions

have been. He wants to make it clear one thing from Staff's perspective would
disagree with. The issue about staffing of the truck is not, as we've emphasized, 

that's not Council policy, that's CalFire/police. We contract with CalFire, we don' t

have any, as Staff or Council, ability to just sort of decree that policy is going to
be changed. So from that the fee is just math, it' s just math. Fire fighters cost

what fire fighters cost. The City Manager's direction to himself and Staff in
negotiating the agreement was that the City is not going to lose money on this
project:. The City can' t have a hole blown in its budget in any given budget year
as a result of the increased costs that are a direct result of the project. We have

not represented to the developer or to his team that this is a City Council policy. 
This is a CalFire policy that results in costs to the City with the San Bernardino
County Sheriff contract issue that .results in costs to the City and the rest is just
math. What we did represent to the developer and his team is that if the City was
going to make a decision that it was essentially going to front money for this
project to go forward, that' s a City Council decision. Your City Manager and
himself are not going to sit here and tell you hey here' s a great idea, let's lose

some money on a private development project. If those decisions are going to
be made what we. told the developer is that those, decisions have to be made at
your level. He hopes that's a clarification. We have not represented that the
staffing of the truck is a decision that Council can change and from there it' s just
math. 

Mr. Glenn Ellsmann stated he appreciates what City. Attorney Steele is saying
and to add to the discussion. They have proposed. or asked questions, can we

work out an interim solution with the Tribe, which was rejected. Maybe there' s

amazing reasons he' s not fully grasping. They are concerned., he does think

there' s an issue of proportionality meaning that this project pays for 100% of the

costs of that fourth man and it would be a benefit to the ' entire community
because every structure fire you have that piece of equipment will roll. So they
know they are going to contribute towards it. 

Mayor McCallon stated .without your project we wouldn' t have it or need it. Your

project is causing us to have it. , He would suggest Mr. Ellsmann allows the

Council to move forward. He doesn' t think you' re going to get any traction on this
issue. 

Mr. Glenn Ellsmann stated how as an example, if the cost is half a million and

they are producing significant property tax and they can debate over what the
evaluations are, but they are not being afforded any credit, as an example the

way it' s structured it's all or nothing. $ 750, 000 or nothing; we are not getting any' 

credit of the sales tax that would come toward this. That is another concern of

how do we create a viability that allows things to move forward, so it' s not just the

issue of the fourth position and he guesses it would be interesting, he has no

idea, does CalFire ever allow three for a certain period of time. Are there interim

solutions and he thinks that' s where they are saying can we explore that but he
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hears, that's their request, again, it' s all or nothing on this $ 750,000. That's a

tough one and can we explore that, that's the question. They are not trying to
abscond with anything; they are trying to provide what the City needs in a

proportional, equitable and viable way. 

Councilwoman Scott stated CalFire is like any other entity; they can change
policy, they can address policy and so forth. -The various Cities around here she

thinks are all City fire departments, and she doesn' t know of another City that is
contracted. She doesn't see why we couldn' t contact the various Cities that have
their own and only have three men on a ladder truck, get their justifications and

then approach CalFire and say times are tough all over in the economy and
hasn' t resulted in any loss of life etc. in our community with three, and would you

consider changing the policy. If they say yes, great an.d if they say no, that' s

great too, but at least we' ve got an answer. 

City Attorney Steele stated he would strongly advise against the City going
forward and asking CalFire and exploring with CalFire whether CalFire wants to
change its staffing requirements, basically to make a project more affordable for
a developer. Then we have an issue if something, God forbid, happens and

CalFire says well the City told us to reduce the staffing. If the developer wants to

approach CalFire and do whatever they want to do with CalFire, he supposes as

a private citizen talking to a Government entity, but he would very strongly advise
that you not as contracting agency go to CalFire and say we need to find a way
to make this cheaper. If he can give his two cents on this, he received today
about 1: 00 pm two requests from Council for Mr. Ellsmann to insert some

language into the Development Agreement which sort of allowed for this kind of

exploration that Mr. Ellsmann is referring to. He then spoke to Mr. Varner, his

Attorney, and told him that we would not recommend inserting that language into
the Development Agreement, because he doesn' t think you will agree for twenty
years to sort of look at some critical issues; he thinks you resolve what the critical

issues are and you get a deal done before you enter into a twenty year

agreement. That' s what the proposal is, and he' s only going on what the

proposal is. He would suggest that this is a very significant agreement that is
being proposed here. If the . applicant is not comfortable with conditions that are

being proposed by Staff, and clearly he' s not because we' ve gone over this issue
a number of times in our discussions. He, would urge the Council to not move

forward simply because we are not agreed on the deal. He knows Staff is

sensitive about. putting this off and putting this off, but frankly under Permit
Streamlining Act we have a significant amount of time now that this EIR has been
certified to look at this deal. He certainly would not advise going forward with the
Development Agreement as we sit here. right now not having an agreement on
what to him is one of the City' s two or three most important deal points. If they
want to have this exploration and propose some alternatives so be it, as long as
it' s not this understanding that we' re not going to put this off for two weeks and at
one o' clock on that Tuesday he' s going to get some more language from Mr. 
Varner and we are going to jump on it. 
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City Manager Hughes stated we' re not going to keep jumping through the hoops
and the fire for this project like we' ve been doing; in order to meet these timelines. 
We have a lot other projects that we've been working on and pushing back and
pushing back. We have a full agenda for the next meeting and we' re going to be
going dark in July. There' s a potential this may not come back till August. 

Mayor McCallon asked how do you want to proceed Mr. Ellsmann? We can

move forward tonight if you believe we don' t have an agreement and that you

would like to explore some other avenue with CalFire or whatever. We can take

this off the calendar and when you' re ready to come back we will reschedule. 

Mr. Glenn Ellsmann stated first he wants to express his appreciation that we can
have a cooperative discussion about this. He thinks everybody in this room is
focused on the overall same goals, which is how to have a high quality project, 
how to unlock the Golden Triangle, it' s been mentioned, it' s been in your

packages that the potential gross revenue from the Golden Triangle could

exceed three million dollars and that at build -out there will be revenue that will

exceed any of the costs that are proposed. He thinks that's all very positive. He

supposes to get to a concrete question, would ,the Council consider a scale of as
revenue, whether it's sales tax revenue or transit occupancy tax revenue is
generated that it would be fully credited towards this $ 500,000 annual payment

versus the all or nothing $ 750,000 threshold. That would have a big impact on
this issue just for starters. 

Mayor McCallon stated he depends on his Staff and on the City Manager who
knows where all the budget implications are. 

Mr. Glenn Ellsmann stated right, but just to illustrate a point, if a hotel, came

along... we can' t do a hotel, two hotels could give you guys $600, 000 in revenue

Mayor McCallon stated he understand what Mr. Ellsmann is speaking about. His

Staff has advised us that this is what we need to do. You've been negotiating
with them, talking with them, arguing with them, the Attorney, the City Manager
and development Staff and this what they've told you. 

Mr. Glenn Ellsmann stated he thinks to be clear on the record. City Attorney
Steele wanted to clarify some of the record and he thinks it' s fair that they clarify
some of the record too. This condition of half a million dollars is, a new

development, and as soon as it came . up they have been trying to explore
options. They have not... it's been told to them what the condition will be. Again, 

they've come here to say are there other options. What he hears is, Mr. Mayor, 

you' re not... 

Mayor McCallon stated you' re not going to negotiate with the Council on this
issue. 

Mr. Glenn Ellsmann asked so what would you have us do? 
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Mayor McCallon stated he' s -asking Mr. Ellsmann what he wants to do. 

Mr. Glenn Ellsmann stated it comes down to, they are very concerned, and

everybody has a lot into this.. The City has a huge amount, Staff,. everybody, 

Planning Commission,' a huge sacrifice on everybody' s part. Its one thing and it
would be wonderful to have an approved project. He thinks everybody has

worked hard to get all the elements that we've done so far. He is concerned that

this condition will leave them in a position where we have 100% of nothing and
the ground stays vacant, and unlocking millions of dollars in revenue and benefit
to the .City is stuck. So he' s raising the point and seeking Council' s input to say
potentially there are alternatives. 

City Attorney Steele stated he' s growing increasingly uncomfortable with the
record and the discussions that are going on, even if, you were to decide you

were going to approve both the Plan Reviews and Development Agreement, and

we haven' t even talked about the Development Agreement. It' s clear to him that

we don' t have a meeting of the minds at the Staff and developer level as to an
agreement. We were trying to recommend for approval, and he would

respectfully suggest that you continue this item until a date that Staff reports back
to you, not to a specific date, because we don' t know when that's going to be. 
We will have to re -notice a hearing, but that's not a particularly big deal. You ask

the developer to provide specific proposals as to what would be proposed under

their theory of the finances of the project.. On our side we sort of feel like we are

chasing a shadow and almost negotiating against ourselves. We've been very
open about what the City' s costs would be, and he thinks the characterization of

this as a new issue is stretching it quite a bit. We've had a lot of discussion

about this very issue going back over a month or more, but we need to negotiate

an agreement from our side, for Mr. Ellsmann and his team to say look here' s
what we can do. Here are three alternatives,' here' s what we can do and we can
evaluate it. Right now we' re negotiating against ourselves. So if the Council is so

inclined, he would suggest continuing the item and asking Mr. Ellsmann to give

us a specific proposal and we will do our best to work it out. 

Councilman Timmer stated from. what he' s hearing he doesn' t see any progress
going through that process. 

City Attorney Steele stated we' ve had a number of discussions and he thinks we
have made progress. He credits Mr. Ellsmann for movement on some issues, 

and we shouldn' t say we haven' t made progress because we' ve got a document
that' s before you that we' ve agreed on, but apparently we haven' t on a couple of
issues, but Mr. Ellsmann has moved and we have made progress. He thinks we

are at a point where Mr. Ellsmann has to say here' s what I can do and we can
have that evaluated. 

Mr. Glenn Ellsmann asked for clarification, would it be appropriate in the process

to have it go to a subcommittee of some sort? 
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Mayor McCallon stated no, with the Staff. 

Mr. Glenn Ellsmann stated he' s just asking for clarification since we are all

together;. and before the vote he just wants to say and can' t emphasize enough
everyone' s tireless, hard work to get to this point. He would say it has been very
collaborative. This is a big issue and appreciates the opportunity and will be
happy to do further analysis and make some options and proposals. He thinks

the spirit of what we' ve seen here tonight is very positive and you are all to be
commended. 

Mayor McCallon stated he would suggest Mr. Ellsmann not to call as ,we would

want to discuss this in an open forum. This is the reason he has not returned any
phone calls. 

Mr. Glenn Ellsmann stated perfect, not a problem, they want to be available. 

Councilwoman Scott asked why are we not doing a date specific? 

Mayor McCallon stated because we don' t know when they are going to come to
some agreement. 

Councilwoman Scott stated say in two weeks, he wants to come back then it

would have to be noticed and then what would be involved in, we've got all this

stuff and she would just assume we set a date for the last meeting in June. 

Mayor McCallon stated we will need to re -advertise whenever they are ready and
we don' t know when that's going to happen. 

City Attorney Steele stated the City Manager has stated this;, he has pushed off

and pushed off other items of business because we've been trying to get this
done. He thinks it' s much better to let them submit a proposal and we know this

needs to get done as quickly as possible. To put us under the pressure of two

weeks from now or a month from now... 

City Manager Hughes stated when we are copying the agenda at ten o' clock at
night to try to meet the deadline which we've had to do for the last two meetings. 
We prefer not to be put in that situation again. 

Councilman Timmer stated he knows we have another item on the agenda. He

thinks we as a Council are committed to this corridor, this project because we

already have committed 13 or 14 million dollars of funds to make this happen, 
and if those costs were born by this project we would be in a whole other

discussion, and the other issue really is he' s not going to as a Council Member
recommend the current citizens of Highland subsidize this project. He thinks we

need to make sure this project pays for itself, and we are not going to subsidize it
whether we lower our insurance ratings or look at a sliding scale of tax revenues
or whatever. He' s not going to subsidize this project by the existing tax payers. 
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A MOTION was made by Mayor McCallon, seconded by Councilman Racadio, to
continue this item to an uncertain date and have the applicant bring forward a
proposal to Staff. Motion carried, 5- 0. 

10. 2014-2021 General Plan Fifth C cle Housing Element Update GPA -012- 00

Planning Period of June 30, 20141

Mayor McCallon opened the public hearing. 

City Planner Mainez stated this is basically a formality to obtain certifKation from
HDC. What he means by formality is that the City Council d Planning
Commission have reviewed this draft element back in Novem r, September

respectively. This draft housing element was submitted to HD  in January, and

on March 9 the City was notified that we have met our ate Housing Law

Requirements, and this final step is to have Council certify. a element and after

you take that action we will submit it to the State so t t they can certify the
element. Just a note, in the Staff Report he highlight in yellow all the subtle

changes to the existing housing element for your eas reference, as well as HDC

easy reference. 

Mayor McCallon called for any speakers in ' fa r or in opposition, seeing none

the public hearing is now closed. 

Councilman Timmer stated if we adopt is tonight and it .goes forward and we

send it to the State and HDC and they pprove it, and they've already committed
that they basically will, we .don' t hav to address these kinds of issues again till

2021. 

City Planner Mainez stated no, is will take effect in June of next year and so the

existing Housing Element wi expire and then we will have to start. enforcing the
new element till 2021. 

Councilman/

ms, 

ted on a lot of the work components within the plan it

talks about source, and obviously years ago it seems like last year
was a lot oment, and now we are specifying general fund and he
knows if we funds available we could use them. If we have -the list of

all the actiod showing the general fund as a funding source are we
locked in if sallenges that we would have to spend that money? 

City Pla0er Mainez stated no, we are listing as options. 

Cou cilman Racadio stated on the Golden Triangle, it says they can have 650
u ' s but it' says. 20-30 units per acre, and this 20 units per acre but 800 units, 

y is that? 

cc regular May 28, 2013
Page 56 of 58
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Resolution 2014 - to Deny

Development Agreement 012-004



RESOLUTION NO. 2014 - 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF HIGHLAND

DENYING AN APPLICATION FOR A DEVELOPMENT AGREEMENT BY

GREENSPOT VILLAGE AND MARKETPLACE, LLC

THE CITY COUNCIL OF THE CITY OF HIGHLAND HEREBY RESOLVES AS

FOLLOWS: 

Section 1. An application was duly filed by Greenspot Village and

Marketplace, LLC ( the " Developer.") requesting a Development Agreement and other
land use entitlements ( the " Project") on properties that comprise approximately 67 acres
generally located on Greenspot Road east of the 210 Freeway/Highway 330 in the City of
Highland, in the County of San Bernardino, State of California (".the Property"). A duly
noticed public hearing was held on May 27, 2014 in the City Hall Council Chambers and
notice of the time, date, place and purpose of the aforesaid hearing was given as required
by applicable law. At the public hearing, the City Council took testimony, both written
and oral, from various parties, including the Developer. 

Section 2. The Planning Commission conducted a duly -noticed public hearing
on the Project and the proposed Development Agreement on March 19, 2013. Following

that hearing, the Planning Commission recommended that the City Council approve the
proposed Development Agreement, based on the Planning Commission' s determination
that the proposed Development Agreement met the findings set forth in Highland

Municipal Code Section 16. 08. 080 E. 

Section 3. Following the Planning Commission' s consideration of the Project and
the Development Agreement, the Developer requested substantial additional changes to

the Development Agreement and additional concessions from the City. Following nearly

a year of negotiation between the City and the Developer, the Developer has refused to
agree to the Development Agreement terms that are acceptable to the City. Nothing in
applicable law requires the City to approve a development agreement or agree to the
expensive concessions the Developer has requested. 

Section 3. Based on the full record of these proceedings, pursuant to Highland

Municipal Code Section 16. 08. 080, the City Council, with due consideration to the

findings of the Planning Commission, hereby finds that the Development Agreement
terms requested by the Developer: 

1) Are not in conformity with, and will not promote, public convenience, 
general welfare and good land use practice. The Developer requested

vested rights to the Project approvals and a freezing of City fees and
charges over the twenty-year term of the Development Agreement, 
Without assurances from the Developer as to the order of development, 
the types of tenants and uses to be prioritized and the Developer' s



ability and capacity to meet all of the obligations of this Project over
time, there is no indication that the vesting of the project approvals for
such a lengthy period of time will protect the general welfare or
promote good land use practices. The developer of a commercial

project directly across the street from the proposed project did not
request the type of time and financial concessions this Developer has, 

and the project has been completed and in operation in a very
expeditious manner. 

2) It cannot be said with certainty that the Development Agreement as
requested by the Developer will not be detrimental to the health, safety
and general welfare as the needs of the City and the elements necessary
to protect public health and safety may change over time. The

Developer has requested that the City credit all of the tax dollars
generated by this Project and others in the area over a period of time to
pay for services required directly by the Project. The Project may
create other detrimental impacts and leave no new revenue for the City
to address those impacts. 

3) It cannot be seen with certainty that the Development Agreement as
proposed by the Developer will not adversely affect the orderly

development of property or the preservation of property values because
the Development Agreement as proposed will not commit to phasing or
timing of development, or to fully supporting the costs of the impacts
of the Project at the Developer' s expense. 

Section 4. All of the foregoing findings, collectively or individually, justify
the City Council' s denial of the requested Development Agreement. Based upon the City
Council' s inability to make all of the findings required by the Municipal Code to approve
a Development Agreement, therefore, the City Council hereby denies the Development
Agreement requested by Greenspot Village and Marketplace, LLC. 

PASSED, APPROVED AND ADOPTED this day of 2014, by the following
vote to wit: 

AYES: 

NOES: 

ABSENT: 

ABSTAIN: 

Sam Racadio, Mayor

ATTEST: 

2



Betty Hughes, MMC, City Clerk

APPROVED AS TO FORM: 

Craig A. Steele, City Attorney



EXHIBIT 1

Development Agreement



RECORDING REQUESTED BY May 13, 2014
AND WHEN RECORDED MAIL TO: 

CITY OF HIGHLAND

Attn: Betty Hughes, MMC, City Clerk
EXEMPT FROM RECORDING FEE: Government Code § 6103

Space Above Line For Recorder' s Use Only) 
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DEVELOPMENT AGREEMENT

BY AND BETWEEN THE CITY OF HIGHLAND

AND GREENSPOT VILLAGE & MARKETPLACE, LLC

THIS DEVELOPMENT AGREEMENT (" Agreement") is made and entered into as of

Specific Plan"). The Specific Plan area will include a mix of residential, commercial, 

entertainment and office land uses, along with open space and recreational uses. 

E. Owner proposes to develop the Property as Planning Area 1, Planning Area 2 and

a portion of Planning Area 3 of the Specific Plan area. The development subject to this
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Agreement includes the following: ( i) Planning Area 1, commonly referred to as the " Greenspot

Marketplace" planned with a commercial development that will feature major retail and

complementary specialty retail tenants, dining venues,. office and other freeway oriented

commercial uses; ( ii) Planning Area 2, commonly known as the " Greenspot Village" planned for

high-density residential development consisting of a small or large multi -family structures, and

iii) that portion of Planning Area 3 owned or controlled by Owner planned for mixed uses

including multi -family housing and other residential, office and other potential commercial uses. 

Approximately 500 to 700 dwelling units are planned'to be developed within, Planning Area 2

and Planning Area 3 may be planned for mixed use, and may. feature uses such ' as a hotel, 
i

restaurants, retail, residential ( including live-work),",',,-,,,,,tertainment, governmental and

3 , 

professional offices. Together, the Greenspot, Marketplace, the Greenspot Village and the

eb

portion of Planning Area 3 owned by Owner>are referred to in this Agreement as the " Project." 

F. The 104 acre Specific Plan area inn: ludes approximately 21 acres ( the " SBCFCD

Property") currently. owned by the San Bernardino: County Flood Control District (" SBCFCD"). 

The SBCFCD Property is more partieularly described in Exhibit " B" attached hereto. The

former Redevelopment Agency of ahe City of Highland and Owner previously negotiated an

Exclusive' Negotiation Agreement ( the '" ENA") dated February 11, 2008, which expired. Based

on the ENA and :additional negotiations between Owner and City, Owner expended significant

funds in an effort to include the SBCFCD Property in its Project, including without limitation

fees and costs associated with the preparation of an environmental impact report and required

studies in connection therewith. The Successor Agency to the Redevelopment Agency of the

City of Highland (" Successor Agency") has rights to purchase the SBCFCD Property. 

Development of the SBCFCD Property is not subject to this Agreement. 
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G. The 104 acre Specific Plan area also includes approximately 11 acres of property

that is not part of the Project ( the " Planning Area 3 Property"). A 1 acre portion of the Planning

Area 3 property located is owned by Owner and a 10 acre portion of the Planning Area 3

Property located along the frontage of Greenspot Road and Webster is owned by Greenspot

Holding Company, a company unaffiliated with the Owner. The Planning Area 3 Property is

more particularly described in Exhibit " D" attached hereto and by, this reference made a part

hereof. City and Owner agree that Owner may in the future apply 'for „an amendment to this

Agreement to cause any portion of the Planning Area 3;`'Property acquired by Owner in the future

to become part of the Project and subject to the terms' and conditions of this Agreement, subject

to the discretion of the City Council and the City' s normafpublic hearing process. 

H. On May 14, 2013, pursuant; to the provisions",of the California Environmental

Quality Act (" CEQA"), the Highland City. Council "(the " Council") adopted Resolution No. 

2013- 008 certifying the Greenspot Village & Marketplace Specific Plan Environmental Impact

Report ( ENV 009- 003): making =findings of fact and adopting a Statement of Overriding

Considerations, and adopted Resolution No. 2013=009 approving General Plan Amendment No. 

GPA 009- 002. On May 28, 2013 "the Council adopted Ordinance No. 379 approving Zoning

Map Amendment No. ZC 009'-001. On June 11, 2013 the Council adopted Ordinance No. 380

approving Specific; ;Plan No SP 006- 001. On , 2014 the Council adopted Ordinance No. 

approving this Development Agreement, and approved Design Review Nos. DRB 009- 

003 and DRB 009- 004 ( all of the foregoing approvals are referred to collectively herein as the

Project Approvals"). The Council considered all of the Project Approvals after holding duly - 

noticed public hearings where persons both for and against the Project presented evidence, 

written and oral. 
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I. . Development of the Project will further the comprehensive planning objectives

contained within City' s General Plan ( the " General Plan"), and will result in public benefits, 

including, among others, the following: 

1) Fulfilling long- term economic and social goals for City and the

4) Financing and constructing significantinfrastructure improvements that

opportunities in a safe and secure environment; 

10) Augmenting major roadway improvements along Greenspot Road and

Boulder Avenue; 
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11) Encouraging outdoor activity by providing pedestrian walkways and

paseos that link the Project to residential parks, open space areas and trails within the Specific

Plan area; and

12) Providing improvements to the equipment used by the City' s fire

department, made necessary by the intensity of the Project' s development. 

J. City acknowledges that Owner previously dedicated to City right-of-way

easements over approximately 2 acres of its property to facilitate infrastructure improvements in
r. 

the Greenspot corridor made necessary by the short- term and future increases m traffic caused by

the Project and other foreseeable growth in the area

K. For the reasons recited herein, City has determined that a development agreement

for the Project is appropriate under the Development Agreement =Statute. 

L. The Council has determined" that this 'Agreement is' consistent with the General

Plan and the Specific Plan

M. Based on City' s determination that.: -Owner' s development of the Project will be

consistent with the General Plan aid the Specific Plan and Owner' s commitment to development

of improvements in the:; area, the Council has determined that this Agreement is fair, just and

reasonable, and City has concluded that the economic interests of its citizens and the public

health, safety and welfare willfbe best served by entering into this Agreement. 
if 4

N. The " Planniii Commission of City ( the " Planning Commission") held duly

noticed public hearings on this Agreement on March 19, 2013 and recommended approval of the

terms of this Agreement. 

O. Having been adopted by the City Council on , 2014, Ordinance No. 

approving this Agreement became effective on ( the " Effective Date") 
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NOW, THEREFORE, with reference to the foregoing recitals and in consideration of the mutual

promises, obligations and covenants herein contained, the parties hereto agree as follows: 

SECTION I. DEFINITIONS. The following terms shall have the meanings defined for

such terms in the Sections set forth below: 

Term Section

Agency Recital F

Agreement Introduction

Annexation Notice Section IV.J. 

Applicable Rules Section IILB

ly: . 
Assessment Period Section III.F.. 

City Introduction

Council Recrtal;G

Development Agreement Statute Recital

Effective Date Recital N

Future Approvals Section III.0
General Plan Recital H

Ministerial Approvals Section IV.D. 3. 

Mortgagee Section. "V.C. 
Notice ofNon -Compliance Section' F- 

Owner Introduction" 

Parcel Map Recital G

Planning Commission Recital M

Project Recital E

Project Approvals Recital G

Property ," Recital C

Related Parties, Section VI.J. 

SBCFCD Recital F

S$ CFCD Property Recital F. 

Specific Plan Recital D

Subsequent Rules Section III:B. 2. 

Tentative''lVlap Recital G

Term Section V.J. 

Vested Rights Section 111. 1. 

SECTION II. BENEFITS TO CITY. In consideration of the significant infrastructure and

equipment improvements that Owner will be financing and constructing for the benefit not only

of the Project but of the region and community surrounding the Project and the previous

dedication of right-of-way easements to the City, Owner' s payment of certain fees and costs and
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purchase of certain equipment described herein and in the Project Approvals, the increase in the

value, of the Property associated with the Project and the overall benefit to the community that

the development of the Project represents, all of which will provide a significant overall benefit

to City and the community, City has agreed to enter into this Agreement. 

SECTION III. PROJECT DEVELOPMENT AND PERMITTED USES. The parties

hereby agree that, for the term of this Agreement, the permitted uses, the density and intensity of

use, the maximum height and size of proposed buildings, provisions for reservation or dedication

of land for public purposes and location of public improvements, shall bethose set forth in the

Project Approvals, the " Applicable Rules" ( as hereinafter defined) and this Agreement. 

A. Rules, Regulations and Official Policies. 

1. Applicable Rules. The parties hereby =agree that, for the term of this

Agreement, the rules, regulations and offtial pohc1i
I

es - governing'' permitted uses, governing

C '

a

density, and governing design, : improvement : and construction standards and specifications

applicable to development of the Property and the Project shall be those ordinances, rules, 

regulations and official policies in force at the time of the Effective Date, including, without

limitation; the Project Approvals eo:llectively, the " Applicable Rules"). Prior to the Effective

Date, City and Owner shall use reasonable efforts to identify two identical sets of the Applicable

Rules, one

set3'
for.':.City and one set for Owner, so that if it becomes necessary in the future to

refer to any of the Applicable Rules, there will be a common set of the Applicable Rules

available to both parties. 

2. Conflicting Enactments and Subsequent Changes. Except as provided

herein, any change in the Applicable Rules, including, without limitation, any change in any

applicable general, area or specific plan, zoning, subdivision or development standard, adopted
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or becoming effective after the Effective Date, including, without limitation, any such change by

means of an ordinance, initiative, resolution, policy, order or moratorium, initiated or instituted

for any reason whatsoever and adopted by the Council, the Planning Commission or any other

board, agency, commission, committee, or department of City, or any officer or employee

thereof, or by the electorate, as the case may be, which would,, absent this Agreement, otherwise

be applicable to the Property and/or the Project and which would:,conflict in any way with or be

more restrictive than the Applicable Rules (" Subsequent Change"), shall root be applied by City
s

to the Property and/or the Project. Owner may give ;,City written notice of . ls,

election to have

any Subsequent Change to any Applicable Rule:' lied to the: Property and/or the` Project, in

which case such Subsequent Change shall be deemed to be an'Applicable Rule. 

Notwithstanding the foregoing, nothing in this ;Agreement shall preclude City

from applying changes adopted from time"'to time -ih, the City of Highland' s Building Code, 

Residential Code, Electric Code, Fire Code, Mechanical Code, Plumbing Code, Housing Code, 

Code for the Abatement; of Dangerous Buildings, Green Building Standards Code, Seismic

Hazards Identification Prog'ram, a'nd any other. uniform or model codes and other provisions of

the Highland Municipal"Code, provided that such changes ( i) are found by City to be necessary
1

to protect the health; safety or welfare of the citizens of City, ( ii) are generally applicable to all

similar types of property in City and ( iii) do not prevent or unreasonably delay development of

the Project in accordance, with this Agreement, or required by changes or subsequent adoptions

in State or federal law. 

B. Future Approvals. Any development of the Property and/ or the Project shall

require all discretionary approvals required by the Applicable Rules ( collectively, the " Future

Approvals"). Upon granting any of the Future Approvals, they shall become part of the
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Applicable Rules, and Owner shall have a " vested right," as that term is defined under California

law, in and to such Future Approvals by virtue of this Agreement, during the Term of this

Agreement, and subject to such expiration periods or time limits as may apply under the

Applicable Rules ( except as modified by this Agreement). 

C. Permitted Fees and Exactions. Except as otherwise provided in this Agreement, 

and specifically excluding fees set by entities not controlled by City, City shall only charge and

impose those fees and exactions, including, without limitation, dedications and any other fee

relating to development or the privilege of developing' which- are in effect` on',,a, City-wide basis

as of the Effective Date; provided however if the'%tity. reduces the fees or exactions after the

Effective Date, the City shall only charge Owner for such fees or exactions at the reduced rate

while the reduced rate is in effect, providedahat the City may subsequently restore such reduced

fees and exactions to rates that do not exceed the rate; os of the Effective Date at the City' s sole

discretion. This Section .docs no , and shall not be construed to, limit the authority of City to

charge then -current normal and ' customary application, processing, and permit fees ( not

including the development impact' f̀ees or, other. monetary exactions that are. specified herein) for

land use..,,.pprovals, grading, build g.,permits and other similar permits and inspections, which

fees are" designed to reimburse City' s then -current expenses attributable to such application, 
w:. 

processing and permitting, and' are in force and effect on a City-wide basis at such time as said

approvals and permits..are f granted by City. Should the City Council reduce, suspend, or

eliminate the City' s Inclusionary Housing in -lieu fee to the extent applicable to the residential

component of the Project at any time prior to the payment of such fees by the Owner, the Owner

shall receive such equivalent reduction, suspension, or elimination of such fees only as is then in

effect at the time Owner applies for each residential building permit. The Owner may apply for
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and, if applicable, receive credits against the City' s parks fee imposed pursuant to Section

16. 40.200 of the Highland Municipal Code as it exists on the Effective Date. 

Development Impact Fee Adjustment. Owner shall pay the City' s

Development Impact Fee (" DIF") at the rate in effect as of July 1, 2013 for all development in

the Project for which a building permit is issued prior to the tenth ( 10th) anniversary of the

Effective Date. The City may adjust the DIF applicable to the Project on the tenth anniversary of

the Effective Date and again on the fifteenth anniversary of theEffective Date through the public

process required by applicable law at the time of the adjustment and Owner .shall pay the then - 

current applicable DIF for development of the Project Nothing in this Agreementshall preclude

the City from adjusting the DIF applicable elsewhere in the ;City at the City Council' s discretion. 

D. Permitted Conditions. ProvidedOwner' s applications for any Future Approvals

are consistent with this Agreement and the Apphcable- Rules ,; City shall grant the Future

Approvals in accordance with the,, Applicable Rules and authorize development of the Property

for the uses and to he -„density of -the Project described herein. In connection with any Future

Approvals, City shall
have”. 

h ' impose reasonable conditions including, without

limitation- environmenta 'Jmpact `mitigation measures, normal and customary dedications for

rights of' way or easements for public access, utilities, water, sewers, and drainage necessary for

the Project; provided, howevorl: such conditions and dedications shall not be inconsistent with the

Applicable Rules or,Project' Approvals, nor inconsistent with the development of the Project as

contemplated by this, ''`° Agreement. Owner may protest any conditions, dedications or fees

imposed as part of Future Approvals while continuing to develop the other portions of the

Property for which City approvals have been granted without protest; such a protest by Owner
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shall not delay or stop the issuance of building permits or certificates of occupancy of other

portions of the Property approved for development and not subject to protest. 

E. Term of Map(s) and Other Project Approvals. Pursuant to California Government

Code Sections 66452. 6( a) and 65863. 9, the term of any subdivision or parcel map that has been

affecting parcel or subdivision maps ( whether tentative, vesting tentative or final), building

permits, occupancy certificates or other entitlements to use or service approved, issued or

granted within City, or portions of City, shall apply to the Property to the extent such moratorium
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or other limitation is in conflict with this Agreement; provided, however, the provisions of this

Section,shall not affect City' s compliance with moratoria or other limitations mandated by other

governmental agencies or court -imposed moratoria or other limitations. 

H. Vesting of Owner' s Rights. The rights and entitlements granted to Owner

pursuant to this Agreement shall be and constitute " vested rights" or, the equivalent of "vested

rights," as that term is defined under California law applicable, to the development of land or

property and the right of a public entity to regulate or control such development of land or

property, including, without limitation, vested rights inand to""building permits. and certificates of

occupancy. 

I. Infrastructure Capacity. City hereby ackir6wiedges that it will, once conditions

specified in this Agreement, the FEIR and Project Approvals have -been constructed, financed or

provided to the City by Owner, have sufficient capacityin the infrastructure and services the City

provides or controls, includ"ing, ;without limitation, trafficcirculation, storm drainage, public

safety, and sanitation service to accommodate the"Project. To the extent that City provides such

infrastructure and. services, City hereby agrees that it will serve the Project and that there shall be

no restriction on hookuos' or service for the Project except for reasons beyond City' s control. To

the extent public utilities, infrastructure or services are provided and/or controlled by entities

other than the Cty, the City shall reasonably cooperate with Owner, and shall not interfere with

Owner' s efforts, to obtain ouch utilities, infrastructure or services. 

J. Infrastructure Phasing Flexibility. Notwithstanding the provisions of any phasing

requirements in the Project Approvals, Owner and City recognize that economic and market

conditions may necessitate changing the order in which the infrastructure is constructed. 

Therefore, City and Owner hereby agree that should it become necessary or desirable to develop
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any portion of the Project' s infrastructure in an order that differs from the order set forth in the

Project Approvals, Owner and City shall collaborate and City shall consider through any public

process, if required, and may, in its sole discretion, approve any reasonable modification

be necessary under applicable standards to provide fire protection services to some of the

improvements to be constructed as part of the Project. City has determined that at least one
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Ladder Truck must be put into service at the time of City' s issuance of a building permit for any

structure in the Project that will be either: 

a) The fourth (4th) structure in the Project that is either thirty-two feet

32') in height or taller (ground to eaves) or three ( 3) stories in height or taller; or

b) The fourth ( 4th) structure in the Project that would require a

consistent fire -flow of 3, 500 gallons per minute or greater; or

C) The fourth ( 4th) structure in, ,any combination of four such

structures in the Project ( collectively, the " Ladder Truck Service Date)". 

2. As soon as practical following the Effective Date, the City hall use its

best efforts to enter into Temporary Fire Services Contracts (" TFSC' s") with up to two ( 2) 

adjacent governmental fire departments to :secure the availability of Ladder Truck services and

associated staffing for development in the ' Greenspot Village and Marketplace Specific Plan
5. 

Planning Areas 1 and 2--: 1 City will endeavor to maintain TFSC' s in effect at Owner' s

expense from the Ladder . Truck Service Date until the earlier of a) the. first day of the first

calendar quarter following the date the',:City.'s neVsales and use tax and transient occupancy tax

TOT") revenues from ,Planning ,;,Area 1 exceed five hundred fifty thousand dollars

550,000 0.0), or b) the date a fully,. equipped City -owned and staffed ladder truck is put into

service at the City, station serving the Site. Prior to the City' s issuance of building permits for

any construction in' either Planning Area 1 or 2, the Owner shall deposit with the City a cash

deposit in an amount 'equal to the City' s Finance Director' s estimate of the City' s full costs for

the TFSC' s for the first two ( 2) years of the TFSC' s. The City shall hold the deposited funds in a

separate, interest bearing, account to be used only to fund the TFSC' s costs. Interest shall be re- 

deposited in the account and used to partially pay future years' TFSC' s costs. If TFSC' s are in
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effect following the year that Owner' s deposit is exhausted, City shall request, and Owner or

Owner' s successor in interest shall make, further deposits to cover each subsequent year' s

TFSC' s costs. If both TFSC' s are terminated prior to the time Owner' s TFSC' s cost deposit is

exhausted, City shall promptly refund to Owner any excess amounts including accrued interest, 

year shall be reviewed by the City and Owner as part of the Annual Review Process set forth in

Section V.F, below. It is the intent of the City to incentivize and facilitate commercial

development in Planning Area 1 and, to that end, the City shall provide credits against the FFSP
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in defined increments based on the City' s net sales and use tax and TOT revenue generated by

uses in Planning Area 1 in the immediately previous City reporting year. For the purposes of this

Section III O only, one increment of tax revenue shall be defined as one hundred ten thousand

dollars ($ 110,000. 00) in combined City net sales and use tax and TOT revenues generated by

uses in all of Planning Area 1 and received by the City in a specific: reporting period. One

increment of FFSP credit shall be twenty percent ( 20%) of the FFSP due for the year

fire truck that meets City' s Fire Department' s ladder truck specifications to serve the fire station

service area in which the Project is located ( the " Ladder Truck Deposit"). The City Manager

shall make the determination of the amount of the Ladder Truck Deposit in writing, and shall
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provide written documentation of the bases for the amount to Owner upon Owner' s request. The

City Manager shall meet and confer with Owner prior to making a final determination of the

amount of the Ladder Truck Deposit and, if Owner disputes the amount of the Ladder Truck

Deposit, Owner may appeal the City Manager' s decision to the City Council by filing a written

appeal with the City Clerk within ten ( 10) business days of the date. of the City Manager' s

decision. The City Council shall hold a hearing and make a decision on the appeal within forty

40) calendar days thereafter, which decision shall be final and binding ,, Owner shall make the

Ladder Truck Deposit prior to, and as a condition of, Citiy' s issuance of the building permit that

triggers the Ladder Truck Service Date. The'-:Cityll,, shall account for the deposited funds

separately and return any unexpended funds to the Owner-:0,nce the truck is delivered. The City

shall acquire the Ladder Truck as expeditiously as possible and use its reasonable best efforts to

acquire the Ladder Truck at the most reasonable price feasible. The amount contributed by the

Owner shall be the full cost of the vehicle and standard equipment to the City' s specifications, 
l

including any appl cable tax, less; .all funds in "the City' s Development Impact Fee account

designated for the acauisition' ofla,,'ladder truck -at -..the time of acquisition, which shall include the

portion of the Development :impact Fee for the Project paid by Owner. If the City has acquired

its own ladder truck "through other means for the City fire station service area in which the

Project is located at the time the payment specified herein is due, the Owner' s obligation shall be
4

limited to the Development Impact Fee then in effect. 
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O. Utility Undergrounding Reimbursement.. 

1. The City has previously funded the cost of acquiring an easement for

undergrounding utilities that traverse the Property. Prior to the issuance of the first certificate of

occupancy for any residential development in the Project, the Owner shall reimburse the City' s

currently designated as Planned Development property in the Specific Plan. Owner has

expended significant funds entitling the SBCFCD Property for future development and, in

exchange for keeping the SBCFCD in the Project, Owner- has requested that it be reimbursed for
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amounts it expended on the SBCFCD Property. Owner and the City have, concurrently

herewith, entered into a Specific Plan Fee and Reimbursement Agreement whereby the City has

agreed to collect certain sums from subsequent developers of the Property and reimburse those

sums to Owner for costs incurred by Owner for Owner' s work on the Specific Plan and

Approvals City is not, under any circumstances, required to reimburseOwner out of the City' s

funds. In addition and based on the foregoing, nothing in this Agreement precludes or requires

City and Owner from entering into any reimbursement agreements for the portion ( if any) of the

cost of any dedications, public facilities, infrastructure' and/or other third party fees and costs

borne by Owner that City may require as conditions of the Project Approvals or``' the Future

Approvals, to the extent that they are in excess of those reasonably necessary to mitigate the

impacts of the Project or that relate to the SBCFCD Property. 

B. Processing. Upon satisfactory completion ;by Owner of all required preliminary

actions and payments of appropriate processmg' fees, if anCity shall, subject to all legal

requirements, use best, efforts topromptly initiate, diligently process, complete at the earliest

time reasonablyfeasible all required- steps; and expeditiously consider any approvals and permits

necessary °:for the deveYoprnent by Owner of the Property in accordance with this Agreement, 

including;; but not limited to, file following: 

l the processing of applications for and issuance of all discretionary

approvals requiring . the, exercise of judgment and deliberation by City, including without

limitation, the Future Approvals; 

2. the holding of any required public hearings; and

3. the processing of applications for and issuing of all ministerial approvals

requiring the determination of conformance with the Applicable Rules, including, without

20- 
11026- 0029\ 157003 5v 12. doc



limitation, site plans, development plans, land use plans, grading plans, improvement plans, 

building plans and specifications, and ministerial issuance of one or more final maps, zoning

clearances, demolition permits, grading permits, improvement permits, wall permits, building

permits, lot line adjustments, encroachment permits, conditional and temporary use permits, sign

timely manner, at the earliest possible time and to the extent feasible, ( a) exercise its discretion in

such a way as to be consistent with, and carry out the terms of, this Agreement and ( b) take such

other actions as may be necessary to carry out in good faith the terms of this Agreement. 

21- 
11026- 0029\ 15 7003 5 v 12. doc



E. Other Governmental Bodies. To the extent that City, the Council, the Planning

Commission or any other board, agency or commission of City constitutes and sits as any other

board, agency or commission, committee, or department, it shall not take any action that

conflicts with City' s obligations under this Agreement. 

F. Defense of Agreement. Subject to the Developer' s duty,to indemnify and defend

the City set forth in Section V. I herein and in the Project Approvals, City shall take all actions

which are necessary or advisable to uphold the validity and enforceability of this Agreement. If

this Agreement is adjudicated or determined to be invalid or unenforceable, City agrees, subject

to all legal requirements, to consider modifications to, this Agreement to render, ft valid and

enforceable to the extent permitted by applicable law. 

G. Design/Development Standards.. Notwithstanding the provisions of the

Applicable Rules, the following design/development standards shall apply to the Project: 

1. Easements Easements dedicated for .pedestrian or vehicular use shall be

permitted to include . easements kr underground drainage, water, sewer, gas, electricity, 

telephone, cable and other utilities and facilities so long as they do not unreasonably interfere

with pedestrian use. 

H;: Amendments to, Entitlements. It is contemplated by City and Owner that Owner

may, from time ,to.,time, seek amendments to one or more of the Project Approvals. Any such

amendments are contemplated by City and Owner as being within the scope of this Agreement as

long as they are consistent with the Applicable Rules and shall, upon approval by City, continue

to, constitute the Project Approvals as referenced herein. The parties agree that any such

amendments shall not constitute an amendment to this Agreement nor require an amendment to

this Agreement. 
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Additional Staffing. The provisions of this Agreement do not afford Owner any

rights or priorities over other tasks and projects for which City personnel may be responsible, 

given staffing levels, legal. time limits and budget considerations. If standard City staffing fails

to result in processing of Ministerial Approvals or Discretionary Actions and Approvals as

promptly as reasonably required by Owner, the City shall, at the request and expense of the

Owner ( the reasonable estimated cost of which shall be deposited in advance), hire plan check, 

inspection and other personnel, or hire additional consultants for such actions, or allocate use of

exclusively dedicated staff time, such that the time limits of Owner can be`achieved. City shall

consult in good faith with Owner as to any add'itloiial1. consultants to be hired pursuant to this

Section provided that City shall retain the sole discretion as. to selection of any such consultants. 

SECTION V. GENERAL PROVISIONS COVENANTS RUN WITH THE LAND. All of

the provisions, agreements, rights, powers, standards, terms,_ covenants and obligations contained

in this Agreement shall be binding upon the parties and their respective heirs, successors ( by

merger, reorganization,' consolidation or otherwise)_ and assigns, devisees, administrators, 

representatives,. lessees, and all other persons acquiring the Property, or any portion thereof, or

any interest therein, whether by operation of law or in any manner whatsoever, and shall inure to

the benefit. of the parties and their respective heirs, successors and assigns. All of the provisions

of this Agreement shall constitute covenants running with the land. 

A. Transfers and Assi nments. 

1. Right to Assign. Owner shall have the right to sell, assign or transfer all

or portions of the Property to a person or entity, with similar or better financial capability to

carry out the Project as Owner, at any time during the term of this Agreement with the written

consent of City, which shall not be unreasonably withheld following written notice of the
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proposed assignment from Owner to City and evidence of the proposed assignee' s financial

capabilities to develop the Project and carry out Developer' s obligations under this Agreement. 

Upon approval of the assignment of the City, which approval shall be deemed given if the City

fails to object to the assignment within forty-five ( 45) days from the date of Owner' s request for

approval, the proposed assignee shall deliver and record a written acceptance of this Agreement

in a form reasonably acceptable to the City Attorney and all of theyprovisions hereof shall inure

to the benefit of and be binding upon the successors and assigns of the parties hereto. 

B. . Liabilities Upon Transfer. Upon the delegation of all duties arid, obligations and

the sale, transfer or assignment of all or any portion of the Property, Owner shall be released

from its obligations under this Agreement with respect,,:'to the portion of the Property so

transferred arising subsequent to the effective date of such transfer if (i) Owner has provided to

City twenty one ( 21) days' written notice of such transfer, ( ii) the transferee has agreed in

writing to be subject to all ofthe provisions hereof applicable to the portion of the Property so

transferred and ( iii) Owner is not 'in;default of any obligations hereunder. Upon any transfer of

any portion of the PropertyN.and `the _express; ;as'sumption of Owner' s obligations under this

Agreement by such transferee, City'°agrees to look solely to the transferee for compliance by such

transferee` with the provisions":,;of this Agreement as such provisions relate to the portion of the

Property acquired by such transferee. A default by any transferee shall only affect that portion of

the Property owned by such transferee and shall not cancel or diminish in any way Owner' s

rights hereunder with respect to any portion of the Property not owned by such transferee. The

transferee shall be responsible for the reporting and annual review requirements relating to the

portion of the Property owned by such transferee, and any amendment to this Agreement
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between City and a transferee shall only affect the portion of the Property owned by such

transferee. 

C. Mortgagee Protection. The parties hereto agree that this Agreement shall not

prevent or limit Owner, in any manner, at Owner' s sole discretion, from encumbering the

Property or any portion thereof or any improvement thereon by any mortgage, deed of trust or

other security device securing financing with respect to the Property:and City acknowledges that

the lender(s) providing such financing may require certain Agreement interpretations and

modifications and agrees, from time to time, to meet with Owner and representatives of such

lender( s) to negotiate in good faith any such request %for,interpretation or modification. City will

not unreasonably withhold its consent to any such requested interpretation or modification

provided such interpretation or modification` is consistent with the intent and purposes of this

Agreement. Any mortgagee of a mortgage or a beneficiary of a deed of trust (" Mortgagee") of

the Property shall be entitled to the following rights and privileges: 

1. Neither entering into this Agreement nor a breach of this Agreement shall

defeat, render invalid, diminish, or i,mpalr .-the ,Lien of any mortgage or deed of trust on the

Property and made in good faith and for value. 

2. If City timely receives a request from a Mortgagee requesting a copy of

any notice of 'default given to,. Owner under the terms of this Agreement, City shall provide a

copy of that notice to ;the Mortgagee within ten days of sending the notice of default to Owner. 

The Mortgagee shall, h̀ave the right, but not. the obligation, to cure the default during the

remaining cure period allowed such party under this Agreement. 

3. Any Mortgagee who comes into possession of the Property, or any part

thereof, pursuant to foreclosure of the mortgage or deed of trust, or deed in lieu of such
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foreclosure, shall take the Property, or part thereof, subject to the terms of this Agreement; 

provided, however, in no event shall such Mortgagee be liable for any defaults or monetary

obligations of Owner arising prior to acquisition of title to the Property by such Mortgagee, 

except that any such Mortgagee or its successors or assigns shall not be entitled to a building

permit or occupancy certificate until all delinquent and current fetes and other monetary

obligations due under this Agreement for the Property, or portion thereof, acquired by such

Mortgagee have been paid to City. 

D. Statement of Compliance. Within thirty (30) days following any written request

which either City or Owner may make from time oto tune, the other shall sign and`:deliver to the

requesting party a statement certifying the following faif true: ( 1) this Agreement is

unmodified and in full force and effect or; ",if jhere have been.,;mod ifications hereto, that this

Agreement is in full force and effect,' as modified, „and stating the date and nature of such

modifications; ( 2) there are rio current uncured defaults under this Agreement or specifying the

dates and nature of.,any such defaults; and ( 3) any -'.other reasonable information requested. The

failure to deliver such statement within thirty (30)' days from the date of the party' s receipt of a

written request for such. -statement,, shall be conclusive upon the party which fails to deliver such

statement: that this Agreement°.:is in fuI ' force and effect without modification and that there are

no uncured defaults in the performance of the requesting party. The City Manager or his

designee shall be authorized''to execute any such statement. 

E. Default: Failure by City or Owner to perform any term or provision of this

Agreement for a period of thirty ( 30) days from the receipt of written notice thereof from the

other shall constitute a default under this Agreement, subject to extensions of time by mutual

consent in writing. Said notice shall specify in detail the nature of the alleged default and the
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manner in which said default may be satisfactorily cured. If the nature of the alleged default is

such that it cannot reasonably be cured within such 30 -day period, the commencement of the

cure within such time period and the diligent prosecution to completion of the cure shall be

deemed a cure within such period. During the time a cure for any alleged default is being

diligently prosecuted, no default shall be deemed to exist under this Agreement. 

Subject to the foregoing, after notice and expiration of the 30 -day period without

cure, the notifying party, at its option, may institute legal proceedings pursuant to this Agreement

and/or give notice of intent to terminate this Agreement" pursuant to Governrnent Code Section

65868. Following such notice of intent to terminate, the matter shall be scheduled for

consideration and review by the City Council within thirty' calendar days in the manner set forth

in Government Code Sections 65867 and : 65868. FoIlowling , consideration of the evidence

presented in said review before the City,Council and' adetermination by the City Council that a

default exists, the party alleging, the default by" the other, party may give written notice of

termination of this Agreement to the other party. 

F. Annual Revrevv „ Pursuant' to, Goyernment Code Section 65865. 1, throughout the

term of thisAgreement; go,od farth' compliance with the terms of this Agreement by Owner shall

be reviewed by the Planning Commission at the regularly scheduled Planning Commission

meeting next fallowing each anniversary of the Effective Date. If as a result of such review, or

at other times throughout; the Term, City reasonably determines, on the basis of substantial

evidence presented at'`such meeting, that Owner has not complied in good faith with the terms

and conditions hereof, City shall provide written notice thereof ("Notice of Non -Compliance"), 

stating in specific detail and specific reasons for such finding. After City delivers the Notice of

Non -Compliance, Owner shall have the right to cure such non-compliance as provided in Section
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V.E. above. City' s failure to perform an annual review pursuant to the terms of this Section V.F

shall not constitute or be asserted as a default by Owner, or a waiver of the City' s right to review

Owner' s good faith compliance. 

G. Legal Action Between the Parties/No Monetary Damages Action Against City. 

1. Any party may, in addition to any other rights or,, remedies, institute legal

action to cure, correct or remedy any default, enforce any covenantor agreement herein, enjoin

any threatened or attempted violation hereof, or enforce by specific performance the obligations

and rights of the parties hereto. The parties acknowledge that the City would ;not have entered

into this Agreement if it had been exposed to monetary damage claims from Owner for any

breach, termination or default hereunder. As such, the parties agree that in no event shall Owner

be entitled to recover money damages of a4v,.amount against City for City' s breach, termination

or default under this Agreement. 

2. Pursuant to. Code of Civil Procedure Section 638, et seq., all legal actions

shall be heard by a, referee who shall be a retired judge from either the San Bernardino County

Superior Court, the California Court of: Appeal; ..the United States District Court or the United
E

States Court of Appeals;' "provided' that the selected referee shall have experience in resolving

land:'use ànd ,real property disputes. Owner and City shall agree upon a single referee who shall

then try all issues, whether of fact or law, and report a finding and judgment thereon and issue all

legal and equitable relief ,appropriate under the circumstances of the controversy before such

referee. If Owner and' ICity are unable to agree on a referee within ten days of a written request

to do so by either party hereto, either party may seek to have one appointed pursuant to Code of

Civil Procedure Section 640. The cost of such proceeding shall initially be borne equally by the

parties. Any referee selected pursuant to this Section V.G. shall be considered a temporary judge
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appointed pursuant to Article 6, Section 21 of the California Constitution. Notwithstanding the

provisions of this Section V.G., either party shall be entitled to seek declaratory and injunctive

relief in any court of competent jurisdiction to enforce the terms of this Agreement, or to enjoin

the other party from an asserted breach thereof, pending the selection of a referee as provided in

this Section V.G., on a showing that the moving party would otherwise suffer irreparable harm. 

3. If City or Owner brings an action or proceeding to enforce this Agreement

as permitted herein, by reason of defaults or breaches of this,,,Agreement; the prevailing party in

such action or proceeding shall be entitled to its costs and expenses of suit including, but not

limited to, reasonable attorneys' fees and expert Wi ness tees. Attorneys' fees underAhis Section

shall include attorneys' fees on any appeal and, in addit>or , a party entitled to attorneys' fees

shall be entitled to all other reasonable costsand expenses, including, without limitation, expert
r: 

z

witness fees, incurred in connection with such action..,JThls, provision is separate and several and

shall survive the merger of this Agreement into zany judgment on this Agreement. 

H. Waiver FaRemedies Cumulative. ure by City or Owner to insist upon the strict

performance of any of the provisions o'f this ,Agreement, irrespective of the length of time for

which such failure continues, ' shall,.. not constitute a waiver of the right to demand strict

compliance with this Agreement in the future. No waiver by City or Owner of a default or

breach of any òther party shall be effective or binding upon it unless made in writing, and no

such waiver shall be impliedfrom any omission by City or Owner to take any action with respect

to such default or breach. No express written waiver of any defaults or breach shall affect any

other default or breach, or cover any other period of time, other than any default or breach and/or

period of time specified in such express waiver. One or more written waivers of a default or

breach under any provision of this Agreement shall not be a waiver of any subsequent default or
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breach, and the performance of the same or any other term or provision contained in this

Agreement. Subject to notice of default and opportunity to cure under Section V.E., all of the

remedies permitted or available under this Agreement, at law or in equity, shall be cumulative

and alternative, and invocation of any such right or remedy shall not constitute a waiver or

election of remedies with respect to any other permitted or available right or remedy. 

I. Third Party Litigation Expenses. 

1. Legal Challenges. In the event of a legal action instituted by a third party

or other governmental entity or official challenging :the validity of this Agreement or any

provision hereof or the granting of any of the Project Approvals.,or the terms thereof, the Parties

hereby agree to affirmatively cooperate with one another in defending said action. If litigation is

filed contesting the validity of this Agree"mient. or the right of Owner to construct the Project in

accordance with the provisions of this Agreement or th'e granting of'any Project Approvals or the

terms thereof, City, as well as' Owner, shall be "entitled to appear and to defend against the

allegations made insuch'; litigation provided that Owner, pursuant to the Project Approvals, shall

fully indemnify, and; reimburse City for:.all;of its .expenditures actually incurred and supported by

receipts J, the defense of such:; litigation, including, but not limited to, City's reasonable

attorneys' J' Ifees and any attorneys fees, :costs, damages, and any other judgment, so long as there

is no settlementthereof without Owner's consent, which consent shall not be unreasonably

withheld. City shall .cooperate with Owner's defense of any such litigation, and shall make its

records ( other than documents privileged from disclosure) and personnel available to Owner's

counsel as may be reasonably requested in connection with such litigation. Owner' s duty to

indemnify and reimburse the City hereunder, and pursuant to the Project Approvals, shall survive

any termination of this Agreement. 
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J. Term. This Agreement shall commence upon the Effective Date and shall extend

twenty ( 20) calendar years from the Effective Date ( the " Term"), unless said term is otherwise

terminated, modified or extended by circumstances set forth in this Agreement or by mutual

consent of the parties. 

Following the expiration of the Term, this Agreement shall be deemed terminated and of no

further force or effect; provided, however, such termination shall,.. -not affect any right, duty or

expiration date arising from or set forth within City approvals; including; without limitation, the

Project Approvals, the Future Approvals, the Ministerial Approvals, the Owner' s obligation to

indemnify the City against third party litigation, `ànd any reimbursement agreemerit( s) entered

into pursuant to the terms of this Agreement. 

This Agreement shall terminate, with respect to Zany lot and such lot shall be

released and no longer be subject to this Agreement, without the execution or recordation of any

further document, when a, certficate of occupancy h̀as been issued for the building( s) on the lot. 

K. Pernutted,Delays ; Su ersedance by"Subsequent Laws. 

1 Permitted Delays ,. In.. addition to any specific provisions of this

Agreement, performance of obligations hereunder shall be excused and the Term of this

Agreement and the term of each of the' Project Approvals shall be similarly extended during any

period of delay caused at any me by reason of. acts of God such as floods, earthquakes, fires, 

or similar catastrophes; wail, terrorist acts, riots or similar hostilities; strikes and other labor

difficulties beyond the party' s control ( including the party' s employment force); the enactment

of new laws or restrictions imposed or mandated by other governmental or quasi -governmental

entities preventing this Agreement from being implemented; litigation involving this Agreement, 

the Project Approvals, the Future Approvals or the Ministerial Approvals, which directly or
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indirectly delays any activity contemplated hereunder; or other causes beyond the party' s

control.' City and Owner shall promptly notify the other party of any delay hereunder as soon as

possible after the same has been ascertained. 

2. Supersedance by Subsequent Laws. If any federal or state law or

regulation, made or enacted after the Effective Date prevents or precludes compliance with one

or more provisions of this Agreement, then the provisions of this; Agreement shall, to the extent

0

feasible, be modified or suspended as may be necessary ` to comply with such new law or

regulation. Immediately after enactment or promulgation ofany such new` l̀aw,,City and Owner

shall meet and confer in good faith to determine the feasibility of any such modification or

suspension based on the effect such modification or suspension would have on the purposes and

intent of this Agreement. Owner and/or City, shall have the riglt,to challenge any new law or

regulation preventing compliance with the terms of this Agreement, and in the event such

challenge is successful, this,Agreement shall remain unmodified and in full force and effect. The

term of this Agreement may .be extended for the duration of theperiod during which such new

law or regulation, precludes compliance with the ,provisions of this Agreement. 

L.,",:., Amendment, of Agfeement. This Agreement may be amended from time to time

by mutual consent of the parties tdl-' this Agreement, in accordance with the provisions of

Government Code.. Sections 65867 and 65868; provided, however, that any amendment which

does not relate to the term, permitted uses, density or intensity of use, height or size of buildings, 

provisions for reservation and dedication of land, or monetary contributions by Owner shall not

require notice or public hearing, before the parties may execute an amendment hereto unless the

City Manager, in the reasonable exercise of his discretion, determines that a request for such an

amendment should be the subject of a noticed public hearing. 
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M. Operating Memoranda. The provisions of this Agreement require a close degree

of cooperation between City and Owner and the refinements and further development of the

Project may demonstrate that clarifications are appropriate with respect to the details of

performance of City and Owner. If and when, from time to time, during the term of this

Agreement, City and Owner agree that such clarifications are necessary, or appropriate, they shall

effectuate such clarifications through operating memoranda approved by City and Owner, which, 

after execution, shall be attached hereto. No such operating memoranda shall constitute an

amendment to this Agreement requiring public notice"" r hearing. The City ,iAttorney shall be

authorized to make the determination whether a requested clarification may "be effectuated

pursuant to this Section or whether the requested clarification' is of such a character to constitute

an amendment hereof pursuant to Section V L. The City Manager is hereby authorized to

execute any operating memoranda hereunder, without Council or Planning Commission action. 

SECTION VI. MISCELLANEOUS NEGOTIATION OF PARTNERSHIP. The Project

constitutes private development, neither City nor Owner is acting as the agent of the other in any

respect hereunder, and City :and Owner are  ndependent entities with respect to the terms and

conditionsof this Agreement. None of the terms or provisions of this Agreement shall be

deemed to create a partnership between or among the parties in the businesses of Owner, the

affairs of City, qi otherwise, nor shall it cause them to be considered joint venturers or members

of any joint enterprise Although the parties believe that there is no public assistance being

provided from City td Owner, Owner shall be solely responsible for the payment of prevailing

wage if required by applicable law including, without limitation, the provisions of the California

Labor Code and will fully indemnify City in the event any governmental entity determines that

such wages should have been paid and provide payment bonds as required by the Labor Code. 
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A. No Third Party Beneficiary. This Agreement is not intended, nor shall it be

construed, to create any third -party beneficiary rights in any person who is not a party, unless

expressly otherwise provided. 

B. Entire Agreement. This Agreement sets forth and contains the entire

understanding and agreement of the parties, and there are no oral or ,written representations, 

understandings or ancillary covenants, undertakings or agreementswhich are not contained or

expressly referred to herein. No testimony or evidence of any , such representations, 

understandings or covenants shall be admissible in . any proceeding of any kind or nature to

interpret or determine the terms or conditions of this Agreement. 

C. Severability. Invalidation of any of the provisions contained in this Agreement, 

or of the application thereof to any person, by judgment or court.order shall in no way affect any

of the other provisions hereof or the application thereof to, any other person or circumstance, and

the same shall remain in full ,force and effect, unless enforcement of this Agreement, as so

invalidated, would be unreasonable -.or inequitable under all the circumstances or would frustrate

the purposes of this Agreement an& he rights an& obli2ations of the parties hereto. 

D Construction of Aeement. The provisions of this Agreement and the Exhibits

hereto shall be construed as a whole according to their common meaning and not strictly for or

against Owner':;.. or City and ,;consistent with the provisions hereof, in order to achieve the

objectives and purposes ,,Q Wherever required by the context, the singular shall include the plural

and vice versa, and the masculine gender shall include the feminine or neutral genders, or vice

versa. 

E. Section Headings. All section headings and subheadings are inserted for

convenience only and shall not affect any construction or interpretation of this Agreement. 
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F. Applicable Law. This Agreement shall be construed and enforced in accordance

with the laws of the State of California. 

G. Notices. Any notice shall be in writing and given by delivering the same in

person or by sending the same by registered or certified mail, return receipt requested, with

postage prepaid, by overnight delivery, or by facsimile to the respective mailing addresses, as

follows: 

is effected. All notices under this Agreement shall be deemed given, received, made or

communicated on the earlier of the date personal delivery is effected or on the delivery date or

attempted delivery date shown on the return receipt, air bill or facsimile. 
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H. Time is of the Essence. Time is of the essence of this Agreement and of each and

every term and condition hereof. 

I. Counterparts. This Agreement may be executed in any number of counterparts, 

and each of such counterparts for all purposes shall be deemed to be an original, and all of such
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IN WITNESS WHEREOF, Owner and City have executed this Agreement as of the date

first hereinabove written. 

ATTEST: " City" 
Betty Hughes, MMC, City Clerk

CITY OF HIGHLAND

a municipal corporation

By: 
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State of California

County of

S ignature
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Seal) 

ME
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EXHIBIT " B" 

ILLUSTRATIVE PLAN
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ATTACHMENT

Resolution No. 2014 - to Approve

Design Review 009-003 for Planning Area 1



RESOLUTION NO. 014- 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF HIGHLAND, 

CALIFORNIA APPROVING DESIGN REVIEW APPLICATION (DRB -009- 003) FOR

GREENSPOT VILLAGE AND MARKETPLACE PLANNING AREA 1 ( PA1). 

THE CITY COUNCIL OF THE CITY OF HIGHLAND DOES HEREBY RESOLVE AS
FOLLOWS: 

Section 1. An application was duly filed by Greenspot Village and Marketplace, LLC
requesting approval of Design Review Application DRB 009- 003 on properties that comprise
approximately 43. 6 acres generally located on the north side of Greenspot Road east of the 210
Freeway. The project site is known as the Greenspot Village and Marketplace Specific Plan

Planning Area 1, Scenario 1. 

Scenario 1, Planning Areas and Land Use Summary Table

Planning Land Use Approximate Approximate

Area Acreage Gross Square

Feet

1 Highland 43. 6 595, 600.sf

Marketplace

Total 43. 6 595, 600 sf

Applicable to Scenario 1 — Design Review Plans for Planning Area 1 — Highland

Marketplace includes the following items and are attached herein. 

Overall Site Plan ( dated 2/ 13/ 2013) 

Overall Landscape Concept Plan (LC -1, dated 2/ 6/ 2013) 

Overall Pedestrian Circulation Plan (LC -IA, dated 2/ 6/ 2013) 

PA -1 Site Plan (dated 2/ 13/ 2013) 

PA -1 Phasing Plan (dated 2/ 13/ 2013) 
Conceptual Elevations PA -1 ( PA -1- A-2 through PA -1- A-5, dated 2/ 13/ 2013)- 13/ 2013)• 

Color Palette ( PA -1- A-6, dated 2/ 13/ 2013) 

PA -1 Landscape Concept Plan and Plant Images ( LC -2 through LC -4, and

LC -12, dated 2/ 6/ 2013) 

Conceptual Grading Plan Greenspot Commercial (dated 7/ 03/ 2012) 

Section 2. A duly noticed public hearing was held by the City Council on May 27, 
2014 in the City Hall Council Chambers and n6tice of the time, date, place and purpose of the

aforesaid hearing was given as required by applicable law.. At the public hearing, the City
Council took testimony, both written and oral, from various parties, including the Developer. 



Section 3. On March 19, 2013, the Planning Commission held a duly noticed public
hearing to consider the application. The Planning Commission recommended the City Council
approve Design Review 009- 003 ( DRB 009- 003) for Greenspot Village and Marketplace

Planning Area 1 ( PAI), " Highland Marketplace," including the Site Plan, Conceptual Building
Elevations, Conceptual Landscape Plan and Conceptual Grading Plan. 

Section 4. Design Review Findings of Fact

a. That the proposed project is consistent with the General Plan or Specific
Plan. 

Response: The General Plan Designation for the subject Site is
Planned Development and the Specific Plan is the Greenspot

Village and Marketplace Specific Plan ( SPR -006- 001). This

Specific Plan permits commercial development within Planning
Area 1 including the retail commercial uses described in. the

application and project plans noted in Section 1. 

b. That the proposed use is in accordance with the objectives of Title 16, 

Land Use and Development of the City of Highland Municipal Code, and
the purposes of the land use district in which the site is located. 

Response: The City of Highland Planning Division, Building and
Safety, Fire Department and Engineering Division have reviewed
the Application, and lawful Conditions of Development have been

applied to the Project to ensure compliance with applicable

development policies and standards of the City. 

C. That the proposed use is in compliance with the City design and landscape
standards and criteria. 

Response: The development and landscape standards applicable to

the site are determined by the Greenspot Village and Marketplace
Specific Plan. Where the Specific Plan is silent, the provisions of

Title 16 apply. All requisite development standards and landscape
standards have been applied to the Site Plan, Conceptual

Landscape Plan, Pedestrian Circulation Plan, Building Elevations, 
Phasing, Color Palette and Grading Plan. 

d. That the proposed use, together with the Conditions applicable thereto, 

will not be detrimental to the public health, safety, or welfare or will not

be materially injurious to properties or improvements in the vicinity of the
site. 



Response: The proposed commercial project including conceptual
site plan, building elevations, landscaping and grading plans, have

been conditioned to address public health, safety, and welfare, and
will not be materially injurious to properties or improvements in
the vicinity. 

Section 5. Pursuant to the California Environmental Quality Act, a Final

Environmental Impact Report including Mitigation Monitoring Program for the project was
certified by the City Council on March 19, 2013. 

Section 6. Based on the Findings and Conclusions set forth above, the City Council
approves Design Review 009- 003 subject to the Conditions of Approval attached hereto and

incorporated by reference as Attachment "A" . 

Section 7. This Resolution shall be effective upon adoption. 

PASSED, APPROVED and ADOPTED this 27th day of May, 2014. 

Sam Racadio, Mayor

ATTEST: 

Betty Hughes, City Clerk



ATTACHMENT " A" 

Conditions of Approval



ATTACHMENT " A" 

City of Highland
PLANNING DIVISION CONDITIONS OF APPROVAL

GREENSPOT VILLAGE & MARKETPLACE SPECIFIC PLAN" 

Planning Area No. 1 " Highland Marketplace", DRB 009-003 for Scenario 1

Date: March 19, 2013 ( Reviewed the Planning Commission), 
May 27, 2014 (Approved by the City Council) 

Applicants: Greenspot Village & Marketplace, Mission Development Company, LLC
File/ Index: Design Review 009-003

C/ R: General Plan Amendment 009-002, Zone Change 009- 001, Specific
Plan 006- 001, Environmental Review 009-003) 

Proposal: Site Plan, Conceptual Building Elevations and Conceptual Landscape

Plan consistent with Planning Area 1 ( PA 1) — Highland Marketplace
Retail, Office, and Service Commercial Center) " Greenspot Village and

Marketplace Specific Plan" 

Location: Generally located within the southerly and southwesterly portion of the
Greenspot Village and Marketplace Specific Plan identified as " PA 1." 

PLANNING CONDITIONS OF APPROVAL

Note: 

These Conditions represent Planning Division Conditions only and are meant to be only
one part of the Project's overall Conditions that may include Engineering, Fire

Department, Building and Safety Conditions of Approval and Environmental Mitigation
Monitoring Requirements. 

The " Greenspot Village & Marketplace Specific Plan", Planning Area 1 ( PA 1) — 

Highland Marketplace Site Plan, Conceptual Building Elevations and Conceptual

Landscape Plan ( DRB 009-003) are Conditionally approved, subject to compliance with

the requirements as specified below. The Conditions listed below are continuing

Conditions; failure of the Applicant and/ or operator to comply with any/all Conditions at
any time shall result in initiating revocation of the subject permit and/ or other actions
deemed necessary to ensure compliance with stated Conditions. 

The " Greenspot Village & Marketplace Specific Plan", Site Plan, Conceptual

Building Elevations and Conceptual Landscape Plan for Planning Area 1 ( PA1) - 

Highland Marketplace shall become null and void: 

a. Unless all Conditions have been complied with and the occupancy or use
of the land or existing structures authorized by such Specific Plan and
Design Review has taken place within thirty-six ( 36) months after the

approval of said Site Plan ( PA 1) or at the expiration or termination of

Greenspot Village and Marketplace Specific Plan" 
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Development Agreement 012- 004, if approved by the City Council, 

whichever is later. 

b. Within fourteen ( 14) calendar days of the approval of this Site Plan, the

Applicant/ Developer and duly authorized representative of the Property
Owner shall execute the City's acceptance of conditions form. 

NOTE: All required on-site and off-site improvements shall be completed and approved

prior to final inspection for occupancy, except where noted. 

2. The subject Design Review Application is for the Site Plan, Conceptual Building
Elevations and Conceptual Landscape Plan approval for the " Greenspot Village

and Marketplace Specific Plan" Planning Area 1 ( PA1) — Highland Marketplace. 

The " Greenspot Village & Marketplace Specific Plan" ( Specific Plan 006- 001) 
consists of three ( 3) Planning Areas with two ( 2) different development

Scenarios, Scenario 1 and Scenario 2. A Map of Scenario 1 and Scenario 2 is
attached herein by reference as Exhibit "A". 

Scenario 1 is contingent upon the acquisition of approximately twenty-one ( 21) 

acres presently owned by the San Bernardino County Flood Control District

SBCFCD), and combining it with the Applicant's approximate eighty-three ( 83) 

aces of private land to create an approximate one -hundred and four ( 104) acre

site. Forty three and six -tenths ( 43.6) acres is permitted for Planning Area 1
under Scenario 1. 

Scenario 1. Plannina Areas and Land Use Summary Table

Planning Land Use Approximate Approximate

Area Acreage Gross

Square Feet

1 Highland 43.6 595,600 sf

Marketplace

Total 43. 6 595,600 sf

a. Applicable to Scenario 1 — Design Review Plans for Planning Area 1 — 
Highland Marketplace includes the following items and are attached herein
by reference as Exhibit B. 

Overall Site Plan ( dated 2/ 13/ 2013) 

Overall Landscape Concept Plan ( LC -1, dated 2/ 6/ 2013) 

Overall Pedestrian Circulation Plan ( LC -1A, dated 2/ 6/ 2013) 

PA -1 Site Plan ( dated 2/ 13/ 2013) 

PA -1 Phasing Plan ( dated 2/ 13/2013) 

Conceptual Elevations PA -1 ( PA -1- A-2 through PA -1- A-5, dated

2/ 13/ 2013) 

Color Palette ( PA71- A-6, dated 2/ 13/2013) 

Greenspot Village and Marketplace Specific Plan" 

1575738. 1
2 Planning Area 1 ( DR13009003) 



PA -1 Landscape Concept Plan and Plant Images ( LC -2 through LC -4, 

and LC -12, dated 2/ 6/ 2013) 

Conceptual Grading Plan Greenspot Commercial ( dated 7/ 03/2012) 

Scenario 2 consists of the approximate eighty-three ( 83) acres of private land

owned by the Applicant but does not include the twenty-one ( 21) acres owned by
the SBCFCD. Thirty-five ( 35) acres is permitted for Planning Area 1 under

Scenario 2. 

Scenario 2, Planning Areas and Land Use Summary Table
Planning Land Use Approximate Approximate

Area Acreage Gross

Square Feet

1 Highland 27. 5 380,600 sf

Marketplace

Total 27. 5 380,600 sf

a. Prior to issuance of any permits for Scenario 2 for Planning Area 1 — Highland

Marketplace, the Applicant shall first submit revised plans as listed above

under Scenario 1 for Planning Commission review and approval. 

3. Prior to issuance of any permits, Architectural Elevations ( four sided architecture

for all structures), Photometric Layout and Lighting Standards shall be submitted
to the Planning Commission for review and approval. 

4. The Greenspot Village & Marketplace Final Environmental Impact Report

Mitigation Measures and " Mitigation Monitoring Requirements" are incorporated

herein and made a condition of approval on associated permits as applicable. 

See "Attachment A- 1, Mitigation Monitoring Program". 

5. Revisions, modifications, or deletions of associated plans must be submitted to

the Planning Division for review and approval in accordance with the Greenspot
Village and Marketplace Specific Plan. Revisions may require additional review

by the Planning Commission and/ or City Council. 

6. In compliance with City Ordinance, the Applicants shall defend and indemnify, at
the Applicants' sole expense through counsel of the City's choice, the City, its

agents, officers, or employees, in any legal action, claim, . administrative

proceeding or lawsuit in any venue challenging or otherwise arising out of the the
City's approval of any aspect of the Project including, without limitation, the

adequacy of the EIR. The Applicants shall promptly reimburse the City, its

agents, officers, or employees for any damages, judgment, court costs and

attorney' s fees, which the City, its agents, officers, or employees may be required

Greenspot Village and Marketplace Specific Plan" 
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by a court to pay as a result of such action. The City will reasonably cooperate in
the conduct of any such defense. 

7. Pursuant to provisions of California Public Resources Code Section 21089 ( b), 

this Application shall not be operative, vested or final, nor will building permits be
issued or a map recorded, until: ( 1) the Notice of Determination ( NOD) regarding
the associated environmental action is filed and posted with the Clerk of the

Board of Supervisors of the County of San Bernardino, and; ( 2) any and all

required filing fees assessed pursuant to California Fish and Game Code Section
711. 4, together with any required handling charges, are paid to the Clerk of the

Board of Supervisors of the County of San Bernardino. 

The Applicant(s) shall provide the Planning Division with a check for the

appropriate fee, made payable to the Clerk of the Board of Supervisors, by no
later than 24 hours after receiving final approval of the Project. The City will file
the NOD and fee payment with the County/State and will provide the Applicant
with a copy of the receipt and filed NOD. 

8. The Applicant shall obtain all required Building and Occupancy Permits from the
Highland Division of Building and Safety. 

9. The Applicant/Developer shall pay all Development Impact Fees which have

been established by the City prior to issuance of Building Permits or as set forth
in the current City Council Policy related to Development Impact Fees. 

Development Impact Fees are calculated at the time of issuance of Building
Permits. The Applicant/ Developer can request the City Engineer to review any
Development Impact Fee credits that may be available to the Project in

accordance with City Council Policy or as provided by Development Agreement
012- 004. 

10. The Applicant/ Developer shall obtain evidence of a non- interference letter from

any utility company that may have rights of easement within the property

boundaries and shall present such letter to the City Planner and City Engineer. 

11. Prior to issuance of building permits, the Applicant/Developer shall provide

Certification from the appropriate School District, as required by California

Government Code Section 53080( b) indicating that any fee, charge, dedication, 

or other form of requirement levied by the governing board of the District

pursuant to Government Code Section 53080(b) has been satisfied. 

12. Prior to issuance of Building Permits, construction plans shall be submitted .to the

Fire Department for review and approval. 

a. Fire Protection requirements shall also be filed with the City of Highland
Building and Safety Division. 

Greenspot Village and Marketplace Specific Plan" 
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13. Prior to the issuance of Building Permits, a copy of the Utility Plan shall be
submitted to the City Planner and City Engineer for review and approval. The

Utility Plan shall show the location of all proposed above ground electrical

transformers, utility cabinets, back flow devices, fire department detector check

valves, etc. 

14. If any unknown structures such as agricultural cisterns, pipelines, water tanks or

wells are discovered onsite during grading, they shall be demolished, backfilled

and compacted to the satisfaction of the City Building Official and City Engineer. 

15. In the event PA 2 ( Residential Villages) is constructed and occupied prior to

commencement of PA 1 construction activity, construction activities shall be

restricted to weekdays and Saturdays between 7: 00 a. m. and 7: 00 p. m. only. No

construction, other than interior finish work shall be conducted any time on

Sundays. Construction equipment shall be muffled in accordance with

manufacturer's specifications. 

16. All landscaping and parking lot maintenance shall occur between 7: 00 a. m. and

7: 00 p. m. only. 

17. Per PA -1 Site Plan, a minimum of two -thousand two -hundred forty. (2, 240) 

parking spaces shall be provided in Planning Area 1, or as approved by the
Planning Commission and City Council. The design of all parking and loading
spaces shall be in accordance with the Parking Standards identified in the

Greenspot Village & Marketplace Specific Plan", and as approved by the

Planning Commission as part of a parking study. 

18. All automobile parking spaces shall -be paved and permanently maintained with
asphalt or concrete and designated with clearly painted lines. 

a. All parking areas shall be provided with night time security lighting. 
Lighting shall be shielded and directed to reflect away from neighboring
properties. Lighting shall not exceed 0. 5 foot candles of illumination

beyond the property boundary. 

b. All disabled parking spaces shall be properly striped and signed per the

Americans with Disabilities Act. 

c. The configuration of parking spaces and drive aisles shall reflect the

approved Water Quality Management Plan and Landscape Plan. 

19. Drive aisles meeting both the City' s Development Code and Fire Department

requirements shall be permanently maintained throughout the interior of the site. 
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a. Minimum ( two-way) drive aisle widths shall be twenty-four feet (24'). 

20. The Applicant/Developer shall install a bicycle rack near each building, or in an

alternate location approved by the Planning Commission. Each bike rack facility
shall park a minimum of three ( 3) bicycles. The bike racks shall be located in

areas where they will not impede the flow of pedestrian traffic or obstruct

pedestrian path of travel. 

21. All ground mounted, as well as wall mounted mechanical, electrical, or gas

equipment shall be screened from public view by the use of landscaping and/or
architectural treatments compatible with the adjoining building' s architectural

design. 

22. Exterior roof access ladders are prohibited. All roof access ladders shall be

located inside the buildings. 

23. All rooftop down drains shall be installed on the interior of the buildings or other
options such as within architectural elements. Roof drains shall not drain onto

pedestrian walkways. 

24. All rooftop mounted mechanical equipment shall be screened from public view. 
This can be accomplished by architectural treatments or parapets equal in height
to the tallest piece of roof -mounted equipment. 

25. All Fire Department required sprinkler plumbing ( i. e. Risers) to all buildings shall

be installed on the interior of a building, as approved by the Fire Department. 

26. Trash/ Recycling Enclosures are required on- site, in quantity and locations

subject to the approval of the City Planner. The receptacles and enclosures shall
be of sufficient size to accommodate the trash generated by the uses served. All

outdoor storage of trash, garbage, refuse, and other items or materials intended

for discarding or recycling collection shall be screened from public view on at
least three ( 3) sides by a solid decorative wall not less than five feet (5') in height

and have a solid roof, or alternatively, such material or design approved by the
Planning Commission. The fourth side shall contain a solid metal gate

maintained in working order and remaining closed except when in use. 

27. Outdoor trash receptacles shall be provided on- site. A trash receptacle shall be

provided adjacent to each drive-through exit for any Drive-through Restaurant, or

as otherwise approved by the City Planner. 

28. Prior to the issuance of a Certificate of Occupancy, a Comprehensive Recycling

Program shall be submitted to the Public Works Division for approval. This

Program shall include, but not be limited to how the Applicant/Operator will

Greenspot Village and Marketplace Specific Plan" 

1575738. 1 ti Planning Area 1 ( DR13009003) 



reduce the amount of solid waste and green waste the Project it generates and

how retail tenants it will recycle waste material. 

29. Prior to issuance of Building Permits, the Applicant/Contractor/Occupant shall

submit and obtain approval from the Public Services Division, a Construction

Waste Diversion Plan, in accordance with Section 8. 12. 285 of the Highland

Municipal Code. 

30. Security lighting shall be installed to adequately illuminate the Facility. All

security lighting shall be shielded and directed away from surrounding residential
uses, businesses, and public Right-of-way, and not be of unusually high intensity. 

31. Lighting ' shall meet the following standards or other similar standards, or as

approved by the City Council: 

Maintained Footcandles - 0. 9 min

Uniformity Avg.: Min - 5. 9: 1

Average Footcandle - 5. 3

Illumination levels are defined as maintained horizontal footcandles on the

task. 

Average illumination values should not exceed minimum values by more
than the product of the minimum value and the specified ratio. 

In no case should illumination exceed 0. 5 footcandles measured at the

project boundary

32. No lighting shall blink, flash, or be of unusually high intensity or brightness. 

33. Parking lot light standards and building mounted fixtures shall be a maximum of
twenty-five feet ( 25') in height measured from the adjacent grade. In no case

shall light standards extend above building eaves. 

34. Parking lot light standards shall be located at a distance from parking lot trees to
avoid interfering with the lighting pattern or the light fixture. Locations of light

standards shall be shown on the Landscape Plans. 

35. The operation of searchlights for advertising purposes or similar outdoor lighting
is prohibited. 

36. No floodlights shall be permitted to be attached to parking lot standards for the
purpose of illuminating a Building. 

37. ( NS) All lighting fixtures shall be adjusted or designed to shine downwards to
avoid spillover and glare on the surrounding area and San Bernardino

International Airport operations. 
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38. Security cameras ( video monitoring systems) shall be installed at all Restaurants

both Drive- through and Sit Down Restaurants); Gasoline Stations; Financial

Institutions; Hotels/ Motels, etc. as directed by the Chief of Police. A Security
Camera Plan shall be submitted for approval to the Chief of Police prior to the

issuance of Certificate of Occupancy Permits in accordance with the Highland
Land Use and Development Code as may be amended from time to time. 

39. Subsequent to the City Council' s approval, the Applicant/Developer shall submit

three (3) copies of a Final Landscape/ Irrigation Plan along with appropriate fees, 
to the City Planning Division for plan check. Said Landscape Plan shall show the

type, size, and location of landscaping materials and a date by which time the
planting is expected to be completed ( as consistent with approved phasing plan). 

Said Landscape Plan shall be signed by a Landscape Architect and incorporate
the following criteria: 

a. All landscaping shall be provided with a permanently maintained irrigation
system. 

b. ( NS) Per Engineering requirements, the landscaping along the site' s

Greenspot Road and Boulder Avenue frontages and medians shall be

maintained by the City. Design and construct the street frontage and

median systems separate from the on- site irrigation systems with separate
water service lines, meters (water & electric), and controllers. 

C. The plants selected and planting methods used shall be suitable for the
soil and climatic conditions of the Site. 

d. Landscape Plans shall show any proposed walls or fences. All walls shall

be designed and constructed to incorporate design features such as tree
planter wells, variable setback, split -face block, columns, or other special

features to provide visual and physical relief along the wall face. 

e. One hundred percent ( 100%) of all landscape areas or exposed soil shall

be covered with either shrubs or groundcover, or other material, as

approved by the Planning Commission and the City Landscape Architect. 

40. Prior to issuance of a Certificate of Occupancy by the City for the first structure
on the Project site, all landscaping, irrigation or other construction shown on the

approved Landscaping and Irrigation Plans, including any walls and fences, shall
be installed in accordance with approved Landscape Plans. 

41. The watering and maintenance of all landscaped areas- (not dedicated to the

City) shall be the continuous responsibility of the property owner. All landscaped

areas shall be kept in good repair at all times. A deed restriction shall be
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recorded prior to any occupancy on the property allowing the City right of entry
within the landscaped areas providing that in the event the landscaping is not
maintained in good repair by the Owner after written notice, the City shall have
the right to enter the property and maintain the landscaping and place a lien
against the property for such work. 

42. All front, side and rear setback areas shall be landscaped subject to the approval

of the City Planner, except where walkways, drive -aisles and parking are

necessary. 

43. In locations outside the Greenspot Road right-of-way, a dominant tree hierarchy
shall be employed. Accent trees shall be used near parking lot ingress/egress. 
Medium shade trees should be used throughout parking area. Street trees shall

be uniformly spaced and appropriate for each designated street as approved by
the City' s Landscape Architect and Planning Commission. Any trees replaced in
the future as a result of maintenance and repair shall be replaced with the same
species of comparable sized as the one removed. 

44. Parking lot areas shall be screened from any street by a landscaped earthen
berm, decorative block wall, or a screening hedge three feet ( 3') in height

between the edge of Right-of-way and the parking lot or as approved by the
Planning Commission and the City's Landscape Architect. 

45. Truck loading bays and doors shall be screened with a combination of screen
walls, ornamental landscaping, and/ or portions of the building such that loading
doors and delivery trucks are not readily visible from pubic view ( SR210 on the

west and PA 2 on the north and northeast). 

46. A minimum twelve -inch ( 12") wide concrete "step out" shall be constructed within

the landscape islands adjacent to all parking stalls to prevent pedestrians from
walking in the landscape areas when exiting vehicles. The " step out" shall be

exclusive of curbing. 

47. If applicable, parking lot planter " diamonds" shall have a minimum dimension of

twenty-five ( 25) square feet of interior area. Where " diamond" type planters are

used within the interior of the parking lot, one ( 1) " diamond" planter shall be

provided between every three ( 3) parking stalls or as approved by the Planning
Commission. 

a. If filtration/ infiltration swales are used in lieu of diamonds as part of Water

Quality Best Management Practices then the same number and spacing of
trees shall be provided or as approved by the Planning Commission and
the City's Landscape Architect. 
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48. No more than eight (8) parking spaces shall be permitted in a single row which is
not separated by a landscape island, or as adjusted by the Planning
Commission. 

a. Landscape islands shall have a minimum interior dimension of five feet by
sixteen feet ( 5' x 16') of interior area, exclusive of the curb and any twelve
inch ( 12") wide "step out" or as approved by the Planning Commission. 

49. Headers between shrub beds and groundcover/turf areas shall be a minimum
six- inch ( 6") wide concrete mow curb. 

50. All trees in planter islands or diamonds, or within six feet (6) of hardscape, shall

be planted with root barriers. 

51. Shrubs located in front of parking stalls shall be planted approximately two feet
2') from the curb face to prevent possible damage from vehicle overhang. 

52. Clinging vines, as approved by the City's Landscape Architect, shall be installed

around all trash enclosures visible from the public right-of-way and the public
parking areas or other application as approved by the Planning Commission. 

53. All landscaping shall be watered by an automatic irrigation system. Water

conserving features and measures are highly recommended, including, but not

limited to a rain shut-off device, matched precipitation rate nozzles, grouping

hydrozones by solar exposure and grouping plants by similar water needs. 

54. ( NS) The ten ( 10) foot wide landscape easement along Greenspot Road right-of- 
way shall be for landscaping and monument style signs as approved by the

Planning Commission. Portions of drive -aisles, drive-through lanes and ancillary
structures ( i. e., decorative trellis, porticos, covered awnings, decorative building
popouts, etc.) may encroach into the ten ( 10) foot landscape easement provided

that any loss of landscape area is replaced at a one to one ratio ( 1: 1) at another

onsite location in the immediate vicinity of Greenspot Road. All proposed

encroachments into the landscape easement shall be reviewed and approved by

the Planning Commission. 

55. ( NS) The Applicant shall obtain a Caltrans easement to install landscaping along
the easterly side of the northbound SR210 on- ramp ( contiguous to the westerly

project boundary of PA1). Landscaping treatment shall be similar to landscaping
proposed along Greenspot Road. This landscaping shall extend northerly along

the on- ramp at a minimum of 100 feet (measured from the Greenspot Road right- 

of-way) or other distance as reviewed and approved by the Planning
Commission. 
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56. The Applicant shall clear traffic sight lines for ingress/egress points with

Engineering Department. Ensure that trees, ' structures, signs, etc. do not

obstruct the view of vehicles entering and exiting the Project. 

57. ( NS) The project' s landscape plans shall be in substantial conformance with the

City' s " Conceptual Landscape Master Plan for Greenspot Road" / Golden Triangle

Policy Area. 

58. Landscaping within Greenspot Road right-of-way and Landscape Maintenance
District shall not count towards onsite landscaping requirements unless approved
by the Planning Commission. 

59. ( NS) To delineate and define the limits of the Greenspot Road frontage and the

transition to the westerly Caltrans right-of-way where no walls, retaining wall, 

fencing, or other defining feature is proposed a minimum six inch by six inch ( 6" 

X 6") concrete mow curb, or other delineation as approved by the Planning
Commission and City Engineer, shall be installed. This concrete mow strip is
also required where landscape maintenance district improvements are required

along Webster Street and Boulder Avenue right of way as required by the
attached Engineering Conditions. 

60. ( NS) To secure the westerly perimeter of Planning Area 1 ( PA1), an eight ( 8) 

foot high decorative tubular steel view fence shall be installed along the Project's
westerly boundary ( along SR210 right -or -way) or other similar type fencing as
approved by the Planning Commission. Said fencing shall be shown on the Final
Landscaping Plans for Planning Commission review and approval. 

61. All proposed retaining walls and screening walls shall be constructed of

decorative concrete block ( i. e., split face block or similar material as the

buildings) and planted with clinging vines as approved by the City' s Landscape
Architect. 

62. Graded pads for future phases shall be maintained ' free of vegetation, trash, 

debris and in good and safe condition in accordance with the approved

landscape plan and grading plan. 

63. ( NS) The Applicant/Developer shall comply with Federal Aviation Regulation, 

Part 77, and any other analysis required by law, regarding the location and height
of proposed Freeway -oriented Pylon Signs, if any, which are not permitted by this
approval and shall require separate entitlements. In accordance with San

Bernardino International Airport Interagency Cooperative Agreement, said

Federal Aviation Regulation, Part 77, findings received from FAA shall be

forwarded to the San Bernardino International Airport by the City of Highland
prior to final determination of allowable height. 
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64. ( NS) Shopping Carts
The Applicant/ Developer shall provide shopping cart storage facilities

conveniently located near all bus stop facilities along Planning Area 1 frontage
and designed to be compatible with Planning Area 1 — Highland Marketplace

design palette or as approved by the Planning Commission. In addition, all Major

Anchor Stores and other uses requiring shopping carts shall provide an enclosed
area inside the front entrance of the building for storage of shopping carts. 

Under no circumstance shall shopping carts be stored outside except temporarily
in shopping cart collection areas located in the parking lots. Standardized

shopping cart collection locations throughout the parking lot shall be provided
and shown on the " Final" Grading Plans and " Final" Landscape Plans for City
Planner and the City Landscape Architect approval. 

a. To control shopping carts from being taken off-site, the Applicant/Developer

shall require all tenants, requiring shopping carts, to install appropriate

devices on all carts or other appropriate means to prevent carts from being
removed from Planning Area 1 — Highland Marketplace site. 

b. Abandoned shopping carts found off-site by City shall be retrieved within 24
hours of notice. 

65. ( NS) Parking of semi -trucks and/ or trailers, except during on- site deliveries, shall

be prohibited. 

66. ( NS) Overnight parking of vehicles on- site shall be prohibited. The prohibition

shall also include semi -trailers with or without the truck tractor. 

67. ( NS) Prior to installation of a street name on any traffic signal located at a major
access driveway, the Applicant/ Developer shall submit proposed street names to
the City Planner for review and approval by the City' s Street Naming Committee. 
Installation shall be coordinated through the Engineering and Public Works

Department. 

68. Prior to the issuance of building permits, the Applicant shall submit a

Comprehensive Sign Plan for approval by the Planning Commission in

accordance with Section 5. 8 ( Sign Standards) of the Specific Plan. 

69. ( NS) Provide seating areas that include at least one sidewalk bench or similar
seating structure: 
a. In front of the Anchor tenant; and

b. In front of each of the Major tenants 2, 5, 7 and 8. 

71. ( NS) Provide seating areas that include multiple tables and chairs: 
a. Between Shops 1 and 2; 

b,. Between Shops 3 and 4; 
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c. Between Shops 5 and 6; and

d. Between Shops 7 & 8. 

72. ( NS) Construction of improvements and structures shall occur in sequence with

the approved PA -1 Phasing Plan. If the Applicant wishes to deviate from the

phasing sequence, the affected plans must be revised and submitted to the

Planning Commission for approval. 
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For the purposes of these Conditions, the Ladder Truck Service date shall

be defined as the date of issuance of the building permit for the structure
that is either: 

1. The fourth (4th) structure in the Project that is either thirty-two feet (32') 

in height or taller (ground to eaves) or three (3) stories in height or

taller; or

2. The fourth (4th) structure in the Project that would require a consistent

fire -flow of 3, 500 gallons per minute or greater; or

3. The fourth (4th) structure in any combination of four such structures in
the Project (collectively, the " Ladder Truck Service Date)". 

The City will endeavor to maintain a Temporary Fire Service Contract

TFSC) in effect at Owner' s expense_from the Ladder Truck Service Date
until the earlier of a) the first day of the first calendar quarter following the
date the City' s net sales and use tax and transient occupancy tax (" TOT") 

revenues from Planning Area 1 exceed five hundred fifty thousand dollars
550,000.00), or b) the date a fully equipped City -owned and staffed ladder

truck is put into service at the City station serving the Site. Prior to the

City's issuance of building permits for the structure that triggers the

Ladder Truck Service Date, the Owner shall deposit with the City a cash
deposit in an amount equal to the City' s Finance Director' s estimate of the
City' s full costs for the TFSC for the first two ( 2) years of the TFSC. The

City shall hold the deposited funds in a separate, interest bearing, account

to be used only to fund the TFSC' s costs. Interest shall be re -deposited in

the account and used to partially pay future years' TFSC' s costs. If TFSC' s

are in effect following the year that Owner' s deposit is exhausted, City shall
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request, and Owner or Owner's successor in interest shall make, further

deposits to cover each subsequent year's TFSC' s costs. If the TFSC is

terminated prior to the time Owner' s TFSC' s cost deposit is exhausted, City
shall promptly refund to Owner any excess amounts including accrued

interest, if any. 
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7-574. The Applicant/Developer shall comply with the attached Engineering/ Public
Works Department, Building and Safety Division, and Fire Department

Conditions of Approval which are herein attached as Attachments B ( Engineering
Conditions), C ( Building and Safety Conditions), & D ( Fire Department

Conditions). 

7-675. It is preferable that the service station not be located on the internal road at
Access " A." If it must be located along this road, then the architectural building
elevations shall strictly adhere to the Specific Plan Design Guidelines. 

76. If the City Council approves, and the parties execute, a development
agreement applicable to the property, in the event of any direct and actual
substantive conflict between the terms of these conditions and the express
terms of the development agreement on the same subject, the development
agreement shall control. 

Notes: 

NS) - Non Standard Conditions
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Attachment A- 1

Mitigation Monitoring Program
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Engineering

Conditions of Approval



ENGINEERING CONDITIONS OF APPROVAL

DRB 009-003/ GREENSPOT VILLAGE & MARKETPLACE

PLANNING AREA 1

A - Required Prior to Map Approval
B - Required Prior to Building/ Construction Permit
C - Required Prior to Occupancy, 
D - Ongoing
E - Required Prior to Grading Permit

Non Standard Conditions

SOILS/ GRADING March 19, 2014

E 1. Submit a preliminary soils report addressing current site conditions, prepared by a
licensed Geotechnical Engineer, for review and approval by the City Engineer. 
Comply with the recommendations contained in the report and any amendments
thereof as approved by the City Engineer. 

E 2. Submit rough and/ or precise grading plans to the City Engineer for review and
approval. Include grading of the paseo in Planning Area 1 and Planning Area 2 to
accommodate drainage and/ or water quality Best Management Practices ( BMPs) for

the northerly part of Planning Area 1. Comply with the City of Highland grading
standards as shown on the grading plan checklist. 

D( deleted) 

Subrnit a grading i i approval by the Gity Engeneefand " i"" i _ - grading i" the

i iii" -i alignrnent of the future•• . SouthernCaliforniai- o-""-- -- - "-- 

along, BoulddeF Aventie, and within Plann.ing Afea 2 and Planning Area 3 of the
S1ldihlmmAr.-N& lilIffli - nemrading G i to • - i • 

E 4. The grading and landscaping plans must comply with the City' s sight distance
requirements at the project entrances and the signalized intersections.. Slope, 

landscaping, fencing, monument signs, and other objects in the line of sight must not

exceed thirty inches in height, measured from the flowline of the street. 

B 5. Submit the structural design and location for any required retaining walls for review
and approval by the City Engineer. 

E 6. Obtain approval by the City Engineer of a Category Water Quality Management Plan
WQMP), prepared in accordance with the document, " Model Water Quality

Management Plan Guidance," dated May 1, 2012. The WQMP shall ( 1) be prepared, 

signed, and sealed by a licensed Civil Engineer, (2) include site design, source control, 

and treatment control Best Management Practices (BMPs) appropriate for residential

development, (3) include a BMP implementation, operation, and funding mechanism, 
and ( 4) be certified by the project owner. The property owner shall also enter into a
stormwater BMP transfer, access, and maintenance agreement with the City on the
City form. Include a copy of the recorded agreement in the WQMP. 

Page 1 of 12



C* 7. Implement 'site design BMPs specified in the project EIR and conceptual WQMP

including, but not limited to: 

Construct pervious pavement and/ or pavers over approximately 30 percent of the
paved impervious areas. 

Construct raised curb landscaped parking lot islands containing a minimum of four - 
foot wide vegetated` swales between rows of parking spaces in every other row. 
Construct inlets to the on- site storm drain system at the downstream end of each

swale to prevent filtered water from flowing onto the parking lot. Vehic.les will be
permitted to overhang the vegetated swales. 

Construct vegetated swales along the Greenspot Road frontage within the public
right-of-way/ landscape easement, with inlets to the public storm drain system

placed at the downstream end of each swale. 

C* 8. Implement source control BMPs specified in the project EIR and conceptual WQMP

including, but not limited to: 

Convey drainage from rooftops directly to infiltration facilities utilizing underground
drainage systems. 

Install storm drain signage stencil at all drainage inlets. 

Design on- site improvements adjacent to trash .storage areas, fueling areas, 
maintenance bays, and loading docks, to prevent drainage run- on. 

C* 9. Implement treatment control BMPs specified in the project EIR and Conceptual WQMP

including, but not limited to: 

Install underground infiltration systems with hydrodynamic separator pre-treatment

devices (Contech CDS or equivalent) and an overflow outlet connected to a private
on- site drainage system. 

Install a media filter system (Contech Storm Filter or equivalent) to treat drainage

from the proposed gas station prior to conveying drainage to the underground
infiltration system. Utilize Caltrans tested and approved media filter systems. 

E 10. Submit an erosion control plan to minimize potential increases in erosion and sediment

transport during construction activity for City Engineer approval. Place erosion control

measures during and/ or after grading work as required by the City Engineer. 

D* 11. Implement erosion control Best Management Practices including, but not limited to: 

Minimize the scheduling of soil disturbing activities during the wet season. 

Stabilize disturbed soil by means of hydraulic mulch, soil binders, geotextiles and

mats, or hydroseeding. ' 
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Preserve existing vegetation to the greatest extent practicable. 

Utilize temporary earth dikes or drainage swales to divert runoff away from
exposed areas and into more suitable locations. 

D* 12. Implement sediment control Best Management Practices including, but not limited to: 

Place gravel bags and fiber roll sediment filters around all storm drain inlets and

at the toe of slopes, and placed to intercept sheet flows. 

Place silt fencing along the perimeter of the site where storm water discharges, 
and around areas of soil disturbing activities, such as grading or clearing. 

1

Place check dams or sand bag chevrons in areas where high velocity runoff is
anticipated. 

Construct sediment basins to control internal erosion. 

D 13. Implement dust control measures during construction activities including, but not

limited to, daily watering of construction area as frequently as necessary during active
and inactive periods, utilizing soil emulsions, limiting construction vehicle speed to 15
miles per hour, stabilizing construction entrances to prevent trackout of sediments, and
street sweeping. 

B 14. Submit original wet signed and stamped rough grading certifications from the soils
engineer and the grading engineer, along with compaction reports, to the City
Engineer. 

C 15.' Submit original wet signed and stamped final grading certification from the grading
engineer, to the City Engineer. 

STREET IMPROVEMENTS

C* 16. Not Used

C* 17. ( Fifth Street between freeway ramps) 
In lieu of widening eastbound Fifth Street west of the northbound freeway off -ramp
from 40 feet to 56 feet south of street centerline to accommodate one additional

through lane in accordance with Exhibit J of the traffic study ( Interim Year Minimum

Improvements) and constructing a retaining wall at the freeway abutment 61 feet from
street centerline and four -foot eight -inch sidewalk in accordance with the City's Fifth

Street construction Plan prepared by HDR Engineering, Inc., pay the equivalent dollar
amount for the City's future use to construct the ultimate improvements at this location
according to the City' s Greenspot Road Master Plan. The equivalent dollar amount, 

as initially calculated and periodicals updated by the City, shall be applicable to Phase
1 of Planninq Area 1 of the Specific Plan and shall be paid incrementally based on the
percentage of area of development within Phase 1. 
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Greenspot from freeway to Access "C") 

deleted) • 

Construct street improverments on the noFth side of Greenspot Road from the

noFthbound freeway on- ramp to the east side of the Access " C', * Mtefseetooll Ill

aecofdance with the City's Greenspot Road constFuction plan dated November 20+ 2-, 

Including, • not lirnited • • • . • gutter, i r - -- _ - 
structural - - - 

consisting of 0. 65 -- asphalt - - r - • feet class

a six-foot rmeandering coneFete sidewalk, and decorative lighting. 
Install decorative

pavers across the entire width of the of Greenspot RoadfAceess "
All

Gfeenspot RoadAccess " C" in accordanee with the City's Greenspot Road

construction plan dated Novernber 2102. Constfuet a paved transiti6n east of Access

atht t fullstructufalsection fform existing to proposed -- r - -- - - 

C* 19. ( Greenspot at northbound ramp) 
Construct In lieu of constructing a second westbound right -turn pocket at the

northbound freeway on- ramp in addition to the single westbound right -turn pocket
shown on the City's Greenspot Road construction plan dated November 2012, pay the
equivalent dollar amount for the City' s future use to construct the ultimate

improvements at this location according to the City' s Greenspot Road Master Plan. 
The equivalent dollar amount, as initially calculated and periodically updated by the
City, shall be applicable to Phase 1 of Planning Area 1 of the Specific Plan and shall
be paid incrementally based on the percentage of area of development within Phase
1. 

C* 20. ( Westerly Access) 
Construct a 56 -foot wide drive aisle at the Westerly Access, a street type

a southbound left -turn lane, and a southbound

through/ right-turn lane, a westbound right -turn - 

and a eastbound left-ttirn . Remove the reverse curve in the drive aisle and

align the project entrance with the existing entrance south of Greenspot Road. If

modification to the existing traffic signal is required, submit a signal modification plan

to the City Engineer for review and approval. 

C* 21. ( Access "A") 
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Construct a 71 -foot wide drive aisle at Access " A" with a 6 -foot wide raised curb

landscaped median, a street type with 35-foota

southbound right -turn lane, a southbound through lane, and a southbound left -turn

lane, a westbound Fight-ttim- left- 

turn poekets, and a 60 -foot bus ttifnotit west of the Align the project

entrance with the existing entrance south of Greenspot Road. Modify the Greenspot
Road striping to provide a second eastbound left -turn pocket. 

C* 22. ( Access " B") 

deleted) 

Gonstruct• • - - - - - - - _ - - r r11 C1 %.)% J- IUVL VVIUU UIIVC;VVZUY' 

approach anud 25 -foot etjfb return

to provide 21 feet _- 1 4L - _ - • - U, L_ - _ - R = TV C1 I N , C1 - Z) i91 IWWHTI• • 

lane) left -turn eastbound• - 

C* 23. ( Access "C") 

Construct private street improvements on Access " C" from Greenspot Road to the

northerly project boundary including, but not.limited to, asphalt concrete pavement with
a structural section designed for a 20 -year life, concrete curb and gutter, a 10 -foot

wide landscaped median, and a private lighting system. Construct

a southbound right -turn

Fane, a southbound through lane, and a southbound left -turn lane, a westbound

ri
tufn pocket, 2 westbound left -turn pockets, 2 eastbotind left -turn pockets, and a bus

turnotit west of the Align the entrance with the future development south

of Greenspot Road. Access "C" shall be 71 feet wide from Greenspot Road to the first
intersection and 58 feet wide from the first intersection to the northerly project
boundary. Modify the Greenspot Road striping to provide a second eastbound left -turn
pocket. 

Gonstruet a righit- in/ right-odt access at Access " D" with a 30 -foot wide driv

appFeach and 25 -foot eurb rettifn

radii
On accordance with Gotinty 'Standard 112.91

rnodifiedto provide 21 - - frorn the • - - the sidewalk, right -turn

westbound left -turn poeket, and an eastbodnd left -turn poeket. 

Greenspot - i

deleted) 

northbodnd ffeeway on- rafflp to the east side of the Access " C" interseetooll III

accordance with the rGity' s GFeenspot Road eonstfuction plan dated Novefflber 2012. 
The landscaped -- - - curb

shall be extended - inches - the street - • - • 

C* 26. ( Greenspot land scaping/ streetscaping) 
Install rnedian landseapirrT, streetscaping, monument signs, decorative and

decorative bus shelters on Greenspot Road from the northbound freeway on- ramp to
the east side of the Access "C" intersection as required by the City Engineer and City
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Planner in ace-cidanee with the 631ity' s Greenspot Road construction plan dated

November • 

C* 27. ( Greenspot street lights) 

deleted) 
install

City owned decorative LED street lights and
eleetfical systern on Greenspot

Road as specified by the G-11ty Engineer. Pay Southern Califofnia Edison to
the street lights— 

C* 28., ( Greenspot traffic signal) 

Construct a traffic signal utilizing a video detection system at the intersection of
Greenspot Road and Access " C," as approved by the City Engineer. Design and

9ns#a Connect to the fiberoptic interconnect system on Greenspot Road to connect

the traffic signals on Greenspot Road at the freeway ramps, the Westerly Access, 
Access 'A" Access " C," and Boulder Avenue. Install any necessary hardware and
software. Provide a coordinated timing analysis. 

C* 29. ( Northbound off -ramp) 
deleted) 

Construet an add0fional left -turn ' ane and an additeona' raght-ttifn ' ane on the

northbound freeway off ramp in accordance with the City's Greenspot Read

eonstruction plan dated Novernber 20+2-. 

C* 30. ( Southbound off -ramp) 
In lieu of restriping Restripethe southbound appproach to provide a left -turn lane, and
a shared left/ through/ right-turn lane on the southbound freeway off ramp in

accordance with Exhibit J of the traffic study ( Interim Year Minimum Improvements)- 

Alternatively, in lieu of constructing the Fequired improvernents, the applicant fflay
choose to pay the equivalent dollar amount for the City's future use to construct either

the ultimate improvements at this location

according to the City's Greenspot Road Master Plan. The equivalent dollar amount, 

as initially calculated and periodically updated
detefrni

by the City Engineeir, shall
be applicable to Phase 1 of Planning Area 1 of the Specific Plan and shall be paid
incrementally based on the percentage of area of development within Phase 1. 

C 31. Install traffic control signs and pavement markings, with locations and types approved

by the City Engineer. 

E 32. Submit engineering plans for street improvements, a traffic signals, traffic

and striping to the City Engineer for review and approval. Indicate the

location of any existing utility/facility which would affect construction on plans and
profiles. Comply with the City design standards as shown on the street and storm
drain improvement checklist. 

B 33. Design public improvements including sidewalk, driveway approaches and access
ramps in accordance with all requirements of the State of California Accessibility
Standards, Title 24 California Administrative Code. 
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C 34. Submit "Record Revisions" to all plans to reflect the improvements as constructed, and

any changes made during construction. 

FIRTTATINTATON

deleted) 

6onstftiet a public storm drain - y- --- - Greenspot Road fform City 6reekthe east
sode of the Access " C" intersection in accordance with the City's GFeenspot Road
construction plan dated ov=-- i- • 12. Constructdr : ": i= lets on both d_

Greenspot Road as approved by the City En.gineer. 

E* 36. Construct on- site improvements to drain the entire site southerly to the storm drain in
Greenspot Road via a private underground drainage system. Design the on- site

drainage system to discharge flows from Planning Areas 1, 2, and 3 in the amounts

of 50 cfs at the Westerly Access, 100 cfs at Access "A," and 50 cfs at Access " C." 

Extend the on- site drainage facilities to the northerly and easterly property lines of
Planning Area 1 and size the on- site drainage facilities to accept ( 1) the post

development 100 -year storm flow from Planning Areas 1, 2 and 3, and the future

development area westerly of Planning Area 2 and ( 2) flows exceeding the capacity
of water quality facilities in Planning Area 1. 

E* 37. Submit engineering plans for public and private drainage systems to the City Engineer
for review and approval. Indicate the location of any existing utility/facility which would
affect construction on plans and profiles. Comply with the City design standards as
shown on the street and storm drain improvement checklist. 

E* 38. If a Letter of Map Revision ( LOMR) to amend the Flood Insurance Rate Map ( FIRM) 

to eliminate the need for the City Creek levee to protect the project from potential
flooding has not been issued by the Federal Emergency Management Agency
FEMA), design and construct flood control and/ or flood protection measures required

to remove the .project from Special Flood Hazard Area Zone A on the FIRM in

accordance with the FEMA requirements. Obtain a Conditional Letter of Map Revision
from FEMA prior to issuance of a grading permit and obtain a LOMR from FEMA prior
to occupancy of any building. 

E* 39. Prepare a hydrology study to determine storm runoff quantities tributary to and
generated by the entire Specific Plan, and an on-site drainage system master plan for
the entire Specific Plan, for review and approval by the City Engineer. Include

hydraulic calculations to determine the size and type of all drainage facilities. 

MAP/ DEDICATION/ ANNEXATION

DC* 40. Apply to the City to annex the area within the entire Specific Plan into the City' s
Landscape Maintenance District ( LIVID) for maintenance of median and frontage

landscaping, parkway vegetated swales, and decorative streetscaping and signage

along Greenspot Road. Sign a ballot prepared by the City within 30 days of Specific
Plan approval agreeing to the annexation and amount. of assessment. Median

landscaping, frontage landscaping, parkway vegetated swales, and decorative
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streetscaping and monument signs sage, will be maintained by the City utilizing
LIVID revenue. 

DE* 41. Apply to the City to annex the entire Specific Plan into the City' s Street and Storm
Drain Maintenance District for maintenance of the public storm drain within Greenspot

Road. Sign a ballot prepared by the City within 30 days of Specific Plan approval
agreeing to the annexation and amount of assessment. 

A* 42. Move the northerly line of Planning Area 1 to include the paseo improvements westerly
of Planning Area 2. 

B* 43. ( deleted) 

Gity' s Greenspot Road Construetion Plan dated November 2012. Bedweate right -&-- 

wit Grant the property, to Caltrans in fee title, on Greenspot Road to accommodate
a second westbound right - turn pocket at the northbound freeway on- ramp in addition
to the single westbound right - turn pocket shown on the City' s plan. 

A* 45. Dedicate a 10 - foot wide minimum landscape easement across the Greenspot Road
frontage, in addition to the required street right- of- way, as required by the City
Engineer. The exact dimensions of the landscape easement will be determined at the

time on- site improvement plans have been prepared. 

A* 46. Reserve a reciprocal private easement in favor of the parcels within Planning Area 1
for drainage, utilities, parking, and pedestrian and vehicular access. 

A* 47. Grant a private easement in favor of Planning Area 2 and Planning Area 3 for
drainage, utilities, and pedestrian and vehicular access, including emergency access
from the southwest corner of Planning Area 2. 

A* 48. Acquire a private easement across Planning Area 2 for construction and maintenance
of offsite private drainage and water quality facilities. 

A* 49. Grant a private easement in favor of Parcels 2 and 3 across Planning Area 1 for
construction and maintenance of Access " C" private street improvements from

Greenspot Road to Planning Area 2. 

E* 50. Acquire a public road easement from the owner of the property south of Greenspot
Road necessary for construction and maintenance of the new traffic signal to be
installed at the Access " C" intersection. 
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Gity' s Greenspot Road Construetion Plan dated November 2012. Bedweate right -&-- 

wit Grant the property, to Caltrans in fee title, on Greenspot Road to accommodate
a second westbound right - turn pocket at the northbound freeway on- ramp in addition
to the single westbound right - turn pocket shown on the City' s plan. 

A* 45. Dedicate a 10 - foot wide minimum landscape easement across the Greenspot Road
frontage, in addition to the required street right- of- way, as required by the City
Engineer. The exact dimensions of the landscape easement will be determined at the

time on- site improvement plans have been prepared. 

A* 46. Reserve a reciprocal private easement in favor of the parcels within Planning Area 1
for drainage, utilities, parking, and pedestrian and vehicular access. 

A* 47. Grant a private easement in favor of Planning Area 2 and Planning Area 3 for
drainage, utilities, and pedestrian and vehicular access, including emergency access

from the southwest corner of Planning Area 2. 

A* 48. Acquire a private easement across Planning Area 2 for construction and maintenance
of offsite private drainage and water quality facilities. 

A* 49. Grant a private easement in favor of Parcels 2 and 3 across Planning Area 1 for
construction and maintenance of Access " C" private street improvements from

Greenspot Road to Planning Area 2. 

E* 50. Acquire a public road easement from the owner of the property south of Greenspot
Road necessary for construction and maintenance of the new traffic signal to be

installed at the Access " C" intersection. 
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E* 51. In the event the Applicant fails to acquire the required off-site property interests
necessary for public improvements, the Applicant shall request the City to acquire the
off-site property interests. The Applicant shall provide evidence of attempts to acquire

the required off-site property interests and shall enter into an agreement with the City
committing to complete the improvements pursuant to Government Code Section
66462 after the City has acquired the property interests. Such agreement shall

provide for payment by Applicant of all costs incurred by City to acquire the off-site
property interests. Security for a portion of these costs shall be in the form of a cash
deposit in the amount given in an appraisal report obtained by the City, at the

Applicant's cost. 

E* 52. Establish a legal mechanism for maintenance and operation of the private street on

Access "C" from Greenspot Road to Planning Area 2 among the owners of Planning
Areas 1, 2 and 3. 

B 53.. Record a Parcel Map with the San Bernardino County Recorder pursuant to the
provisions of the State Subdivision Map Act. 

A 54. At the time of Parcel Map submittal, the following shall be submitted: Traverse

calculations (sheets), copies of recorded maps and deeds used as reference and/ or

showing original land division, tie notes and bench marks referenced, and a current

title report. The traverse calculation sheets shall show error of closure. Inverse

calculations will not be acceptable for plan check review. 

A 55. Include an Improvement Certificate/Statement on the Parcel Map in accordance with
Section 66411. 1 of the Subdivision Map Act. 

B 56. Submit a duplicate photo mylar of the map recorded with the San Bernardino County
Recorder. 

FEES/ PERMITS

C* 57. Make a cash payment for one year of maintenance of frontage and rne

landscaping on Greenspot Road. Maintenance will be provided by the City through
the Landscape Maintenance District after a one year maintenance period provided by
the applicant and acceptance of the landscaping by the City. City inspections are
required by Public Works..and the City' s Landscape Architect at the beginning and end
of the one year maintenance period. 

C* 58. Pay Post 2030 fair share traffic mitigation fees for all locations inside or outside of the
City of Highland impacted by development of the Specific Plan as identified in the
traffic study prepared for the Specific Plan. The amount of mitigation fees required of

the Specific Plan shall be based on ( 1) the percentage of project traffic as calculated

in the traffic study, and ( 2) cost estimates .of the improvements as initially calculated
and periodically updated by the City. The amount of traffic mitigation fee applicable

to each phase of development shall be calculated based on the area within that phase
as a percentage of area within the entire Specific Plan, regardless of land use

designation of said phase. Pay the traffic mitigation fee for the entire phase prior to
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occupancy of the first building located in that phase. Provide, for City review, updated
tables in the traffic study showing the locations of the mitigation improvements and the
project fair share percentage. Also include the Greenspot Road/ Church Street

intersection in the fair share calculation. For the three locations (Fifth Street between

the freeway ramps, an additional westbound right -turn lane on Greenspot Road at the
freeway on- ramp, and the southbound off -ramp), where the applicant is conditioned

by the City to pay an equivalent in -lieu fee for the Interim Year
Minimum Improvements, the amount of Post 2.030 mitigation fee applicable to the two

locations will be reduced by the equivalent cost of the Minimum Improvements. 

B* 59. Pay $ 207, 308. 18 prior to issuance of the first building permit in Phase 1 and

166, 090.61 prior to issuance of the first building permit in Phase 2, to reimburse the
City for the project share advanced by the City on behalf, of the applicant for the
existing traffic signals at the Westerly Access and Access "A," respectively. The entire

arnotint of FeirnburseFnent is due to the %r-.,IfL;YF pnof, to Ossuanee of the first building pe

C* 59. 1 Reimburse the City the cost associated with the design and construction of electric
distribution conduits and conductors attwo locations crossing Greenspot Road that are
needed to serve future development, within the Specific Plan. 

D* 59. 2 Start construction to underground the existing overhead electric distribution lines and
telecommunication lines on the 66kv pole line, and the east/west telecommunication

lines within the Specific Plan and crossing Boulder Avenue, no later than six months

after the 66kv undergroundinq has been completed and the transmission portions of
the poles have been removed by Southern California Edison. If the undergroundinq

of the distribution lines and telecommunication lines has been otherwise completed
by the City, reimburse the costs incurred by the City associated with such

undergrounding work prior to first building permit. 

D* 60. Pay City processing fee for application of Development Impact Fee ( DIF) credits for

street, traffic, drainage, and median improvements pursuant to adopted City Council
DIF Credit Policy. " 

D 61. Pay appropriate Engineering fees for district annexation, plan check, WQMP review, 

traffic report review, hydrology study review, structural calculation review, on- site and
off-site inspection, utility excavation permits, GIS map plan update, microfilming and

storage of maps and plans, and other required fees. 

D 62. Obtain a permit from Engineering prior to any on- site construction or construction
within the public right-of-way. 

A 63. Post a deposit for monumentation based on an estimate of the cost to perform the
work by the project surveyor or engineer. The deposit shall not be released prior to

written verification from the surveyor or engineer that the monuments have been set
and payment for the work has been received. 
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E 64. Post a deposit for erosion control based on an estimate of the cost to perform the work

by the project surveyor or engineer. The Deposit shall not be released prior to

completion of all on- site construction. 

UTILITIES/ CONSTRUCTION

C* 65. Underground all existing overhead utilities, and remove utility poles along -the
within the Specific Plan. 

deleted

the existing - --. G •• r eleetrie tral-1%. 11--- -- i- -- which islocated- G - i

the south side of Greenspot Road and aa! Uoln g the pfivate road at Aecess " C" to a nelvv

a Ignrnent along Boulder Avenue, Webster Street, the private streets On Plann ln gj A ru:,:% 
2, and 6alhodn Street. Gonstruct the new 66kv line undergFou

B* 67. Submit a Composite Utility Plan indicating the location of all above ground and flush
mount water, electric, cable TV, internet, and telephone utility structures prior to City
issuance of utility permits. 

E 68. Obtain written permission from the adjoining property owners, Caltrans, and San

Bernardino County Flood Control District, for offsite grading and/ or construction. 

E 69. Install. construction fencing and screening in accordance with Building and Safety
Division Policy 335. 

C 70. Reconstruct existing public improvements removed or damaged during construction. 
Pavement repair, which may include A.C. overlay, T -cut trench repair and/ or slurry seal
shall be across all or a portion of damaged pavement caused by this project as
determined by the City Engineer. . 

C 71. Coordinate, and where necessary, pay for the relocation of any existing public utilities
as necessary. 

C, 72. Provide all utility services to each building, including sanitary sewers, water, electric
power, gas, cable TV, internet, and telephone. All utilities are to be underground. 

E 73. Comply with applicable requirements of the National Pollutant Discharge Elimination
System (NPDES) permit program. Provide written verification from the Regional Water

Quality Control Board specifying the project' s WDID number. 

B 74. Destroy any abandoned wells on the property or similar structures that might result in
contamination of underground waters in a manner approved by the City Engineer. 

B 75. All underground structures, except those desired to be retained, must,be broken in, 

backfilled, and inspected before covering. 

D 76. Comply with the prevailing City design and construction standards and requirements
at the time of permit issuance. 
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C* 77. Prior to occupancy of any building in Phase 1, 2 or 5, of Planning Area 1, construct all

required public improvements from east Wes of the

northbound soa hbot freeway ramps to the east side of Access "A." 

C* 78. Prior to occupancy of any building in Phase 3 or 4, construct all required public

improvements from east wes of the northbound

s-outhbo ind freeway ramps to the east side of Access " C." > 

V:\ 11939900\ 119399 PA1 031914 Conditionsmpd

DRB 009- 003/ PA 1 Page 12 of 12 March 19, 2014



Building & Safety

Conditions of Approval



Building and Safety Division Conditions of Approval (Commercial) 

Date: March 4, 2013

Applicant: Greenspot Village & Marketplace

Address of Applicant: 

Site Location: Greenspot and Boulder

Telephone: 

File / Index No.: GPA -009-002, DRB 009- 003 and 004

Provide two ( 2) of the following construction plans and information for review of the proposed
project. Initial plan review usually will take three weeks on most projects. You will receive a

plan review number at the time you submit plans for the proposed project. This number will be

needed to obtain information regarding your plan review. 

Sets

2) Architectural Plans

2) Structural Plans

2) Structural Calculations

2) Plot/Site Plans

2) Electrical Plans

2) Electrical Load Calculations

2) Plumbing Plansdsometrics
2) Mechanical Plans

2) Duct layout Plans

2) Roof and Floor Truss Plans

2) Title 24 Energy Calculations
2) Geology Report
2) Soils Report

2) Grading Plan
2) Precise Grading Plans
2) Disabled Access Plan

2) Condition of Approval Packages

2) Temporary Fence Plan
2) On -Site Development Plan

Separate permits and calculations will be required for on- site improvements such as: parking lot

and walkway light standards, flag poles over 20 -feet in height, patio covers, canopies, trellis', 
monument and wall signs, garden and retaining walls, trash enclosures, etc. 

Notify the Building Division at plan submittal, if Certified Access Specialist Program ( CASp) 
compliance is requested per CA Senate Bill 1608. Additional fees are required for review and
inspection. 



Please Note: the 2010 California Building Code series is currently in effect. Project plans
submitted after .lanuary 1, 2014 will need to be designed per the 2013 California Building
Code series. 

Prior to the project final, provide the Building and Safety Division with an electronic copy of the
approved plans, including all approved changes and as -built, in PDF or TIF format. 

General Conditions

All structures shall be designed in accordance with the 2010 California Building Code, including
the California Green Building Standards Code as adopted by the City of Highland, Ordinance
No. 357. Design all structures to comply with Seismic Design Category D, basic wind speed 85
MPH, at exposure " C." Approved projects which delay plan submittals may need to design their
project to the state adopted code series in effect at the time of submittal. 

Building and Safety inspection requests can be made 24 hours in advance for the next day
inspection. Please contact ( 909) 864- 2136, Ext 228. If' your inspection request is left on
another phone extension, your inspection will not be performed. You may also fill out an
inspection request at the Building and Safety counter. The request must be given to the front

counter receptionist for the next day inspection. 

The Developer/Owner is responsible for the coordination of releasing any Deferral of

Development Impact Fees or Bonds after such fees have been paid. The Developer/Owner

should be aware, once the deferral is sent to the San Bernardino County Recorders Office; the

release process takes two to three weeks. This process will delay final Certificates of

Occupancy. 

The issuance of Temporary or Conditional Certificate of Occupancy may be requested prior to
occupancy if certain identified conditions or issues have not been completed with the explicit
approval of all departments or agencies. A separate permit for the additional inspections will be

required in order to obtain the Temporary or Conditional C of O. 

The Developer/ Owner is responsible for the coordination of the final occupancy.' The

Developer/ Owner shall request clearances from each department and/ or agency at least two
weeks prior to requesting a final building inspection from Building and Safety. Each agency

shall sign the back of the Building and Safety Job Card and provide a copy of the signatures to
Building and Safety at the time a final inspection is requested. 

A security fence with screening must protect all construction sites. The fencing and screening
shall be maintained at all times to protect pedestrians. Building Department approval must be
secured prior to removal. See Construction fencing requirement policy. 

Toilet facilities shall be provided for construction workers and such facilities shall be maintained

in a sanitary condition. Construction toilet facilities of the. non -sewer type shall conform to

ANSI ZA.3. 



All construction debris shall be recycled pursuant to the requirements set forth by Ordinance No. 
269. Receipts from the recycle company responsible for picking up the materials shall be kept in
the construction office. After the construction is complete and before either temporary or final
occupancy, the receipts shall be forwarded to the Planning Division. 

Construction projects, which require temporary electrical power, shall obtain an Electrical Permit
from Building and Safety. No temporary electrical power will be granted to a project unless one
of the following items is in place and approved by Building and Safety and the Planning
Division. 

a) Installation of a Construction Trailer through the Temporary Occupancy Permit
TOP) procedure, or: 

b) Security fenced area where the electrical power will be located. 

Installation of construction/ sales trailers must be located on private property. No trailers can be

located in the street unless a permit from the Engineering Department is obtained. 

Project Conditions

Attached to the approved plans are Building and Safety Policies, which are part of the Condition
of Approval for this project. 

1. Fire Sprinklers are required by Ordinance 209. Submit Fire Sprinkler Plans to the Fire

Marshal located at 27215 Base Line, Highland CA. Please contact the Fire Marshal. for

information on the design requirements. ( 909) 864- 2136, ext. 248. , 

2. Prior to the issuance of Building Permits, on site water service shall be installed and
approved by the responsible agency. On site Fire Hydrants shall be approved by the Fire
Department. No flammable materials will be allowed on the site until the Fire Hydrants

are established and approved. No flammable construction materials shall be placed on

the site without approvals by the Fire Department. All street and access roadways around

the project shall be paved for emergency response vehicles before flammable materials
are placed on the project. 

3. Prior to issuance of permits, site -grading certifications shall be submitted to Building and
Safety. Compaction reports shall accompany certifications. 

4. Prior to issuance of building permits, provide a receipt from the Unified School District
stating that all school fees have been paid. This project is located in the Redlands

Unified School District. 

5. Prior to issuance of building permits, provide Building and Safety with a Sewer and
Water availability letter from fast Valley Water District. (909) 888- 8986

6. The property shall be connected to East Valley Water District sewer service. If the sewer

is not available, provide Building and Safety with a letter from East Valley Water District



explaining that the sewer is not available to the site and the building can be serviced by a
private septic system. The letter is required prior to plan review process. 

7. All construction projects shall comply with the NPDES Storm water Best Management
Program. Prior to permit issuance submit copy of the Water Quality Management
Program Report. ( WQMP) 

8. Prior to issuance of building permits, provide Building and Safety with approvals from
City of San Bernardino Water Department, Environmental Control Section for
Grease/ Sand interceptors. ( 909) 384- 5383

9. Prior to occupancy, provide Building and Safety with a copy of the San Bernardino
County Fire Department Hazardous Materials Division " Certified Unified Program

Agency" or CUPA approval. ( 909)- 386- 8401

Development Code Regulation

1. All residential dwelling units shall be equipped with security lighting affixed to the
exterior of each garage door and/or above the exterior of each front and rear man doors. 

a) Motion sensor devices shall activate lighting. 
b) Lights shall be installed a minimum of eight feet above grade and shall be hard

wired into the electrical power source. 

c) Lights shall be shielded and directed away from surrounding residential uses and
shall not blink, oscillate or be of unusually high intensity. 

Amendments to the PlumbinjZ Code
1. Due to pinhole leaks in copper piping within the area east.of City Creek, staff

recommends the use of alternative approved materials for the water system piping. 
Copper pipe may be used in buildings if a letter from the owner of the. building is
submitted to Building and Safety accepting liability for future copper pipe failures in the
structure. If copper pipe is proposed, Type K shall be used both below and above the

ground. Water supply lines to fixtures should be plumbed in stainless steel -or other
approved materials. 



Fire Department

Conditions of Approval



CITY OF HIGHLAND

FIRE DEPARTMENT

FIRE PREVENTION DIVISION

FIRE PROTECTION

DATE March 10, 2014 PAGE 1 OF' 6

FOR (NAME) : GREENSPOT VILLAGE / COMMERCIAL

ADDRESS GREENSPOT & BOULDER
A tiered level of mitigation options has been developed and listed below are the systems and/or modifications
required for your project. Compliance of the following items are a condition. of FINAL OCCUPANCY APPROVAL. 
These conditions are required as acceptable solutions to the adverse fire conditions impacting fire fighting and
emergency operations accompanying the site/area. They will either assist in detection and extinguishment of the
fire and/or facilitate the anticipated emergency operations. 

THIS PROJECT IS PROTECTED BY THE CITY OF HIGHLAND FIRE DEPARTMENT / CAL - 

FIRE / CALIFORNIA DEPARTMENT of FORESTRY and FIRE PROTECTION. 

PRIOR TO ANY CONSTRUCTION OCCURRING ON ANY PARCEL, THE APPLICANT

SHALL CONTACT THE CITY OF HIGHLAND FIRE MARSHAL OFFICE FOR, 

VERIFICATION OF CURRENT FIRE PROTECTION DEVELOPMENT REQUIREMENTS. 

ALL NEW CONSTRUCTION SHALL COMPLY WITH THE EXISTING CALIFORNIA FIRE

CODE AND ALL APPLICABLE STATUTES, CODES, ORDINANCES, STANDARDS AND

POLICIES , OF THE CITY OF HIGHLAND FIRE DEPARTMENT/ FIRE PREVENTION

DIVISION / CAL -FIRE / CDF. 

1. HF7: FIRE DEPARTMENT ACCESS ROAD(s); PUBLIC/PRIVATE STREET(s); SHALL MEET THE FIRE

DEPT. MINIMUM WIDTH STANDARD OF TWENTY-FOUR ( 24) FEET. ACCESS ROADS SHALL BE

PAVED ( ASPHALT/CONCRETE) AND IN PLACE PRIOR TO PLACEMENT OF COMBUSTIBLE

MATERIAL ON SITE. FIRE DEPARTMENT MINIMUM PAVING THICKNESS SHALL BE NO LESS

THAN FOUR ( 4) INCHES. THIS STANDARD SHALL NOT LESSEN OTHER AGENCY

REQUIREMENTS. 

CFC APPENDIX D

2. HF8: FIRE DEPT. ACCESS ROAD(s); PUBLIC/ PRIVATE STREET( s); AND RESIDENTIAL

DRIVEWAYS SHALL HAVE A MINIMUM VERTICAL CLEARANCE OF THIRTEEN ( 13) FEET -SIX ( 6) 

INCHES. CFC 503.2. 1

3. HF10: DRIVEWAYS EXCEEDING 150 FEET SHALL HAVE A FIRE DEPARTMENT APPROVED TURN- 
AROUND AT THE TERMINUS ( HAMMER -HEAD TEE). CFC 503. 1. 1 / APPENDIX D, D103.4

4. HF11: FIRE DEPARTMENT ACCESS ROADWAY(s) AND/OR PUBLIC/ PRIVATE STREET(s) 

EXCEEDING ONE HUNDRED FIFTY ( 150) FEET IN LENGTH SHALL HAVE A FIRE DEPT. 

APPROVED TURN -AROUND AT THE TERMINUS ( CUL-DE-SAC). MINIMUM RADIUS SHALL BE NOT

LESS THAN 48 FEET. CFC 503. 1. 1 / APPENDIX D, D103.4



5. HF12: FIRE DEPARTMENT ACCESS ROADWAY(s); PUBLIC/PRIVATE STREET(s) AND DRIVEWAYS
SHALL NOT EXCEED 10% GRADE. CBC 503.2. 7 / APPENDIX D, D103.2

6. HF13: FIRE DEPARTMENT ACCESS ROADWAY(s); PUBLIC/ PRIVATE STREET(s) AND DRIVEWAYS
SHALL EXTEND TO WITHIN ONE HUNDRED FIFTY ( 150) FEET OF AND SHALL GIVE

REASONABLE ACCESS TO ALL PORTIONS OF THE EXTERIOR WALLS OF THE FIRST STORY OF
ANY BUILDING. 

CFC 503. 1. 1 / 503.2. 2
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7. HF15: THE DEVELOPMENT AND/OR PROJECT, AND EACH PHASE THEREOF, SHALL HAVE A

MINIMUM OF TWO ( 2) REMOTE POINTS OF ACCESS, A SECONDARY ACCESS, FOR FIRE AND
OTHER EMERGENCY EQUIPMENT AND FOR ROUTES OF ESCAPE WHICH WILL SAFELY

HANDLE EVACUATIONS. CFC 503. 1. 2

8. HF17: THE PUBLIC AND/ OR PRIVATE ROADWAYS SERVING THIS PROJECT SHALL BE NAMED

PURSUANT TO THE CITY'S STANDARDS AND PROCESS SET FORTH IN THE PLANNING

CONDITIONS. CFC 505.2

9. HF18:. STREET NAME SIGNS SHALL BE INSTALLED WITH APPROVED NAMES IN COMPLIANCE

WITH PLANNING CONDITIONS. CFC 505.2

10. HF19: MANUAL OPERATED GATE(s) ACROSS FIRE DEPARTMENT ACCESS ROADWAY(s), 

PUBLIC AID/OR PRIVATE STREET(s) AND DRIVEWAYS, SHALL BE EQUIPPED WITH APPROVED

EMERGENCY KEY -OPERATED (" KNOX" TYPE) LOCK(s). FOR AUTOMATIC GATE(S), AN H -KEY

AND A " KNOX" KEYED EMERGENCY ACCESS SWITCH, SHALL BE INSTALLED, AT LOCATION

DETERMINED 'BY FIRE DEPARTMENT, AND SHALL OVER -RIDE ALL COMMAND FUNCTIONS AND
OPEN GATE AUTOMATICALLY UPON ACTIVATION. ALL AUTOMATIC GATES SHALL HAVE A

MANUAL OVER -RIDE FOR USE DURING LOSS OF ELECTRIC POWER. " KNOX BOX" REQUEST

FORM IS AVAILABLE FROM THE FIRE DEPARTMENT. CFC 506

11. HF21: ADDRESS NUMBERS SHALL BE PLACED ON ALL NEW AND EXISTING COMMERCIAL, AND

MULTI -FAMILY RESIDENTIAL STRUCTURES IN SUCH A MANNER AS TO BE PLAINLY VISIBLE AND

LEGIBLE FROM THE ACCESS ROADWAY OR STREET. 

STRUCTURES SHALL HAVE NUMBERS OF 8" HEIGHT, 3/8" STROKE ON CONTRASTING

BACKGROUND. ADDRESS NUMBERS SHALL BE ILLUMINATED SO AS TO BE VISIBLE AND

LEGIBLE FORM ACCESS ROADWAY OR STREET. 
INDUSTRIAL OCCUPANCIES SHALL HAVE ADDRESS NUMBERS OF 12" HEIGHT, '/ 2" STROKE AND

SHALL BE ILLUMINATED SO AS TO BE VISIBLE AND LEGIBLE FORM ACCESS ROADWAY OR

STREET. 

WHERE STRUCTURE SETBACK EXCEEDS ONE HUNDRED ( 100) FEET FROM THE ACCESS

ROADWAY OR STREET, ADDITIONAL NON -ILLUMINATED NUMBERS 6" IN HEIGHT, 3/8" STROKE, 

ON CONTRASTING BACKGROUND SHALL BE DISPLAYED AT PROPERTY ACCESS ENTRANCE
CFC 505. 1

12. HF22: COMMERCIAL RETAIL STRUCTURES WITH REAR ACCESS SHALL PLACE ADDRESS
NUMBERS ON REAR ENTRY DOORWAYS, 4" IN HEIGHT, 3/ 8" STROKE, ON CONTRASTING

BACKGROUND. CFC 505. 1

K



13. HF23: PRIOR TO FINAL, THERE SHALL BE POSTED, AT EACH ENTRANCE OF THE COMPLEX. AN

ILLUMINATED DIAGRAMMATIC REPRESENTATION OF THE COMPLEX SHOWING THE

LOCATIONS OF THE VIEWER, THE UNIT DESIGNATIONS WITHIN THE COMPLEX AND THE

LOCATIONS OF FIRE HYDRANTS. THE DEVELOPER SHALL SUBMIT A DRAWING DETAIL TO THE

FIRE DEPARTMENT FOR APPROVAL. CFC 510

14. HF24: " NO PARKING — FIRE LANE" SIGNS SHALL BE POSTED AT LOCATIONS DESIGNATED BY
FIRE DEPARTMENT. FIRE LANE CURBS SHALL BE PAINTED RED WITH WHITE LETTERS

STATING " NO PARKING— FIRE LANE". CFC / APPENDIX D, D103.6

15. HF25: REQUIRED FIRE FLOW FOR THIS PROJECT, DETERMINED BY THE CURRENT EXISTING

CALIFORNIA FIRE CODE AND THE I. S. O. FORMULA, AS FOLLOWS: 

COMMERCIAL; GPM = 3,500; AT 20 PSI RESIDUAL; FOR 3 HOUR DURATION. 

SYSTEM SHALL BE LOOPED WITH MINIMUM EIGHT ( 8) INCH MAINS; SIX ( 6) INCH, LATERALS, SIX

6) INCH RISERS; SIX ( 6) INCH DIA. HYDRANTS WITH TWO 2'/ 2" OUTLET(s) AND ONE 4" OUTLET. 

CFC. 508 / APPENDIX B AND APPENDIX C

16. HF26: TWO SETS OF WATER DELIVERY SYSTEM PLANS, DESIGNED TO MEET THE REQUIRED

FIRE FLOW FOR THIS PROJECT AND/OR DEVELOPMENT, SHALL BE SUBMITTED TO THE FIRE
DEPARTMENT FOR APPROVAL. CFC 501. 3

17. HF27: APPLICANT -DEVELOPER SHALL PROVIDE THE FIRE DEPARTMENT WITH A LETTER FROM

THE WATER COMPANY SERVING THE PROJECT -DEVELOPMENT, VERIFYING FINANCIAL
ARRANGEMENTS HAVE BEEN MADE AND BONDED FOR THE REQUIRED FIRE DEPARTMENT

APPROVED WATER IMPROVEMENTS. CFC 501. 3

18. HF28: FIRE HYDRANTS SHALL BE -INSTALLED AND OPERATIONAL AS PER APPROVED WATER
SYSTEM DELIVERY PLANS PRIOR TO ANY FRAMING, CONSTRUCTION OR DELIVERY OF

COMBUSTIBLE MATERIALS TO PROJECT SITE. CFC 501. 4 / CFC 1412

19. HF29: FIRE HYDRANT SPACING SHALL BE PER THE CURRENT CALIFORNIA FIRE CODE: 

COMMERCIAL RETAIL: 

FIRE HYDRANT(s) SHALL BE INSTALLED AT LOCATION( s) TO BE DETERMINED BY FIRE

DEPARTMENT. REQUIRED FIRE FLOW TO BE DETERMINED BY FIRE DEPARTMENT. MINIMUM

FIRE FLOW SHALL NOT BE LESS THAN 1500 GPM FOR RESIDENTIAL & 3000 GPM FOR

COMMERCIAL. CFC 508 / APPENDIX B AND APPENDIX C

20. HF30: ON SITE FIRE HYDRANT(s) YARD HYDRANT(s)- CAPABLE OF SUPPLYING REQUIRED

FIRE FLOW SHALL BE INSTALLED AT LOCATION( s) IDENTIFIED BY THE FIRE DEPARTMENT. 

SYSTEM SHALL BE LOOPED WITH MINIMUM EIGHT ( 8) INCH MAINS; SIX ( 6) INCH LATERALS, SIX

6) INCH RISERS; SIX ( 6) INCH DIA. HYDRANTS WITH ONE 2 '/ 2" OUTLET AND ONE 4" OUTLET. 

CFC SECTION 508 / APPENDIX B & C

21. HF31: APPROVED FIRE HYDRANT PAVEMENT MARKERS SHALL BE INSTALLED. 
CFC 104. 1; CFC 510. 1

w



22. HF32: A WATER STORAGE AND DELIVERY SYSTEM FOR TEMPORARY USE DURING
CONSTRUCTION AND MEETING FIRE DEPT. FIRE FLOW REQUIREMENTS SHALL BE INSTALLED
PRIOR TO FRAMING CONSTRUCTION OR DELIVERY OF COMBUSTIBLE MATERIALS TO PROJECT
SITE. CFC 1412. 1; NFPA — 1231

23. HF33: IN AREAS WITHOUT WATER -SERVING UTILITIES, A WATER STORAGE AND DELIVERY

SYSTEM FOR PERMANENT USE, SHALL BE BASED ON NFPA- 1231 AND THE CALIFORNIA FIRE
CODE. THE SYSTEM SHALL BE A MINIMUM STORAGE CAPACITY OF 5,000 GALLONS OR AN

APPROVED NFPA- 13. AUTOMATIC FIRE SPRINKLER SYSTEM WITH 10 MINUTE STORAGE. FIRE

SUPPRESSION SYSTEM SHALL BE INSTALLED PRIOR TO CONSTRUCTION AND SHALL BE
MAINTAINED AS A CONDITION OF OCCUPANCY. CFC 508; 1421. 1 & NFPA —1231; 22

24. HF36: AUTOMATIC FIRE SPRINKLERS SHALL BE INSTALLED ACCORDING TO NFPA 13 AND FIRE
DEPT. REQUIREMENTS. SUBMIT THREE ( 3) SETS OF SHOP PLANS WITH MATERIAL CUT
SHEETS AND HYDRAULIC CALCULATIONS, INDICATING THE TYPE OF OCCUPANCY, TYPE OF
MATERIALS TO BE STORED ( if any), FOR FIRE DEPT. REVIEW AND APPROVAL PRIOR TO ANY
INSTALLATION. SUBMIT COPY OF CALIFORNIA C- 16 LICENSE. CFC CHPTR 9; CFC 903; CBC; & 
MUNICIPAL CODE 8.24

25. HF37: AUTOMATIC FIRE SPRINKLER CONTROL DEVICES ( P. I. V & O. S.& Y.) SHALL BE VISIBLE

FROM FIRE DEPT. ACCESS ROADWAY, AND IDENTIFY SYSTEM BEING CONTROLLED AND
ADDRESS OF STRUCTURE. 

FIRE DEPT. CONNECTION ( FDC) SHALL BE LOCATED NO CLOSER THAN FOURTY (40) FEET AND
NOT TO EXCEED ONE HUNDRED FIFTY ( 150) FROM STRUCTURE. REQUIRED FIRE HYDRANT

SHALL HAVE A MAXIMUM DISTANCE FROM FDC OF THIRTY ( 30) FEET. FDC SHALL IDENTIFY
ADDRESS AND SYSTEM OF STRUCTURE BEING PROTECTED. CFC 912; APPLICABLE NFPA
STANDARDS

26. HF38: APPROVED FIRE HYDRANT(s) CAPABLE OF SUPPLYING REQUIRED FIRE FLOW, SHALL

BE PROVIDED TO ALL PREMISES UPON WHICH FACILITIES, BUILDINGS OR PORTIONS OF

BUILDINGS ARE CONSTRUCTED OR MOVED WITHIN THE JURISDICTION. WHEN ANY PORTION

OF THE FACILITY OR BUILDING PROTECTED IS IN EXCESS OF 150 FEET FROM A FIRE HYDRANT

ON A PUBLIC STREET, AS MEASURED BY AN APPROVED ROUTE AROUND THE EXTERIOR OF

THE FACILITY OR BUILDING, ADDITIONAL FIRE HYDRANTS OR ON- SITE FIRE HYDRANTS, 

MEETING THE REQUIRED FIRE FLOW, SHALL BE PROVIDED. CFC 508; CFC APPENDIX B, C

27. HF39: AN AUTOMATIC FIXED FIRE EXTINGUISHING SYSTEM SHALL BE INSTALLED IN THE

HOOD AND DUCT SYSTEM OF ALL COMMERCIAL COOKING EQUIPMENT. THREE ( 3) SETS OF

SHOP PLANS WITH MATERIAL CUT' SHEETS AND CALCULATIONS SHALL BE SUBMITTED TO FIRE
DEPARTMENT FOR REVIEW AND APPROVAL PRIOR TO INSTALLATION. CFC 609; CFC 904

28. HF40: WHERE AN AUTOMATIC EXTINGUISHING SYSTEM OR STANDPIPE SYSTEM IS IN PLACE, 

SYSTEM SHALL BE SERVICED AND MAINTAINED IN OPERATING CONDITION ACCORDING TO

NFPA AND CALIFORNIA STATE FIRE MARSHAL REQUIREMENTS. 
T19 Sec. 904; & CFC 905; & NFPA 25
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29. HF41: THE MINIMUM AMOUNT AND TYPE OF FIRE EXTINGUISHERS SHALL BE INSTALLED AS
DETERMINED BY THE THEN -CURRENT EXISTING—CALIFORNIA FIRE CODE SECTION 906. 
MAXIMUM TRAVEL DISTANCE TO ANY ONE FIRE EXTINGUISHER SHALL BE DETERMINED BY
TYPE OF HAZARD TABLES, LOCATED IN THE CURRENT EXISTING CALIFORNIA FIRE CODE
SECTION 906. 

ADDITIONAL FIRE EXTINGUISHERS, SIZE AND CLASS TO BE DETERMINED BY THE FIRE

PREVENTION DIVISION, MAY BE REQUIRED. FIRE EXTINGUISHERS SHALL BE SERVICED BI- 
ANNUALLY AND SHALL HAVE A CURRENT SFM SERVICE TAG ATTACHED. FIRE EXTINGUISHERS
ARE TO BE SERVICED EVERY TWO YEARS AND INSPECTED & TAGGED EVERY YEAR. CFC 906; 
APPLICABLE NFPA STANDARDS

30. HF42: A CLASS K AND A 2A 10B/C FIRE EXTINGUISHER SHALL BE INSTALLED WITHIN 30 FEET
OF ANY COMMERCIAL FOOD HEAT -PROCESSING EQUIPMENT. FIRE EXTINGUISHERS SHALL BE

SERVICED ANNUALLY AND SHALL HAVE A CURRENT SFM SERVICE TAG ATTACHED. FIRE

EXTINGUISHERS ARE TO BE SERVICED ANNUALLY AND INSPECTED & TAGGED EVERY YEAR. 

CFC 904; CFC 906; T- 19 CHPTR 3

31. HF43: AN AUTOMATIC FIRE DETECTION AND ALARM SYSTEM MEETING THE REQUIREMENTS
OF CFC 907, CBC AND NFPA 72 SHALL BE INSTALLED. THREE ( 3) SETS OF SHOP PLANS WITH

MATERIAL CUT SHEETS AND CALCULATIONS SHALL BE SUBMITTED TO THE FIRE DEPARTMENT

FOR REVIEW AND APPROVAL PRIOR TO INSTALLATION. CFC 907; CBC; & NFPA 72

32. HF44: AN AUTOMATIC SMOKE CONTROL SYSTEM SHALL BE INSTALLED IN STRUCTURES AS
REQUIRED. THE SYSTEM SHALL COMPLY WITH CFC AND CBC REQUIREMENTS. THREE ( 3) 

SETS OF SHOP PLANS WITH MATERIAL CUT ' SHEETS AND CALCULATIONS SHALL BE

SUBMITTED TO THE FIRE DEPARTMENT FOR REVIEW AND' APPROVAL PRIOR TO

INSTALLATION. ' CFC 909; CBC

33. HF45: AN AUTOMATIC SMOKE AND HEAT VENT SYSTEM — SHALL BE INSTALLED IN

STRUCTURES AS REQUIRED. ROOF VENT, VENTING RATIOS AND DRAFT CURTAINS SHALL BE

PROVIDED. THREE ( 3) SETS OF SHOP PLANS WITH MATERIAL CUT SHEETS AND

CALCULATIONS SHALL BE SUBMITTED TO THE FIRE DEPARTMENT FOR REVIEW AND

APPROVAL PRIOR TO INSTALLATION. CFC 910

34. HF46: SMOKE DETECTORS, HARD WIRED IN SERIES WITH _BATTERY BACK-UP, SHALL BE

INSTALLED IN ALL SLEEPING AREAS AND IN ALL HALLWAYS AND AREAS/ ROOMS LEADING TO

SLEEPING AREAS. SMOKE DETECTORS SHALL BE INSTALLED AT THE TOP OF ALL STAIRWAYS. 
AT LEAST ONE SMOKE DETECTOR SHALL BE INSTALLED ON THE FIRST FLOOR LEVEL. 

CFC 907; CBC

35. HF51: THE MAIN ELECTRICAL PANEL AND ALL SUB- PANEL(s) SHALL BE LABELED ON INSIDE

COVER FOR ALL CIRCUITS. 

36. HF54: COMMERCIAL AND INDUSTRIAL STRUCTURES -OCCUPANCIES AND GATED COMPLEXES
SHALL HAVE A " KNOX BOX SYSTEM INSTALLED AND PERMANENTLY MAINTAINED BY THE

PROPERTY OWNER/MANAGER ON THE EXTERIOR OF THE BUILDING( s) OR COMPLEX. 

LOCATION OF DEVICE TO BE DETERMINED BY THE FIRE DEPARTMENT. THE BOX SHALL

CONTAIN KEYS NECESSARY TO GAIN ACCESS AND MAY CONTAIN PRE -PLANS AND MSDS
INFORMATION AS REQUIRED BY THE FIRE DEPARTMENT. CFC 506
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37. HF55: COMMERCIAL EXIT. REQUIREMENTS: 
A. REQUIRED EXIT DOORS SHALL BE MAINTAINED IN AN OPERABLE CONDITION AT ALL

TIMES

B. REQUIRED EXIT DOORS SHALL SWING OUTWARD AND AWAY IN THE DIRECTION OF
EXIT TRAVEL. 

C. OBSTRUCTIONS SHALL NOT BE PLACED IN THE REQUIRED WIDTH OF AN EXIT. 
EXITS SHALL NOT BE BLOCKED OR LOCKED SHUT OR OBSTRUCTED IN ANY
MANNER DURING BUSINESS HOURS. 

D. EXIT PATHS SHALL BE ILLUMINATED WHEN STRUCTURE IS OCCUPIED. 
E. EXIT PATH ILLUMINATION SHALL BE SUPPLIED FROM TWO ( 2) SOURCES OF POWER

WHEN OCCUPANT LOAD IS ONE HUNDRED ( 100) PERSONS OR MORE. 
F. WHEN EXIT WAY/EXIT PATHWAY AND/OR EXIT DOORWAY IS NOT EASILY

IDENTIFIED, ADDITIONAL EXIT SIGNS SHALL BE INSTALLED. 
G. EXIT SIGNS SHALL BE INTERNALLY OR EXTERNALLY ILLUMINATED BY TWO LAMPS

OR SHALL BE OF THE SELF -LUMINOUS TYPE. CFC CHPTR 10; CBC

38. HF56: ALL FLAMMABLE AND COMBUSTIBLE LIQUID STORAGE AND DISPENSING SHALL BE IN
ACCORDANCE WITH APPLICABLE SECTIONS OF THE CFC; T- 19 AND CITY CODES AND

ORDINANCES. PLAN REVIEW AND ANNUAL PERMIT TO OPERATE FROM THE FIRE
DEPARTMENT IS REQUIRED. 

39. HF59: COMMERCIAL AND INDUSTRIAL BUILDINGS, IN EXCESS OF 20,000 SQUARE FEET, AND

WITH AN INTERIOR AREA MORE THAN 150 FEET FROM EXTERIOR EXIT, SHALL BE EQUIPPED
WITH A CLASS I STANDPIPE SYSTEM. STANDPIPE CONNECTIONS SHALL BE CONFIGURED TO
REACH ANY PORTION OF INTERIOR SPACE WITHIN 150 FEET IN ANY DIRECTION OF TRAVEL. 
THIS SYSTEM SHALL BE CALCULATED TO PROVIDE 500 GPM FROM AN ADJACENT AUTOMATIC
FIRE SPRINKLER RISER AT 100 PSI NOZZLE PRESSURE FOR TWO HAND LINES FLOWING. 

40. HF60: SUBMIT TO FIRE MARSHAL'S OFFICE BUILDING AND/OR STRUCTURE PLANS FOR FIRE
DEPARTMENT REVIEW PRIOR TO COMMENCEMENT OF CONSTRUCTION OF EACH STRUCTURE. 

41. HF61 AERIAL FIRE APPARATUS ACCESS ROADS - BUILDINGS OR PORTIONS OF BUILDINGS OR
FACILITIES THAT ARE 3 STORIES OR EXCEED 30 FEET IN HEIGHT SHALL BE PROVIDED WITH
APPROVED FIRE APPARATUS ACCESS ROADS CAPABLE OF ACCOMODATING A FIRE

DEPARTMENT AERIAL APPARATUS, ( LADDER TRUCK ), AERIAL FIRE APPARATUS ACCESS

ROADS SHALL HAVE A MINIMUM UNOBSTRUCTED WIDTH OF 26 FEET, EXCLUSIVE OF

SHOULDERS, IN THE IMMEDIATE VICINITY OF ANY BUILDING OR PORTION OF BUILDING 30
FEET IN HEIGHT. AT LEAST ONE OF THE REQUIRED ACCESS ROUTES MEETING THIS

CONDITION SHALL BE LOCATED WITHIN A MINIMUM OF 15 FEET AND A MAXIMUM OF 30 FEET

FROM THE BUILDING, AND SHALL BE POSITIONED PARALLEL TO ONE SIDE OF THE BUILDING. 

D105. 1, D105.2, D105.3

ANY RE -INSPECTION DUE TO A FAILED INSPECTION AND/OR MISSED APPOINTMENT WILL BE

CHARGED A $70.00 RE -INSPECTION FEE, TO BE PAID PRIOR TO RE -INSPECTION. 

9



If you have any questions or concerns regarding the above or wish to discuss other mitigation alternatives

contact the City of Highland Fire Marshal Office. 

City of Highland Fire Department
909 864 6861 EXT.248
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ATTACHMENT

Resolution No. 2014 - to Approve

Design Review 009-004 for Planning Area 2



RESOLUTION NO. 014- 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF HIGHLAND, 

CALIFORNIA APPROVING DESIGN REVIEW APPLICATION (DRB -009- 004) FOR

GREENSPOT VILLAGE AND MARKETPLACE PLANNING AREA 2 ( PA2). 

THE,CITY COUNCIL OF THE CITY OF HIGHLAND DOES HEREBY RESOLVE AS

FOLLOWS: 

Section 1. An application was duly filed by Greenspot Village and Marketplace, LLC
requesting approval of Design Review Application DRB 009- 004 on properties that comprise
approximately 24. 9 acres generally located on the west of Boulder Avenue, north of Greenspot
Road east of the 210 Freeway. The project site is known as the Greenspot Village and

Marketplace Specific Plan Planning Area 2, Scenario 2. 

Section 2.. The subject Design Review Application is for the Site Plan approval for

the Greenspot Village and Marketplace Specific Plan Planning Area 2 ( PA2) — Residential

Villages. The Greenspot Village & Marketplace Specific Plan ( Specific Plan 006- 001) consists

of three ( 3) Planning Areas with two ( 2) different development Scenarios ( Scenario 1 and

Scenario 2). The subject Design Review Application is consistent with Scenario 2 as described in

the following summary text and tables. 

Scenario 2, Planning Areas and Land Use Summary Table

Planning Land Use Approximate Density Proposed

Area Acreage du/ac) Dwelling
Units* 

2 Residential 24.9 21. 9 du/ac 546

Villages, Open

Space/ Parks

Total 24. 9 acres 546 units* 

Applicable to Scenario 2 Planning Area 2 — Residential Villages includes the

following items and attached herein

Overall Site Plan (dated 2/ 13/ 2013) 

Phasing Plan (dated 2/ 13/ 2013) 
Architectural Site Plan — Scheme B ( dated 2/ 13/ 2013) 

Architectural Site Plan — Scheme B Option with Gateway ( dated 2/ 13/ 2013

Architectural Style Exhibit (dated 2/ 13/ 2013) 

Building Front Elevations — Monterey Style ( dated 2/ 13/ 2013) 

Building Side Elevations — Monterey Style ( dated 2/ 13/ 213) 

Building Front Elevations — Craftsman Style ( dated 2/ 13/ 2013) 

Building Side Elevations — Craftsman Style (dated 2/ 13/ 2013) 



Building Elevations — Spanish Colonial Apartment & Clubhouse ( dated

2/ 13/ 2013) 

Building Side Elevations — Spanish ( dated 2/ 13/ 2013) 

Building Carriage Elevations — Spanish Style ( dated 2/ 13/ 2013) 

Color Palette Monterey Style PA2-A- 15 ( dated 2/ 13/ 2013) 

Color Palette Craftsman Style PA2-A- 16 ( dated 2/ 13/ 2013) 

Color Palette Spanish Style PA2- A- 17 ( dated 2/ 13/ 2013) 

Trash, Carport & Garages Sections & Elevations ( dated 2/ 13/ 2013) 

Overall Landscape Plan ( dated 2/ 6/ 2013) 

PA -2 Overall Landscape Plan LC -6 ( dated 2/ 6/ 2013) 

PA -2 Primary Entry & Paseo Plan LC -7 ( dated 2/ 6/ 2013) 

PA -2 Recreation Areas & Enlargement Plan LC -8 ( dated 2/ 6/ 2013) 

Overall Pedestrian Circulation Plan (dated 2/ 6/ 2013) 

Conceptual Grading Plan ( dated 5/ 1/ 2012) 

Section 3. A duly noticed public hearing was held by the City Council on May 27, 
2014 in the City Hall Council Chambers and notice of the time, date, place and purpose of the
aforesaid hearing was given as required by applicable law. At the public hearing, the City
Council took testimony, both written and oral, from various parties, including the Developer. 

Section 4. On March 19, 2013, the Planning Commission held a duly noticed public
hearing to consider the application. The Planning Commission recommended the City Council
approve Design Review 009- 004 ( DRB 009- 004) for Greenspot Village and Marketplace

Planning Area 2 ( PA2), " Residential Villages." 

Section 5. Design Review Findings of Fact

a. That the proposed project is consistent with the General Plan or Specific
Plan. 

Response: The General Plan Designation for the subject Site is
Planned Development and the Specific Plan is the Greenspot

Village and Marketplace Specific Plan ( SPR -006- 001). This

Specific Plan permits multi -family residential development within
Planning Area 2 including the uses described in the application

and project plans noted in Section 2. 

b. That the proposed use is in accordance with the objectives of Title 16, 

Land Use and Development of the City of Highland Municipal Code, and
the purposes of the land use district in which the site is located. 

Response: The City of Highland Planning Division, Building and
Safety, Fire Department and Engineering Division have reviewed
the Application, and lawful Conditions of Development have been
applied to the Project to ensure compliance with applicable

development policies and standards of the City. 



C. That the proposed use is in compliance with the City design and landscape
standards and criteria. 

Response: The development and landscape standards applicable to

the site are determined by the Greenspot Village and Marketplace
Specific Plan. Where the Specific Plan is silent, the provisions of

Title 16 apply. All requisite development standards and landscape
standards have been applied to the Site Plan, Conceptual

Landscape Plan, Pedestrian Circulation Plan, Building Elevations, 
Phasing, Color Palette and Grading Plan. 

d. That the proposed use, together with the Conditions applicable thereto, 

will not be detrimental to the public health, safety, or welfare or will not

be materially injurious to properties or improvements in the vicinity of the
site. 

Response: The proposed multi -family residential project including
conceptual site plan, building elevations, landscaping and grading
plans, have been conditioned to address public health, safety, and

welfare, and will not be materially injurious to properties or

improvements in the vicinity. 

Section 5. Pursuant to the California Environmental Quality Act, a Final

Environmental Impact Report including Mitigation Monitoring Program for the project was
certified by the City Council on March 19, 2013. 

Section 6. Based on the Findings and Conclusions set forth above, the City Council
approves Design Review 009- 004 subject to the Conditions of Approval attached. hereto and

incorporated by reference as Attachment " A" . 

Section 7. This Resolution shall be effective upon adoption. 

PASSED, APPROVED and ADOPTED this 27th day of May, 2014. 

Sam Racadio, Mayor

ATTEST: 

Betty Hughes, City Clerk



ATTACHMENT " A" 

Conditions of Approval



ATTACHMENT " A" 

City of Highland
PLANNING DIVISION CONDITIONS OF APPROVAL

GREENSPOT VILLAGE & MARKETPLACE SPECIFIC PLAN" 

Planning Area No. 2 " Residential Villages" 

DRB 009-004 for Scenario 2

Date: March 19, 2013 ( Reviewed by Planning Commission) 
May 27, 2014 (Approved by the City Council) 

Applicant: Mission Development Company, LLC
File/ Index: Design Review 009-004

C/ R: General Plan Amendment 009- 002, Zone Change 009-001, Specific

Plan 006- 001, Environmental Review 009-003) 

Proposal: Site Plan, Building Elevations and Conceptual Landscape Plan consistent
with Planning Area 2 ( PA2) — Residential Villages ( multi -family housing
units and facilities) "Greenspot Village & Marketplace Specific Plan" 

Location. Generally located within the northerly portion of the " Greenspot Village & 

Marketplace Specific Plan" identified as PA 2. 

PLANNING CONDITIONS OF APPROVAL

Note: 

These Conditions represent Planning Division Conditions only and are meant to be only
one part of the Project's overall Conditions that may include Engineering, Fire

Department and Building and Safety Conditions of Approval. 

The Greenspot Village & Marketplace Specific Plan, Planning Area 2 ( PA2) — 

Residential Villages Site Pian, Building Elevations and Conceptual Landscape Plan

DRB 009- 004) is Conditionally approved, subject to compliance with the requirements

as specified below. The Conditions listed below are continuing Conditions; failure of the
Applicant and/ or operator to comply with any/all Conditions at any time shall result in
initiating revocation of the subject permit and/or other actions deemed necessary to
ensure compliance with stated Conditions

1. The " Greenspot Village & Marketplace Specific Plan", Site Plan, Building
Elevations and Conceptual Landscape Plan for Planning Area 2 ( PA2) — 

Residential Villages shall become null and void: 

a. Unless all Conditions have been complied with and the occupancy or use

of the land or existing structures authorized by such Specific Plan and
Design Review Approval has commenced within thirty-six ( 36) months

after the approval of said Site Plan ( PA2) or at the expiration or

termination of Development Agreement 012-004, if approved by the City
Council, whichever is later. 
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b. Within fourteen ( 14) calendar days of the approval of this Site Plan, the

Applicant/ Developer and duly authorized representative of the Property
Owner shall execute the City' s acceptance of conditions form. 

NOTE: All required on-site and off-site improvements shall be completed and approved

prior to final inspection for occupancy, except where noted. 

2. The subject Design Review Application is for the Site Plan. approval for the

Greenspot Village and Marketplace Specific Plan" Planning Area 2 ( PA2) — 

Residential Villages. The " Greenspot Village & Marketplace Specific Plan" 

Specific Plan 006- 001) consists of three ( 3) Planning Areas with two (2) different

development Scenarios ( Scenario 1 and Scenario 2). The subject Design Review

Application is consistent with Scenario 2 as describes in the following summary
text and tables. A Map of Scenario 2 is attached herein by reference as Exhibit
A„ 

Scenario 2 consists of approximate eighty-three (83) acres of private land owned

by the Applicant but does not include the twenty-one ( 21) acres owned by the
SBCFCD. Twenty-five ( 25) acres is permitted for Planning Area 2 under

Scenario 2. 

Scenario 2, Planning Areas and Land Use Summary Table
Planning Land Use Approximate Density Proposed

Area Acreage du/ ac) Dwelling
Units* 

2 Residential 24. 9 21. 9 546

Villages, du/ac

Open

Space/ Parks

Total 24. 9 acres 546 units* 

As shown on the Site Plan dated 2/ 93/2013. Total dwelling units in entire Specific Plan shall not
exceed 800 units. 

a. Applicable to Scenario 2 Planning Area 2 — Residential Villages includes the

following items and attached herein by reference as Exhibit B

Overall Site Plan ( 2/ 13/ 2013) 

Phasing Plan ( dated 2/ 13/ 2013) 

Architectural Site Plan — Scheme B ( dated 2/ 13/ 2013) 

Architectural Site Plan — Scheme B Option with Gateway ( dated

2/ 13/ 2013

Architectural Style Exhibit (dated 2/ 13/ 2013) 

Building Front Elevations — Monterey Style (dated 2/ 13/ 2013) 
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Building Side Elevations — Monterey Style (dated 2/ 13/213) 

Building Front Elevations — Craftsman Style ( dated 2/ 13/ 2013) 

Building Side Elevations — Craftsman Style (dated 2/ 13/ 2013) 

Building Elevations - Spanish Colonial Apartment & Clubhouse ( dated

2/ 13/ 2013) 

Building Side Elevations — Spanish ( dated 2/ 13/ 2013) 

Building Carriage Elevations — Spanish Style (dated 2/ 13/ 2013) 

Color Palette Monterey Style PA2-A- 15 ( dated 2/ 13/ 2013) 

Color Palette Craftsman Style PA2-A- 16 ( dated 2/ 13/ 2013) 

Color Palette Spanish Style PA2-A- 17 ( dated 2/ 13/ 2013) 

Trash, Carport & Garages Sections & Elevations (dated 2/ 13/2013) 

Overall Landscape Plan ( dated 2/ 6/ 2013) 

PA -2 Overall Landscape Plan LC -6 ( dated 2/ 6/ 2013) 

PA -2 Primary Entry & Paseo Plan LC -7 ( dated 2/ 6/ 2013) 

PA -2 Recreation Areas & Enlargement Plan LC -8 ( dated 2/ 6/ 2013) 

Overall Pedestrian Circulation Plan ( dated 2/ 6/ 2013) 

Conceptual Grading Plan ( dated 5/ 1/ 2012) 

3. Prior to issuance of any permits, Fencing Plan, Photometric Layout and Lighting
Standards shall be submitted to the Planning Commission for review and

approval. 

4. The Greenspot Village & Marketplace Final Environmental Impact Report

Mitigation Measures and " Mitigation Monitoring Requirements" are, incorporated

herein and made a condition of approval on associated permits as applicable. 

See "Attachment A- 1, Mitigation Monitoring Program". 

5. Revisions, modifications, or deletions of associated plans must. be submitted to

the Planning Division for review and approval in accordance with the Greenspot
Village & Marketplace Specific Plan. Revisions may require additional review by
the Planning Commission and/or City Council. 

6. Incompliance with City Ordinance, the Applicants shall defend and indemnify, at

the Applicants' sole expense through counsel of the City's choice, the City, its

agents, officers, or employees, in any legal action, claim, administrative

proceeding or lawsuit in any venue challenging or otherwise arising out of the
City's approval of any aspect of the Project including, without limitation, the

adequacy of the EIR. The Applicants shall promptly reimburse the City, its

agents, officers, or employees for any damages, judgment, court costs and

attorney's fees, which the City, its agents, officers, or employees may be required
by a court to pay as a result of such action. The City will reasonably cooperate in
the conduct of any such defense. 

7. Pursuant to provisions of California Public Resources Code Section 21089 ( b), 

this Application shall not be operative, vested or final, nor will building permits be
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issued or a map recorded, until: ( 1) the Notice of Determination ( NOD) regarding
the associated environmental action is filed and posted with the Clerk of the

Board of Supervisors of the County of San Bernardino, and; ( 2) any and all

required filing fees assessed pursuant to California Fish and Game Code Section
711. 4, together with any required handling charges, are paid to the Clerk of the

Board of Supervisors. of the County of San Bernardino. 

The Applicant(s) shall provide the Planning Division with a check for the

appropriate fee, made payable to the Clerk of the Board of Supervisors, by no
later than 24 hours after receiving final approval of the Project. The City will file
the NOD and fee payment with the County/State and will provide the Applicant
with a copy of the receipt and filed NOD. 

8. The Applicant shall obtain all required Building and Occupancy Permits from the
Highland Division of Building and Safety. 

9. The Applicant/Developer shall pay all Development Impact Fees which have

been established by the City prior to issuance of Building Permits or. as set forth
in the current City Council Policy related to Development Impact Fees. 

Development Impact Fees are calculated at the time of issuance of Building
Permits. The Applicant/Developer can request the City Engineer to review any
Development Impact Fee credits that may be available to the Project in

accordance with City Council Policy or as provided in Development Agreement
012-004. 

10. To avoid fragmentation of ownership and maintenance, all lots designated for

residential construction within the limits of PA 2 shall be tied and remain under

common ownership or subject to the establishment of an overall management
entity or homeowners association responsible for enforcement of CC& R' s and

maintenance requirements. The Planning Commission and/ or City Council may
approve a Financing/ Conveyance Map or Condominium Map. Should the

product designated in this Site Plan Review be proposed to change from a " for

rent" product to a " for sale" product ( i. e. condominiums), the Applicant shall first

submit a Design Review Amendment Application for Planning Commission and
City Council review and approval prior to any conversion. Density of residential
development shall remain consistent with the City's applicable Housing Element. 

11. The Applicant/Developer shall obtain evidence of a non- interference letter from

any utility company that may have rights of easement within the property

boundaries and shall present such letter to the City Planner. 

12. Prior to the issuance of Building Permits, the Applicant/Developer shall provide

Certification from the appropriate School District, as required by California

Government Code Section 53080(b) indicating that any fee, charge, dedication, 

Greenspot Village & Marketplace Specific Plan
4 Planning Area No. 2 ( DR13009004) 



or other form of requirement levied by the governing board of the District

pursuant to Government Code Section 53080( b) has been satisfied. 

13. Prior to issuance of Building Permits, construction plans shall be submitted to the
Fire Department for review and approval. 

a. Fire Protection requirements shall also be filed with the City of Highland
Building and Safety Division. 

14. Prior to the issuance of Building Permits, a copy of the Utility Plan shall be
submitted to the City Planner and City Engineer for review and approval. The

Utility Plan shall show the location of all proposed above ground electrical

transformers, utility cabinets, back flow devices, fire department detector check

valves, etc. 

15. If any unknown structures such as agricultural cisterns, pipelines, water tanks or

wells are discovered onsite during grading, they shall be demolished, backfilled

and compacted to the satisfaction of the City Building Official and City Engineer. 

16. Construction activities shall be restricted to weekdays and Saturdays between

7: 00 a. m. and 7: 00 p. m. only. No construction, other than interior finish work

shall be conducted any time on Sundays. Construction equipment shall be

muffled in accordance with manufacturer's specifications. 

17. All landscaping and parking lot maintenance shall occur between 7: 00 a. m. and

7: 00 p. m. only. 

ilk Illy a FATME, e
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The number and design of all parking and loading spaces shall be in

accordance with the Parking Standards identified in the " Greenspot Village & 

Marketplace Specific Plan" and as approved by the Planning Gemmis" 
of the a Parking AlIGGation Plan ( i. e. Site/Plot Plan). 
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19. All automobile parking spaces shall be paved and permanently maintained with
asphalt or concrete and designated with clearly painted lines. 

a. All parking areas shall be provided with nighttime security lighting. Lighting
shall be shielded and directed to reflect away from neighboring properties. 
Lighting shall not exceed 0. 5 foot candles of illumination beyond the

property boundary. 

b. All disabled parking spaces shall be properly striped and signed per the
Americans with Disabilities Act. 

20. The Applicant/Developer shall install bicycle racks near the Club House

Community Building), Pool Facility, Public Recreational Park areas, and Tot

Lots. Each bike rack facility shall park a minimum of three ( 3) bicycles. The bike

racks shall be located in areas where they will not impede the flow of pedestrian
traffic or obstruct pedestrian path of travel. 

21. Automatic garage door openers are required for each garage door. And all

garage doors shall be of a roll -up type design. Each garage door shall have

window panels to permit the periodic inspection by the property management. 

22. Tandem parking shall not be permitted. 

23. Drive aisles meeting both the City's Development Code and Fire Department
requirements shall be permanently maintained throughout the interior of the site. 

a. Minimum ( two-way) drive aisle widths shall be twenty-four feet (24'). 

24. All ground mounted, as well as wall mounted mechanical, electrical, or gas

equipment shall be screened from public view by the use of landscaping and/ or
architectural treatments compatible with the adjoining building' s architectural

design. 

25. Exterior roof access ladders are prohibited. All roof access ladders shall be

located inside the buildings. 

26. All rooftop down drains shall be installed on the interior of the buildings or other
options such as within architectural elements. Roof drains shall not drain onto

pedestrian walkways. 

27. All rooftop mounted mechanical equipment shall be screened from public view. 
This can be accomplished by architectural treatments or parapets equal in height
to the tallest piece of roof -mounted equipment. 
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28. All Fire Department required sprinkler plumbing ( i. e. Risers) to all buildings shall

be installed on the interior of a building, as approved by the Fire Department. 

29. Trash/ Recycling Enclosures are required on- site in a quantity and locations

subject to the approval of the City Planner. The receptacles and enclosures shall
be of sufficient size to accommodate the trash generated by the uses served. All

outdoor storage of trash, garbage, refuse, and other items or materials intended

for discarding or recycling collection shall be screened from public view on at
least three ( 3) sides by a solid decorative wall not less than five feet (5') in height

and have a solid roof, or alternatively, such material or design approved by the
Planning Commission and/ or City Council. The fourth side shall contain a solid

metal gate maintained in working order and remaining closed except when in
use. 

30. Prior to the issuance of a Certificate of Occupancy, a Comprehensive Recycling
Program shall be submitted to the Public Works Division for approval. This

Program shall include, but not be limited to how the Applicant/Operator will

reduce the amount of solid waste and green waste the Project it generates and

how retail tenants it will recycle waste material. 

31. Prior to issuance of Building Permits, the Applicant/Contractor/Occupant shall

submit and obtain approval from the Public Services Division, a Construction

Waste Diversion Plan, in accordance with Section 8. 12. 285 of the Highland

Municipal Code. 

32. Security lighting shall be installed to adequately illuminate the Facility. All security
lighting shall be shielded and directed away from surrounding residential uses, 
businesses, and public Right-of-way, and not be of unusually high intensity. 

33. All garages, walkways, and driveways shall be lighted during the hours of

darkness as follows: 

a. Garages. At least one 60 -watt ( or equivalent 800 Lumens CFL or LED) 

light for each two spaces, located inside the garage; 

b. Walkways from Parking Areas to Dwelling Units. One 100 -watt ( or

equivalent 1, 600 Lumen CLF or LED) light per 35 linear feet of walkway; 

C. Driveways and Alleys. One 100 -watt ( or equivalent 1, 600 Lumen CLF or

LED) light per 50 linear feet of alley or driveway; and

d. Fixtures for all lights shall be of the type that are protected from breakage. 

34. No lighting shall blink, flash, or be of unusually high intensity or brightness. 
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35. Parking lot light standards and building mounted fixtures shall be a maximum of
feet twenty (20) feet or less in height as measured from the adjacent grade. In no

case shall light standards extend above building eaves. 

36. Parking lot light standards shall be located at a distance from parking lot trees to
avoid interfering with the lighting pattern or the light fixture. Locations of light

standards shall be shown on the Landscape Plans, 

37. No floodlights shall be permitted to be attached to parking lot standards for the
purpose of illuminating a building. 

38. ( NS) All up -lighting. shall avoid spillover and glare on the surrounding area and
San Bernardino International Airport operations. 

39. The Applicant/Developer shall submit three ( 3) copies of a Final Landscape/ 

Irrigation Plan along with appropriate fees, to the City Planning Division for plan
check. Said Landscape Plan shall show the type, size, and location of

landscaping materials and a date by which time the planting is expected to be
completed as consistent with approved phasing plan( s) and Final Water Quality
Management Plan ( WQMP). Said Landscape Plan shall be signed by a

Landscape Architect and incorporate the following criteria: 

a. All landscaping shall be provided with a permanently maintained irrigation
system. 

b. ( NS) Per Engineering requirements, the landscaping along the site' s

Boulder Avenue, Eucalyptus Avenue and Calhoun Street

frontages/parkways and medians shall be maintained by the City. Design

and construct the street frontage and median systems separate from the

on-site irrigation systems with separate water service lines, meters (water

electric), and controllers. 

C. The plants selected and planting methods used shall be suitable for the
soil and climatic conditions of the Site. 

d. Landscape Plans shall show any proposed walls or fences. All walls shall

be designed and constructed to complement the architecture of the

building nearest them. The walls shall incorporate design features such as

tree planter wells, variable setback, split -face block, columns, or other

special features to provide visual and physical relief along the wall face. 

e. One hundred percent ( 100%) of all landscape areas or exposed soil shall

be covered with either shrubs or groundcover, or other material, as

approved by the Planning Commission a,nd the City Landscape Architect. 
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If the Southern California Edison right-of-way along Boulder Avenue

affects the approved landscape plan, revised plans shall be submitted to

the City' s Landscape Architect for review and approval. 

40. Prior to issuance of a Certificate of Occupancy by the City for the first structure
on the Project site, all landscaping, irrigation or other construction shown on the

approved Landscaping and Irrigation Plans, including any walls and fences, shall

be installed in accordance with approved Landscape Plans. 

41. ( NS) The watering and maintenance of all landscaped areas ( not dedicated to

the City) shall be the continuous responsibility of the property owner or an
established HOA or POA. All landscaped areas shall be kept in good repair at all

times. A deed restriction shall be recorded prior to any occupancy on the

property allowing the City right of entry within the landscaped areas providing

that in the event the landscaping is not maintained in good repair by the Owner
after written notice, the City shall have the right to enter the property and

maintain the landscaping and place a lien against the property for such work. 

42. All front, side and rear setback areas shall be landscaped subject to the approval

of the City Planner, except where walkways, drive -aisles and parking are

necessary. 

43. A dominant tree hierarchy shall be employed. Accent trees shall be used near

parking lot ingress/egress. Medium shade trees should be used throughout

parking area. Street trees shall be uniformly spaced and appropriate for each
designated street as approved by the City' s Landscape Architect and Planning
Commission. Any trees replaced in the future as a result of maintenance and
repair shall be replaced with the same species of comparable sized as the one

removed. 

44. Parking areas visible from the public right-of-way shall be screened by a

landscaped earthen berm, decorative block wall, or a screening hedge three feet
3') in height between the edge of Right-of-way and the parking area or as

approved by the Planning Commission and the City's Landscape Architect. 

45. A minimum twelve -inch ( 12") wide concrete "step out" shall be constructed within

the landscape islands adjacent to all parking stalls to prevent pedestrians from
walking in the landscape areas when exiting vehicles. The " step out" shall be

exclusive of curbing. 

46. Landscape islands shall have a minimum interior dimension of five feet by
sixteen feet ( 5' x 16') of interior area, exclusive of the curb and any twelve inch
12") wide " step out" or as approved by the Planning Commission and the City' s

Landscape Architect. 
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47. Headers between shrub beds and groundcover/turf areas shall be a minimum

six- inch ( 6") wide concrete mow curb. 

48. All trees in planter islands, or within six feet (6) of hardscape, shall be planted

with root barriers. 

49. Shrubs located in front of parking stalls shall be planted approximately two feet
2') from the curb face to prevent possible damage from vehicle .overhang. 

50. Clinging vines, as approved by the City's Landscape Architect, shall be installed

around all trash enclosures visible from the public_ right-of-way and the public
parking areas or other application as approved by the Planning Commission. 

51. All landscaping shall be watered by an automatic irrigation system. Water

conserving features and measures are highly recommended, including, but not

limited to a rain shut-off device, matched precipitation rate nozzles, grouping

hydrozones by solar exposure and grouping plants by similar water needs. 

53. Coordinate clear traffic sight lines for ingress/egress points with Engineering
Department. Ensure that trees, structures, signs, etc. do not obstruct the view of

vehicles entering and exiting the Project. 

54. ( NS) To delineate and define the limits of the site a minimum six inch by six inch
6" X 6") concrete mow curb, or other delineation as approved by the Planning

Commission, shall be installed within the Boulder Avenue, Eucalyptus Avenue

and Calhoun Street frontages to define the limits of Planning Area 2. This

Condition applies in sections where no walls, retaining walls, fencing, or other

defining feature is proposed. 

55. All proposed retaining walls and screening walls shall be constructed of

decorative concrete block ( i. e., split face block or similar material as the

buildings) and planted with clinging vines as approved by the City' s Landscape
Architect. 

56. If applicable, the Applicant/Developer shall submit a list of proposed street

names to the, City Planner for review and approval by the City's Street Naming
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Committee. ( NS) Said list may be referred to the Post Office for to further

evaluation. 

57. All common walls and floors shall have a maximum impact and Sound

Transmission Class ( STC) of 50 ( 45 if field tested) as defined in C. B. C. Section

1207. 

58. All separating floor/ceiling assemblies between separate units shall provide

impact sound insulation equal to that required to meet an Impact Insulation Class
IIC) of 50 ( 45 if field tested) as defined in C. B. C. Section 1207. 

59. Security Devices. Each door providing ingress and egress to any dwelling unit
shall be equipped with the following devices: 

a. A peephole allowing a person inside the unit to see, at a wide angle, 

persons outside of the unit at the door, without the person inside being
seen. 

b. A deadbolt lock attached to the construction studding. Attachment to the

door jamb or trim shall not be sufficient to comply with the terms of this
Condition. 

60. The driveway entrances to the Site shall be enhanced with decorative pavers
including the Calhoun Street entrance. The same decorative pavers shall be

installed along the proposed interior walkways, or other treatment as approved

by the Planning Commission. 

61. ( NS) Prior to occupancy of the first residential unit in Phase 1, the

Applicant/Developer shall install and complete the Community Building/ Office, 
Main Community Pool Area Facilities as well as the Village Paseo improvements
within Phase 1. Other active and passive recreational facilities shall be installed

prior to occupancy of the first residential unit in the corresponding phase. 

62. ( NS) Prior to occupancy of the first residential unit in Phase 1, the main

vehicular/pedestrian access improvements between the main entry and

Greenspot Road shall be installed, inclusive of landscaping and lighting and

other facilities as reviewed and approved by the Planning Commission. 

63. ( NS) The Paseo Trail Pathway ( trail alignment) located between PA 1 & 2 shall

be maintained by the Owner or established Property Owners' Association, but

shall permanently remain open to public use as a public trail through a covenant

or deed restriction acceptable to the City Attorney in form and content. The

covenant or deed restriction shall be submitted for review and approval with the

appropriate grading permit application. 
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a. Timing of opening of the Paseo Trail Pathway shall be dependent on

compliance with Engineering Conditions related to the Village Paseo Facilities
and Village Paseo Landscaping and Water Quality Management Plan

compliance as determined by the City' s Landscape Architect and City Engineer
respectively. 

64. A minimum of twenty-four inch ( 24") box, multi -branched trees shall be planted

on-site or as shown on the Final Landscape Plan approved by the Planning
Commission. Any proposed palm trees shall be a minimum of twenty feet (20') in

brown trunk height or variation as approved by the Planning Commission. The

variety of trees to be provided is subject to Planning Commission and City
Landscape Architect' s review and approval. 

a. ( NS) All street trees along Boulder Avenue, Eucalyptus Avenue and Calhoun

Street shall be twenty-four inch ( 24") box trees, with thirty-six ( 36") inch box

trees at each entrance or as approved by the City's Landscape Architect and
Planning Commission. 

b. ( NS) All trees in the Community Area and other Recreation Areas shall be a
mix of fifty percent ( 50%) thirty-six inch ( 36") box and fifty percent ( 50%) 

twenty-four (24") inch box, or as approved by the Planning Commission. 

65. The Applicant shall construct the property boundary walls/fences prior to the
issuance of Building Permits for the units in accordance with construction

phasing plan, as approved by the Planning Commission. 

a. Graded pads for future phases shall be maintained in accordance with the

approved landscape plan and grading plan as approved by the Planning
Commission (with.gates/access facilities as approved by the City Fire Marshal). 

66. ( NS) The Applicant/Developer shall coordinate with the City' s Engineering
Department to minimize the use and height of retaining walls. 

67. Upon the approval of a tentative tract map or if applicable a condominium map, 
the Applicant shall submit two ( 2) copies of proposed C. C. & R.' s or letters of

advisement to future tenants / residents shall be submitted to the City Planner for
review and approval which, at a minimum identify the following: 

a. Potential noise impacts from San Bernardino International Airport, Santa

Ana River mining operations; 

b. ( NS) Disclosure that the project is within the San Bernardino International

Airport Influence Area (AIA); 

C. ( NS) Potential noise impacts associated with traffic along SR210, 

Greenspot Road, Webster Street and Boulder Avenue; 

Greenspot Village & Marketplace Specific Plan
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d. Potential noise impacts associated with the Beattie Middle School and

Highland Grove Elementary School; 

e. Disclosure of any Community Facility District or assessment districts; 

NS) Disclosure of development standards and maintenance requirements

as approved herein and pursuant to the Greenspot Marketplace & Village

Specific Plan; and

g. ( NS) Potential noise impacts associated with the gun range activities

located within the Santa Ana Wash area ( generally located within the City
of Redlands jurisdiction). 

h. Provides for the maintenance of common areas, landscaping and building
exteriors including,. without limitation, the costs thereof. 

68. ( NS) Prior to issuance of a Certificate of Occupancy by the City, window

treatments ( i. e. window blinds, shutters, etc.) shall be installed on the interior of

all windows in' each unit. 

69. ( NS) Every window, door, and vent must be enhanced through the use of similar
architectural features consistent with the architectural design selected. 

70. The garage doors shall, be designed with wood or wood like features and shall

include trim pieces that give the garage door depth and texture complementing
the architecture of the Buildings or as approved by the Planning Commission. 

71. ( NS) In accordance with the City's General Plan Housing Element and the City' s
Land Use and Development Code, Chapter 16. 50, Inclusionary Housing —the

Applicant shall pay an in -lieu fee as established by the City Council as may be
amended from time to time, or if the in -lieu fee is eliminated by the City Council
through an Ordinance Amendment, the fee will not be required to be paid. 

72. Construction of improvements and structures shall occur in sequence with the

approved PA -2 Phasing Plan. If the Applicant wishes to deviate from the phasing
sequence, the affected plans must be revised and submitted to the Planning
Commission for review and approval. 

Greenspot Village & Marketplace Specific Plan
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73. For the purposes of these Conditions, the Ladder Truck Service date shall

be defined as the date of issuance of the building permit for the structure
that is either: 

1. The fourth (4th) structure in the Project that is either thirty-two feet (32') 

in height or taller (ground to eaves) or three (3) stories in height or

taller; or

2. The fourth (4th) structure in the Project that would require a consistent

fire -flow of 3, 500 gallons per minute or greater; or

3. The fourth (4th) structure in any combination of four such structures in
the Project (collectively, the " Ladder Truck Service Date)". 

The City will endeavor to maintain a Temporary Fire Service Contract

TFSC) in effect at The Applicant/Developer' s expense__from the Ladder

Truck Service Date until the earlier of a) the first day of the first calendar
quarter following the date the City' s net sales and use tax and transient
occupancy tax (" TOT") revenues from Planning Area 1 exceed five hundred
fifty thousand dollars ($ 550,000.00), or b) the date a fully equipped City - 
owned and staffed ladder truck is put into service at the City station

serving the Site. Prior to the City' s issuance of building permits, the The

Applicant/Developer shall deposit with the City a cash deposit in an

amount equal to the City' s Finance Director' s estimate of the City' s full
costs for the TFSC for the first two ( 2) years of the TFSC. The City shall
hold the deposited funds in a separate, interest bearing, account to be

used only to fund the TFSC' s costs. Interest shall be re -deposited in the

account and used to partially pay future years' TFSC' s costs. If TFSC' s are

in effect following the year that The Applicant/Developer's deposit is

exhausted, City shall request, and The Applicant/Developer or The

Applicant/Developer' s successor in interest shall make, further deposits to

cover each subsequent year's TFSC' s costs. If the TFSC is terminated

prior to the time The Applicant/Developer's TFSC' s cost deposit is

exhausted, City shall promptly refund to The Applicant/Developer any

excess amounts including accrued interest, if any. 

sl

T -ME MIA Aral Bram

L! me I
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74. If the City is unable to secure and/or maintain in effect appropriate, fiscally
sound Temporary Fire Services Contracts (" TFSC") with one or more

adjacent local agencies to provide staffed ladder truck fire protection

service prior to the Ladder Truck Service Date and thereafter OR if the

Applicant/Developer fails to pay any TFSCs cost deposit when due, the

Applicant/Developer shall pay to the City an annual Fire Fund Shortfall

Payment (" FFSP") of $550,000 on or before the Ladder Truck Service Date. 

the Applicant/Developer shall make annual payments of the FFSP to the

City each calendar year on the anniversary of the Ladder Truck Service
Date as defined above. Notwithstanding the foregoing, The

Applicant/Developer shall not be required to pay the TFSC on and after the
Ladder Truck Service Date immediately following end of the City fiscal year
in which the City receives five hundred fifty thousand dollars ($550,000) or

more in net sales and use and transient occupancy tax revenue from

development in Planning Area 1 and Planning Area 2 combined. 

75. The Applicant/Developer shall also comply with the attached Engineering/ Public
Works Department, Building and Safety Division, and Fire Department

Conditions of Approval which are herein attached as Attachments B ( Engineering
Conditions), C ( Building and Safety Conditions), & D ( Fire Department

Conditions). 

76. ( NS) Ground floor units shall provide a minimum of 100 square feet of

private open space. Second and third floor units shall provide a minimum

of 70 square feet of open space for one -bedroom units and 80 square feet
of open space for two-bedroom or three bedroom units. 

77. ( NS) The Applicant/Developer shall ensure the project participates in and

complies with the City's Crime -Free Multi -Family Housing Program. 

78. If the City Council approves, and the parties execute, a. development
agreement applicable to the property, in the event of any direct and actual
substantive conflict between the terms of these conditions and the express

Greenspot Village & Marketplace Specific Plan
15 Planning Area No. 2 ( DR13009004) 



Notes: 

terms of the development agreement on the same subject, the development

agreement shall control. 

NS) - Non Standard Conditions
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Attachment A- 1

Mitigation Monitoring Program
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Engineering

Conditions of Approval



ENGINEERING CONDITIONS OF APPROVAL

DRB 009- 004/GREENSPOT VILLAGE & MARKETPLACE

PLANNING AREA 2

A - Required Prior to Map Approval
B - Required Prior to Building/ Construction Permit
C - Required Prior to Occupancy
D - Ongoing
E - Required Prior to Grading Permit

Non Standard Conditions

SOILS/ GRADING March 19, 2014

E 1. Submit a preliminary soils report addressing current site conditions, prepared by a
licensed Geotechnical Engineer, for review and approval by the City Engineer. 
Comply with the recommendations contained in the report and any amendments
thereof as approved by the City Engineer. 

E 2. Submit rough and/ or precise grading plans to the City Engineer for review and
approval. Comply with the City' s grading standards as shown on the grading plan
checklist. 

C* 3. Construct a meandering community trail within the Village Paseo in accordance with
the Specific Plan. Install six- inch wide and eight -inch deep flush concrete mowstrips
on each side of the trail, a 10 -foot wide decomposed granite surface with soil binder, 

waterbreaks, and trail signage, as approved by the City Engineer and the City Planner. 

deleted) 

proposed alignrnent of the futtire 66kv Southern California Edison tfansrn8ssoon H, 

along, Boulder Aventie, and within Planning Area 2 and Planning Area 3 of the
Specific Plan. Gornplete grading prior to june 30, 201%34-. 

B* 5. Construct an emergency access connecting the westerly drive aisle of Planning Area
2 to the northerly drive aisle Planning Area 1, including a culvert, headwalls, protective
fencing, and an access gate, within the Village Paseo. If Planning Area 1 has not
developed, construct a paved emergency access to Greenspot Road as approved by
the City Engineer and the Fire Marshall. 

E 6. The grading and landscaping plans must comply with the City' s sight distance
requirements at the project entrances and the signalized intersections. Slope, 

landscaping, fencing, monument signs, and other objects in the line of sight must not

exceed thirty inches in height, measured from the flowline of the street. 

B 7. Submit the structural design and location for any required retaining walls for review
and approval by the City Engineer. 

E 8. Obtain approval by the City Engineer of a Category Water Quality Management Plan
WQMP), prepared in accordance with the document, " Model Water Quality
Management Plan Guidance," dated May 1, 2012. The WQMP shall ( 1) be prepared, 
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signed, and sealed by a licensed Civil Engineer, (2) include site design, source control, 

and treatment control Best Management Practices (BMPs) appropriate for residential

development, (3) include a BMP implementation, operation, and funding mechanism, 
and ( 4) be certified by the project owner. The property owner shall also enter into a
stormwater BMP transfer, access, and maintenance agreement with the City on the
City form. Include a copy of the recorded agreement in the WQMP. 

C* 9. Implement site design BMPs within the Village Paseo and at various locations within

the project as specified in the EIR and the conceptual Category WQMP including, but

not limited to: 

Construct pervious pavement and/ or pavers over approximately 30 percent of the
paved impervious areas. 

Construct vegetated swales upstream of the inlets to the infiltration facilities. 

C* 10. Implement source control BMPs as specified in the Environmental Impact Report and

the approved Conceptual Category WQMP including, but not limited to: 

Convey drainage from rooftops to landscaping and/ or vegetated swales prior to
water quality facilities or on- site drainage system. 

Install storm drain signage stencil at all drainage inlets. . 

Design on- site improvements adjacent to trash storage areas to prevent drainage

run- on. 

C* 11. Implement treatment control BMPs specified in the project EIR and Conceptual WQMP

including, but not limited to: 

Install underground infiltration systems with hydrodynamic separator pre- treatment

devices (Contech CDS or equivalent) and an overflow outlet connected to a private
on- site drainage system. 

E 12. Submit an erosion control plan to minimize potential increases in erosion and sediment

transport during construction activity for City Engineer approval. Place erosion control

measures during or after grading work as required by the City Engineer. 

D* 13. Implement erosion control BMP' s including, but not limited to: 

Minimize the scheduling of soil disturbing activities during the wet season. 

Stabilize disturbed soil by means of hydraulic mulch, soil binders, geotextiles and
mats, or hydroseeding. 

Preserve existing vegetation to the greatest extent practicable. 
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Utilize temporary earth dikes or drainage swales to divert runoff away from
exposed areas and into more suitable locations. 

D* 14. Implement sediment control BMP' s including, but not limited to: 

Place gravel bags and fiber roll sediment filters around all storm drain inlets and

at the toe of slopes, and placed to intercept sheet flows. 

Place silt fencing along the perimeter of the site where storm water discharges, 
and around areas of soil disturbing activities, such as grading or clearing. 

Place check dams or sand bag chevrons in areas where high velocity runoff is
anticipated. 

Construct sediment basins to control internal erosion. 

D 15. Implement dust control measures during construction activities including, but not

limited to, daily watering of construction area as frequently as necessary during active
and inactive periods, utilizing soil emulsions, limiting construction vehicle speed to 15
miles per hour, stabilizing construction entrances to preventtrackout of sediments, and
street sweeping. 

B 16. Submit original wet signed and stamped rough grading certifications from the soils
engineer and the grading engineer, along with compaction reports, to the City
Engineer. 

C 17. Submit original wet signed and stamped final grading certification from the grading
engineer, to the City Engineer. 

STREET IMPROVEMENTS

C* 18. ( Boulder Avenue median) 

Remove the existing curb on both sides of the Boulder Avenue median and construct
a 22 -foot wide landscaped median with 6 -inch curb on the west side of the median and

6 -inch curb and gutter on the east side of the median from Eucalyptus Avenue

southerly across the frontage of Planning Area 2. The landscaped median curb and

curb and gutter shall be extended to 4 inches below the street structural section. 

Construct drainage inlets on the easterly side of the median and connect the inlets to
the existing storm drain in Boulder Avenue.. Modify the existing inlets within the
median as necessary. If the median improvements have been constructed by the City, 
reimburse the City' s costs associated with the design and construction of the

improvements. 

C* 19. ( Boulder Avenue trail) 

Construct a 15 -foot wide community trail located 16 feet behind and parallel with the
face of curb on the westerly side of Boulder Avenue across the frontage of Planning
Area 2. Install six- inch wide and eight -inch deep flush concrete mowstrips, a

SPR 006- 001/ PA 2 Page 3 of 11 March 19, 2014



decomposed granite surface with soil binder, railing along the street side of the trail, 
and trail signage, as approved by the City Engineer and the City Planner. 

C* 20. ( Access " E") 

Widen the west side of Boulder Avenue north of Eucalyptus to provide a southbound

right -turn pocket at the intersection of Boulder Avenue and Eucalyptus Avenue. 

C* 21. ( Access T") 

Reconstruct the existing median on Boulder Avenue to provide a left/ right- in, right -out

only access at Access T" with a northbound left -turn pocket. Construct a 48 -foot wide
driveway approach at Access T" with an 8 -foot wide median and 25 -foot curb return

radii in accordance with County Standard 129B modified to provide 21 feet from the
curb line to the sidewalk. 

C* 22. ( Eucalyptus Avenue) 

Remove the existing AC dike on both sides of Eucalyptus Avenue, and remove the

existing catch basin on the south side of the street, required to widen it to 44 feet

curb -to -curb between Boulder Avenue and Calhoun Street. Construct 6 -inch curb and

gutter, match up asphalt concrete pavement, class II aggregate base, and street lights
on both sides of Eucalyptus Avenue. Construct 6 -foot curb adjacent sidewalk on the

south side of Eucalyptus Avenue. Extend the existing storm drain lateral and construct
a new catch basin on the south side of the street. Locate curb face 13 feet north of

street centerline and 31 feet south of street centerline. Construct new driveway
approaches on both sides of the street, and new driveways necessary to provide
smooth transitions to existing driveways including any necessary grading. Relocate

existing fences outside of the new street right-of-way and replace existing landscaping
as required. 

C* 23. ( Calhoun Street) 

Remove the existing pavement and widen Calhoun Street to 36 feet wide curb -to -curb
from Eucalyptus Avenue southerly to the Planning Area 2 project entrance. Construct

6 -inch curb and gutter, asphalt concrete pavement, class I I aggregate base, and street

lights on both sides of the street. Construct 6 -foot curb adjacent sidewalk on the east

side of the street. Locate curb face 10 feet west of street centerline and 26 feet east

of street centerline. Construct new driveway approaches, and new driveways

necessary to provide smooth transitions to existing driveways including any necessary
grading. Relocate existing fences outside of the new street right-of-way and replace
existing landscaping as required. Construct a standard offset cul- de- sac at the south

end of Calhoun Street. 

C* 24. ( Access "C") 

Construct private street improvements on Access " C" from Greenspot Road to

Planning Area 2 including, but not limited to, asphalt concrete pavement with a

structural section designed for a 20 -year life, concrete curb and gutter, a 10 -foot wide

landscaped median, and a private lighting system. Construct a street type

at Greenspot Road with 35 -foot curb rettifn

radii, 
a southbound right -turn pocket, and

a southbound left -turn pocket, a westbotind right-turn- ttirn

poeket, and an eastbound left-ttirn poe Align the ' entrance with the future
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development south of Greenspot Road. Access " C" shall be 71 feet wide from

Greenspot Road to the first intersection and 58 feet wide from the first intersection to

the northerly project boundary. Modify the Greenspot Road striping to provide a
second eastbound left -turn pocket. 

C* 25. ( Greenspot traffic signal) 

Construct a traffic signal utilizing a video detection system at the intersection of
Greenspot Road and Access '"C,'' as approved by the City Engineer. diel

0ns ll- a Connect to the fiberoptic interconnect system on Greenspot Road to connect

the traffic signals on Greenspot Road at the freeway ramps, the Westerly Access, 
Access ' A," Access " C," and Boulder Avenue. Install any necessary hardware and
software. Provide a coordinated timing ,analysis. 

C* 26. ( Boulder/Eucalyptus traffic signal) 

Construct a traffic signal utilizing a video detection system at the intersection of
Boulder Avenue and Eucalyptus Avenue ( Access " E"), as approved by the City
Engineer. Design and install a fiberoptic interconnect system on Boulder Avenue to

connect the traffic signals on BoulderAvenue, Webster Street and Eucalyptus Avenue. 

Utilize the existing conduit on the easterly side -of Boulder Avenue. Construct a new

traffic signal controller on the west side of Boulder Avenue. Extend conduit to the

north side of Eucalyptus Avenue for future interconnect to the existing traffic signal at
the Boulder Avenue/ Base Line intersection. Install any necessary hardware and
software. Provide a coordinated timing analysis. 

C* 27. ( Boulder/Eucalyptus striping) 
Remove existing conflicting striping and apply type II slurry seal on the westerly half
of Boulder Avenue across the limits of striping removal. Remove the existing
conflicting striping and restripe Eucalyptus Avenue to provide eastbound and

westbound left -turn pockets at Boulder Avenue and apply type II slurry seal the full
width of Eucalyptus Avenue across the limits of striping removal. 

C 28. Install traffic control signs, and pavement markings, with locations and types approved

by the City Engineer. 

C 29. Install LED street lights and an underground electrical system With etit off

time, L. es, w, i fflarblelate poles on Eucalyptus Avenue and Calhoun Street at locations

specified by the City Engineer. Pay Southern California Edison to energize the street
lights and pay energy charges for 12 months following energizing of the street lights. 

B 30. Submit engineering plans for street and drainage improvements, traffic signals, traffic
signal interconnect, street lighting, and striping to the City Engineer for review and
approval. Indicate the location of any existing utility/facility which would affect
construction on plans and profiles. Comply with the City design standards as shown
on the street and storm drain improvement checklist. 

B 31. Design public improvements including sidewalk, drive approaches and access ramps
in accordance with all requirements of the State of California Accessibility Standards, 
Title 24 California Administrative Code. 
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C 32. Submit "Record Revisions" to all plans to reflect the improvements as constructed, and

any changes made during construction. 

deleted) 

6onstFuet a public sterrm drain systern an Greenspot Road frorn Gity Gfeek to the east
side of the Access " C" intefseetoon On accofdance with the Gity' s Greenspot Road
ean i" plan dated Novernber 2012. i"" • dr _ - on both sides o

Greenspot Road as approved by the City Engineef. 

E* 

d_ - 

E* 34. Construct on- site improvements to drain the entire site southerly to the storm drain in
Greenspot Road via a private underground drainage system. Design the on- site

drainage system to discharge flows from Planning Areas 1, 2, and 3 in the amounts

of 50 cfs at the Westerly Access, 100 cfs at Access "A," and 50 cfs at Access T. 

Extend the on- site drainage facilities to the storm drain in Greenspot Road and size

the on- site drainage facilities to accept ( 1) the post development 100 -year storm flow

from Planning Areas 1, 2 and 3, and the future development area westerly of Planning
Area 2 and ( 2) flows exceeding the capacity of water quality facilities in Planning Area
2. 

C 35. ' Intercept and conduct the off-site tributary drainage flow around or through the site in
a manner which will not adversely affect adjacent or downstream properties. 

E* 36. Prior to issuance of a grading permit, prepare design of proposed on- site and/ or off- 
site improvements to protect the project from potential flooding from Bledsoe Creek, 
and obtain approval from San Bernardino County Flood Control District and the City
Engineer. Complete flood protection measures prior to occupancy of any building. 
Obtain environmental clearance and permits from Federal and State resource

agencies if necessary. 

E* 37. Submit engineering plans for public and private drainage systems to the City Engineer
for review and approval. Indicate the location of any existing utility/facility which would
affect construction on plans and profiles. Comply with the City design standards as
shown on the street and storm drain improvement checklist. 

E* 38. If a Letter of Map Revision ( LOMR) to amend the Flood Insurance Rate Map ( FIRM) 

to eliminate the need for the City Creek levee to protect the project from potential
flooding has not been issued by the Federal Emergency Management Agency
FEMA), design and constructflood control and/ orflood protection measures required

to remove the project from Special Flood Hazard Area Zone A on the FIRM in

accordance with the FEMA requirements. Obtain a Conditional Letter of Map Revision
from FEMA prior to issuance of a grading permit and obtain a LOMR from FEMA prior
to occupancy of any building. 

E 39. Prepare a hydrology study to determine storm runoff quantities tributary to and
generated by the entire Specific Plan, and an on- site drainage system master plan for
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the entire Specific Plan, for review and approval by the City Engineer. Include

hydraulic calculations to determine the size and type of all drainage facilities. 

MAP/ DEDICATION/ANNEXATION

C* 40. Apply to the City to annex the area within the entire Specific Plan Planning into

the City' s Landscape Maintenance District ( LMD) for maintenance of median and

frontage landscaping along BoulderAvenue, and landscaping within the Village Paseo, 
required to be constructed by Planning Area 2 and Planning Area 3. Sign ballots

prepared by the City agreeing to the annexations and amounts of assessment. 
Median and frontage landscaping will be maintained by the City utilizing LMD revenue. 
The City will maintain the landscaping within the Village Paseo utilizing LMD revenue
only if the City determines that adequate landscaping maintenance is not being
provided by the property owner. If the Boulder Avenue landscaped median is to be

constructed by the City prior to development of any planning area in the Specific Plan, 
the ballot for the median landscaping maintenance shall be signed before the City
constructs the landscaped median. 

A* 40. 1 Dedicate a landscape easement to the City along the Village Paseo as approved by
the City Engineer and the City Planner. 

C* 41. Apply to the City to annex the area within the ,entire Specific Plan into the City' s
Landscape Maintenance District ( LMD) for maintenance of median and frontage

landscaping, parkway vegetated swales, and decorative streetscaping and signage
along Greenspot Road. Sign a ballot within 30 days of Specific Plan approval

prepared by the City agreeing to. the annexation and amount of assessment. Median

landscaping, frontage landscaping, parkway vegetated swales, and decorative street
scaping and monument signs , will be maintained by the City utilizing LMD
revenue. 

C* 42. Apply to the City to annex the entire Specific Plan into a Trail Maintenance District for
City maintenance of the community' trail along Boulder Avenue and within the Village
Paseo. Sign a ballot prepared by the City agreeing to the annexations and amounts
of assessment. 

A* 43. Dedicate public right-of-way " folf

street and traffie
signal and at the south end of Calhoun Street for

construction of an offset cul- de-sac with a 53 -foot right-of-way line radius. 

A* 43. 1 Dedicate additional right-of-way to provide a 44 -foot half -width public street south of
the centerline of Eucalyptus Avenue across the project frontage. The future right --of= 

way line will be located 13 feet from the curb face. 

A* 44. Reserve a reciprocal private easement in favor of the parcels within Planning Area 2, 
for drainage, utilities, and pedestrian and vehicular access. 

A* 45. Grant a private easement in favor of Planning Area 1 and Planning Area 3 for
drainage, utilities, and pedestrian and vehicular access. 
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A* 46. Acquire a private easement across San Bernardino County Flood Control District
property for construction and maintenance of offsite drainage facilities. 

A* 47. Obtain a private easement across Planning Area 1 for construction and maintenance
of Access "C" private street improvements from Greenspot Road to Planning Area 2. 

E* 48. Acquire a public road easement from the owner of the property south of Greenspot
Road necessary for construction and maintenance of the new traffic signal to be
installed at the Access "C" intersection. 

E* 49. Acquire public road easements from the affected property owners for construction of
street, drainage, and traffic improvements on Calhoun Street and Eucalyptus Avenue. 

E* 50. In the event the Applicant fails to acquire the required off-site property interests
necessary*for public improvements, the Applicant shall request the City to acquire the
off-site property interests. The Applicant shall provide evidence of attempts to acquire

the required off-site property interests and shall enter into an agreement with the City
committing to complete the improvements pursuant to Government Code Section
66462 after the City has acquired the property interests. Such agreement shall

provide for payment by Applicant of all costs incurred by City to acquire the off-site
property interests. Security for a portion of these costs shall be in the form of a cash
deposit in the' amount given in an appraisal report obtained by the City, at the

Applicant's cost. 

E* 51. Establish a legal mechanism for maintenance and operation of the private street on

Access "C" from Greenspot Road to Planning Area 2 among the owners of Planning
Areas 1, 2 and 3. 

B 52. Record a Final Map for condominium purposes with the San Bernardino County
Recorder pursuant to the provisions of the State Subdivision Map Act. 

A 53. At the time of. Final Map submittal, the following shall be submitted: Traverse

calculations (sheets), copies of recorded maps and deeds used as reference and/ or

showing original land division, tie notes and bench marks referenced, and a current

title report. The traverse calculation sheets shall show error of closure. Inverse

calculations will not be acceptable for plan check review. 

B 54. Submit a duplicate photo mylar of the map recorded with the San Bernardino County
Recorder. 

FEES/ PERMITS

C* 55. Make a cash payment for one year of maintenance of frontage and median

landscaping on Boulder Avenue. Maintenance will be provided by the City through the
Landscape Maintenance District after a one year maintenance period provided by the
applicant and acceptance of the landscaping by the City. City inspections are required
by Public Works and the City' s Landscape Architect at the beginning and end of the
one year maintenance period. 
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C* 56

V L11 City to be constfueted by the Applicant.- Pay Post 2030 fair share traffic
mitiaation fees for all locations inside or outside of the Citv of Hiahland impacted by

development of the Specific Plan as identified in the traffic study prepared for the
Specific Plan. The amount of mitigation fees required of the Specific Plan shall be

based on ( 1) the percentage of project traffic as calculated in the traffic study, and (2) 

cost estimates of the improvements as initially calculated and periodically updated by
the City. The amount of traffic mitigation fee applicable to each phase of development

shall be calculated based on the area within that phase as a percentage of area within

the entire Specific Plan, regardless of land use designation of said phase. Pay the
traffic mitigation fee for the entire phase prior to occupancy of the first building located
in that phase. Provide, for City review, updated tables in the traffic study showing the
locations of the mitigation improvements and the project fair share percentage. Also

include the Greenspot Road/ Church Street intersection in the fair share calculation. 

deleted) 

207, 308. 18 " i $ 166, 090. 61 tG reirnburse the Gity for the project- _ 
advanced by the City on behalf of the applicant for the existing t, sig, ials at the
Westerly - - _ - - and Access - respectively. The _ - - arnountof reirnbursefflent

to isstianee of the first building peffflit within the Specefie P

C* 57. 1 Reimburse the City $ 130. 000. 00 paid to the applicant as purchase price of a 30 -foot

wide easement to be granted by the Applicant to Southern California Edison along the
proposed route within the specific plan. 

C* 57. 2 Reimburse the City the cost associated with the design and construction of electric
distribution conduits and conductors at two locations crossing Greenspot Road that are
needed to serve future development within the Specific Plan.. 

D* 57. 3 Start construction to underaround the existina overhead electric distribution lines and

telecommunication lines on the 66kv pole line, and the east/west telecommunication

lines within the Specific Plan and crossing Boulder Avenue, no later than six months

after the 66kv undergroundinq has been completed and the transmission portions of

the poles have been removed by Southern California Edison. If the undergroundinq
of the distribution lines and telecommunication lines has been otherwise completed

by the City, reimburse the costs incurred by the City associated with such

undergrounding work prior to first building permit. 

D 58. Pay appropriate engineering fees for district annexation, plan check, WQMP review, 

traffic report review, hydrology study review, structural calculation review, on- site and
off-site inspection, utility excavation permits, GIS map plan update, microfilming and
storage of maps and plans, and other required fees. 

C* 59. Pay City processing fee for application of Development Impact Fee ( DIF) credits for

street, traffic, drainage, and median improvements pursuant to adopted City Council
DIF Credit Policy. 
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D 60. Obtain a permit from the City Engineer prior to any on- site grading or construction
within the public right-of-way. 

A 61. Post a deposit for monumentation based on an estimate of the cost to perform the

work by the project surveyor or engineer. The deposit shall not be released prior to

written verification from the surveyor or engineer that the monuments have been set

and payment for the work has been received. 

E 62. Post a deposit for erosion control based on an estimate of the cost to perform the work

by the project surveyor or engineer. The Deposit shall not be released prior to

completion of all on-site construction. 

UTILITIES/CONSTRUCTION

C* 63. Underground all existing overhead utilities and remove the existing utility lines and
poles ( 1) within the Specific Plan, ( 2) along Eucalyptus Avenue from the existing utility
pole west of the project boundary to the existing utility pole east of Boulder Avenue, 
3) on Calhoun Street from the project boundary to the existing utility pole on the north

side of Eucalyptus Avenue north of the project botindary and ( 4) crossing Boulder
Avenue approximately 750 feet south of Eucalyptus Avenue to the existing pole east
of Boulder Avenue. 

deleted

Re' oeate the existing overhead 66kv electric tr on ' ane which
i.

s located along
the south side of Greenspot Read and along the pFivate road at Access "C" to a new

alignrnent along Batilde, r^% ve, ide, Webster Street, the private streets an Planning Area
2, and 6a' hatin Street. Gonstfuet the new 66kv ' one undergrou

B* 65. Submit a Composite Utility Plan indicating the location of all above ground and flush
mount water, electric, cable TV, internet, and telephone utility structures prior to City
issuance of utility permits. 

E 66. Obtain written permission from the adjoining property owners, including San

Bernardino County Flood Control District, for offsite grading and/ or construction. 

B 67. Install construction fencing and screening in accordance with Building and Safety
Division Policy 335. 

C 68. Reconstruct existing public improvements removed or damaged during construction. 
Pavement repair, which may include A.C. overlay, T -cut trench repair and/ or slurry seal
shall be across all or a portion of damaged pavement caused by this project as
determined by the City Engineer. 

C 69. Coordinate, and where necessary, pay for the relocation of any existing public utilities
as necessary. 

C 70. Provide all utility services to each building, including sanitary sewers, water, electric
power, gas, cable TV, internet, and telephone. All utilities are to be underground. 
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E 71. Comply with applicable requirements of the National Pollutant Discharge Elimination
System (NPDES) permit program. Provide written verification from the Regional Water

Quality Control Board specifying the project' s WDID number. 

B 72. Destroy any abandoned wells on the property or similar structures that might result in
contamination of underground waters in a manner approved by the City Engineer. 

B 73. All underground structures, except those desired to be retained, must be broken in, 

backfilled, and inspected before covering. 

D 74. Comply with the prevailing City design and construction standards and requirements
at the time of permit issuance. 

C* 75. Priorto occupancy of any building in Phase 1, construct all required public street/traffic

signal/drainage improvements on Calhoun Street, Eucalyptus Avenue, and private

street/drainage improvements from Greenspot Road to Planning Area 2 at Access "C." 

C* 76. Prior to occupancy of any building in Phase 2, construct all required street/community
trail/ drainage improvements on Boulder Avenue across the frontage of Phase 2. 

C* 77. Prior to occupancy of any building in Phase 3, construct all required public

street/community trail/ drainage improvements on BoulderAvenue across the frontage
of Phase 3. 

C* 78. Prior to occupancy of any building in Phase 4, construct the community trail
improvements and the emergency access. 

V:\ 11939900\ 119399 PA2 031914 Conditionsmpd
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Building & Safety

Conditions of Approval



Building and Safety Division Conditions of Approval (Commercial) 

Date: March 4, 2013

Applicant: Greenspot Village & Marketplace

Address of Applicant: 

Site Location: Greenspot and Boulder

Telephone: 

File / Index No.: GPA -009- 002, DRB 009- 003 and 004

Provide two ( 2) of the following construction plans and information for review of the proposed
project. Initial plan review usually will take three weeks on most projects. You will receive a

plan review number at the time you submit plans for the proposed project. This number will be

needed to obtain information regarding your plan. review. 

Sets

2) Architectural Plans

2) Structural Plans

2) Structural Calculations

2) Plot/Site Plans

2) Electrical Plans

2) Electrical I_,oad Calculations

2) Plumbing Plans/ Isometrics
2) Mechanical Plans

2) Duct layout Plans

2) Roof and Floor Truss Plans

2) Title 24 Energy Calculations
2) Geology Report
2) Soils Report

2) Grading Plan
2) Precise Grading Plans
2) Disabled Access Plan

2) Condition of Approval Packages

2) Temporary Fence Plan
2) On -Site Development Plan

Separate permits and, calculations will be required for on- site improvements such as: parking lot
and walkway light standards, flag poles over 20 -feet in height, patio covers, canopies, trellis', 
monument and wall signs, garden and retaining walls, trash enclosures, etc. 

Notify the Building Division at plan submittal, if Certified Access Specialist Program ( CASp) 
compliance is requested per CA Senate Bill 1608. Additional fees are required for review and
inspection. 



Please Note: the 2010 California Building Code series is currently in effect. Project plans
submitted after .January 1, 2014 will need to be designed per the 2013 California Building
Code series. 

Prior to the project final, provide the Building and Safety Division with an electronic copy of the
approved plans, including all approved changes and as -built, in PDF or TIF format. 

General Conditions

All structures shall be designed in accordance with the 2010 California Building Code, including
the California Green Building Standards Code as adopted by the City of Highland, Ordinance

No. 357. Design all structures to comply with Seismic Design Category D, basic wind speed 85
MPH, at exposure " C." Approved projects which delay plan submittals may need to design their
project to the state adopted code series in effect at the time of submittal. 

Building and Safety inspection requests can be made 24 hours in advance for the next day
inspection. Please contact ( 909) 864- 2136, Ext 228. If' your inspection request is left on
another phone extension, your inspection will not be performed. You may also fill out an
inspection request at the Building and Safety counter. The request must be given to the front

counter receptionist for the next day inspection. 

The Developer/Owner is responsible for the coordination of' releasing any Deferral of

Development Impact Fees or Bonds after such fees have been paid. The Developer/Owner

should be aware, once the deferral is sent to the San Bernardino County Recorders Office; the

release process takes two to three weeks. This process will delay final Certificates of

Occupancy. 

The issuance of Temporary or Conditional Certificate of Occupancy may be requested prior to
occupancy if certain identified conditions or issues have not been completed with the explicit
approval of all departments or agencies. A separate permit for the additional inspections will be

required in order to obtain the Temporary or Conditional C of O. 

The Developer/Owner is responsible for the coordination of the final occupancy. The

Developer/ Owner shall request clearances from each department and/ or agency at least two
weeks prior to requesting a final building inspection from Building and Safety. Each agency
shall sign the back of the Building and Safety Job Card and provide a copy of the signatures to
Building and Safety at the time a final inspection is requested. 

A security fence with screening must protect all construction sites. The fencing and screening
shall be maintained at all times to protect pedestrians. Building Department approval must be
secured prior to removal. See Construction fencing requirement policy. 

Toilet facilities shall be provided for construction workers and such facilities shall be maintained

in a sanitary condition. Construction toilet facilities of the non -sewer type shall conform to

ANSI ZA.3. 



All construction debris shall be recycled pursuant to the requirements set forth by Ordinance No. 
269. Receipts from the recycle company responsible for picking up the materials shall be kept in
the construction office. After the construction is complete and before eitlzer temporary or final
occupancy, the receipts shall be forwarded to the Planning Division. 

Construction projects, which require temporary electrical power, shall obtain an Electrical Permit
from Building and Safety. No temporary electrical power will be granted to a project unless one
of the following items is in place and approved by Building and Safety and the Planning
Division. 

a) Installation of a Construction Trailer through the Temporary Occupancy Permit
TOP) procedure, or: 

b) Security fenced area where the electrical power will be located. 

Installation of construction/ sales trailers must be located on private property. No trailers can be

located in the street unless a permit from the Engineering Department is obtained. 

Project Conditions

Attached to the approved plans are Building and Safety Policies, which are part of the Condition
of Approval for this project. 

Fire Sprinklers are required by Ordinance 209, Submit Fire Sprinkler Plans to the Fire

Marshal located at 27215 Base Line, Highland CA. Please contact the Fire Marshal for

information on the design requirements. ( 909) 864- 2136, ext. 248. 

2. Prior to the issuance of Building Permits, on site water -service shall be installed and
approved by the responsible agency. On site Fire Hydrants shall be approved by the Fire
Department. No flammable materials will be allowed on the site until the Fire Hydrants

are established and approved. No flammable construction materials shall be placed on

the site without approvals by the Fire Department. All street and access roadways around

the project shall be paved for emergency response vehicles before flammable materials
are placed on the project. 

3. Prior to issuance of permits, site -grading certifications shall be submitted to Building and
Safety. Compaction reports shall accompany certifications. 

4. Prior to issuance of building permits, provide a receipt from the Unified School District
stating that all school fees have been paid. This project is located in the Redlands

Unified School District. 

5. Prior to issuance of building permits, provide Building and. Safety with a Sewer and
Water availability Letter from East Valley Water District. (909) 888- 8986

6. The property shall be connected to East Valley Water District sewer service. If the sewer

is not available, provide Building and Safety with a letter from East Valley Water District



explaining that the sewer is not available to the site and the building can be serviced by a
private septic system. The letter is required prior to plan review process. 

7. All construction projects shall comply with the NPDES Storm water Best Management
Program. Prior to permit issuance submit copy of the Water Quality Management
Program Report. ( WQMP) 

8. Prior to issuance of building permits, provide Building and Safety with approvals from
City of San Bernardino Water Department, Environmental Control Section for
Grease/ Sand interceptors. ( 909) 384- 5383

9. Prior to occupancy, provide Building and Safety with a copy of the San Bernardino
County Fire Department Hazardous Materials Division " Certified Unified Program

Agency" or CUPA approval. ( 909)- 386- 8401

Development Code Regulation

1. All residential dwelling units shall be equipped with security lighting affixed to the
exterior of each garage door and/ or above the exterior of each front and rear man doors. 

a) Motion sensor devices shall activate lighting. 
b) Lights shall be installed a minimum of eight feet: above grade and shall be hard

wired into the electrical power source. 

c) Lights shall be shielded and directed away from surrounding residential uses and
shall not blink, oscillate or be of unusually high intensity. 

Amendments to the PlumbinV, Code
1. Due to pinhole leaks in copper piping within the area east of City Creek, staff

recommends the use of alternative approved materials for the water system piping. 
Copper pipe may be used in buildings if a letter from the owner of the building is
submitted to Building and Safety accepting liability for future copper pipe failures in the
structure. - if copper pipe is proposed, hype K shall be used both below and above the

ground. Water supply lines to fixtures should be plumbed in stainless steel or other
approved materials. 



Fire Department

Conditions of Approval



CITY OF HIGHLAND

FIRE DEPARTMENT

FIRE PREVENTION DIVISION

FIRE PROTECTION

DATE : March 26, 2014 PAGE 1 OF 6

FOR ( NAME): GREENSPOT VILLAGE / RESIDENTIAL

ADDRESS : GREENSPOT & BOULDER AREA
A tiered level of mitigation options has been developed and listed below are the systems and/or modifications
required for your project. Compliance ,of the following items are a condition of FINAL OCCUPANCY APPROVAL. 
These conditions are required as acceptable solutions to the adverse fire conditions impacting fire fighting and
emergency operations accompanying the site/area. They will either assist in detection and extinguishment of the
fire and/ or facilitate the anticipated emergency operations. 

THIS PROJECT IS PROTECTED BY THE CITY OF HIGHLAND FIRE DEPARTMENT / CAL - 
FIRE / CALIFORNIA DEPARTMENT of FORESTRY and FIRE PROTECTION. 

PRIOR TO ANY CONSTRUCTION OCCURRING ON ANY PARCEL, THE APPLICANT

SHALL CONTACT THE CITY OF HIGHLAND FIRE MARSHAL OFFICE FOR

VERIFICATION OF CURRENT FIRE PROTECTION DEVELOPMENT REQUIREMENTS. 

ALL NEW CONSTRUCTION SHALL COMPLY WITH THE EXISTING CALIFORNIA FIRE

CODE AND ALL APPLICABLE STATUTES, CODES, ORDINANCES, STANDARDS AND

POLICIES OF THE CITY OF HIGHLAND FIRE DEPARTMENT/ FIRE PREVENTION

DIVISION / CAL -FIRE / CDF. 

HF7: FIRE DEPARTMENT ACCESS ROAD( s); PUBLIC/ PRIVATE STREET(s); SHALL MEET THE FIRE
DEPT. MINIMUM. WIDTH STANDARD OF TWENTY- FOUR ( 24) FEET. ACCESS ROADS SHALL BE
PAVED ( ASPHALT/CONCRETE) AND IN PLACE PRIOR TO PLACEMENT OF COMBUSTIBLE

MATERIAL ON SITE. FIRE DEPARTMENT MINIMUM PAVING THICKNESS SHALL BE NO LESS
THAN FOUR ( 4) INCHES. THIS STANDARD SHALL NOT LESSEN OTHER AGENCY

REQUIREMENTS. CFC APPENDIX D

2. HF8: FIRE DEPT. ACCESS ROAD(s); PUBLIC/ PRIVATE STREET(s); AND RESIDENTIAL

DRIVEWAYS SHALL HAVE A MINIMUM VERTICAL CLEARANCE OF THIRTEEN ( 13) FEET -SIX ( 6) 

INCHES. CFC 503. 2. 1

3. HF9: RESIDENTIAL DRIVEWAYS SHALL BE PAVED ( ASPHALT/CONCRETE) AND SHALL HAVE A

MINIMUM WIDTH OF TWELVE ( 12) FEET. DRIVEWAYS OF THIS STANDARD SHALL SERVE NO
MORE THAN TWO SINGLE FAMILY DWELLINGS AND SHALL NOT EXCEED 12% IN GRADE. 

HMC 16. 52. 060

4. HF10: DRIVEWAYS EXCEEDING 150 FEET SHALL HAVE A FIRE DEPARTMENT APPROVED TURN- 

AROUND AT THE TERMINUS ( HAMMER -HEAD TEE). CFC 503. 1. 1 / APPENDIX D, D103.4



5. HF11: FIRE DEPARTMENT ACCESS ROADWAY(s) AND/OR PUBLIC/ PRIVATE STREET(s) 

EXCEEDING ONE HUNDRED FIFTY ( 150) FEET IN LENGTH SHALL HAVE A FIRE DEPT. 

APPROVED TURN -AROUND AT THE TERMINUS (CUL- DE-SAC). MINIMUM RADIUS SHALL BE NOT
LESS THAN 48 FEET. CFC 503. 1. 1 / APPENDIX D, D103.4

6. HF12: FIRE DEPARTMENT ACCESS ROADWAY(s); PUBLIC/ PRIVATE STREET(s) AND DRIVEWAYS
SHALL NOT EXCEED 10% GRADE. CBC 503.2. 7 / APPENDIX D, D103.2

7. HF13: FIRE DEPARTMENT ACCESS ROADWAY(s); PUBLIC/ PRIVATE STREET(s) AND DRIVEWAYS
SHALL EXTEND TO WITHIN ONE HUNDRED FIFTY ( 150) FEET OF AND SHALL GIVE

REASONABLE ACCESS TO ALL PORTIONS OF THE EXTERIOR WALLS OF THE FIRST STORY OF
ANY BUILDING. 

AN ACCESS ROAD, APPROVED BY THE FIRE DEPT., SHALL BE PROVIDED TO WITHIN FIFTY (50) 
FEET OF ALL STRUCTURES WHEN THE NATURAL GRADE BETWEEN ACCESS ROAD AND
STRUCTURE IS IN EXCESS OF 30%. 

WHERE AN APPROVED ACCESS ROAD CAN NOT BE PROVIDED, A FIRE PROTECTION SYSTEM
SHALL BE REQUIRED AND APPROVED BY THE FIRE DEPARTMENT. CFC 503. 1. 1 / 503.2. 2

8. HF14: CUL-DE-SAC AND DEAD- END STREETS SHALL NOT EXCEED 350 FEET IN FR -1 AREAS, IN

ALL OTHER AREAS, CUL- DE-SACS SHALL NOT EXCEED SIX HUNDRED ( 600) FEET IN TOTAL

LENGTH, UNLESS OTHERWISE APPROVED BY THE FIRE DEPARTMENT. 

9. HF15: THE DEVELOPMENT AND/OR PROJECT, AND EACH PHASE THEREOF, SHALL HAVE A
MINIMUM OF TWO ( 2) REMOTE POINTS OF ACCESS, A SECONDARY ACCESS, FOR FIRE AND

OTHER EMERGENCY EQUIPMENT AND FOR ROUTES OF ESCAPE WHICH WILL SAFELY
HANDLE EVACUATIONS. CFC 503. 1. 2

10. HF17: THE PUBLIC AND/OR PRIVATE ROADWAYS SERVING THIS PROJECT SHALL BE NAMED. 

CFC 505. 2

11. HF18: STREET NAME SIGNS SHALL BE INSTALLED WITH APPROVED NAMES. CFC 505.2

12. HF19: MANUAL OPERATED GATE( s) ACROSS FIRE DEPARTMENT ACCESS ROADWAY(s), 

PUBLIC AND/OR PRIVATE STREET(s) AND DRIVEWAYS, SHALL BE EQUIPPED WITH APPROVED
EMERGENCY KEY -OPERATED (" KNOX" TYPE) LOCK(s). FOR AUTOMATIC GATE(S), AN H -KEY

AND A " KNOX" KEYED EMERGENCY ACCESS SWITCH, SHALL BE INSTALLED, AT LOCATION

DETERMINED BY FIRE DEPARTMENT, AND SHALL OVER -RIDE ALL COMMAND FUNCTIONS AND

OPEN GATE AUTOMATICALLY UPON ACTIVATION. ALL AUTOMATIC GATES SHALL HAVE A

MANUAL OVER -RIDE FOR USE DURING LOSS OF ELECTRIC POWER. " KNOX BOX" REQUEST

FORM IS AVAILABLE FROM THE FIRE DEPARTMENT. CFC 506

13. HF20: ADDRESS NUMBERS SHALL BE PLACED ON ALL. NEW AND EXISTING RESIDENTIAL

STRUCTURES IN SUCH A MANNER AS TO BE PLAINLY VISIBLE AND LEGIBLE FROM THE

ACCESS ROADWAY OR STREET. SINGLE FAMILY DWELLINGS SHALL HAVE NUMBERS OF 4" 

HEIGHT, 3/ 8" STROKE ON CONTRASTING BACKGROUND. ADDRESS NUMBERS SHALL BE LOW

VOLTAGE, AUTOMATICALLY ELECTRICALLY ILLUMINATED. 

FA



WHERE STRUCTURE SETBACK EXCEEDS ONE HUNDRED ( 100) FEET FROM THE ACCESS
ROADWAY OR STREET, ADDITIONAL NON -ILLUMINATED NUMBERS 4" IN HEIGHT, 3/8" STROKE, 

ON CONTRASTING BACKGROUND SHALL BE DISPLAYED AT PROPERTY ACCESS ENTRANCE. 
CFC 505. 1

14. HF21: ADDRESS NUMBERS SHALL BE PLACED ON ALL NEW AND EXISTING COMMERCIAL, AND
MULTI -FAMILY RESIDENTIAL STRUCTURES IN SUCH A MANNER AS TO BE PLAINLY VISIBLE AND
LEGIBLE FROM THE ACCESS ROADWAY OR STREET. 

STRUCTURES SHALL HAVE NUMBERS OF 8" HEIGHT, 3/8" STROKE ON CONTRASTING
BACKGROUND. ADDRESS NUMBERS SHALL BE ILLUMINATED SO AS TO BE VISIBLE AND
LEGIBLE FORM ACCESS ROADWAY OR STREET. 

INDUSTRIAL OCCUPANCIES SHALL HAVE ADDRESS NUMBERS OF 12" HEIGHT, Y2" STROKE AND
SHALL BE ILLUMINATED SO AS TO BE VISIBLE AND LEGIBLE FORM ACCESS ROADWAY OR
STREET. 

WHERE STRUCTURE SETBACK EXCEEDS ONE HUNDRED ( 100) FEET FROM THE ACCESS
ROADWAY OR STREET, ADDITIONAL NON -ILLUMINATED NUMBERS 6" IN HEIGHT, 3/8" STROKE, 

ON CONTRASTING BACKGROUND SHALL BE DISPLAYED AT PROPERTY ACCESS ENTRANCE
CFC 505. 1

15. HF23: PRIOR TO FINAL, THERE SHALL BE POSTED, AT EACH ENTRANCE OF THE COMPLEX. AN
ILLUMINATED DIAGRAMMATIC REPRESENTATION OF THE COMPLEX SHOWING THE
LOCATIONS OF THE VIEWER, THE UNIT DESIGNATIONS WITHIN THE COMPLEX AND THE
LOCATIONS OF FIRE HYDRANTS. THE DEVELOPER SHALL SUBMIT A DRAWING DETAIL TO THE
FIRE DEPARTMENT FOR APPROVAL. CFC 510

16. HF24: " NO PARKING — FIRE LANE" SIGNS SHALL BE POSTED AT LOCATIONS DESIGNATED BY
FIRE DEPARTMENT. FIRE LANE CURBS SHALL BE PAINTED RED WITH WHITE LETTERS
STATING " NO PARKING— FIRE LANE". CFC / APPENDIX D, D103.6

17. HF25: REQUIRED FIRE FLOW FOR THIS PROJECT, DETERMINED BY I. S. O. FORMULA, IS AS
FOLLOWS: 

RESIDENTIAL; GPM = 1500; AT 20 PSI RESIDUAL; FOR 2 HOUR DURATION. 

COMMERCIAL; GPM = 3500; AT 20 PSI RESIDUAL; FOR 3 HOUR DURATION. 

SYSTEM SHALL BE LOOPED WITH MINIMUM EIGHT ( 8) INCH MAINS; SIX ( 6) INCH LATERALS, SIX
6) INCH RISERS; SIX (6) INCH DIA. HYDRANTS WITH TWO 2'/ 2" OUTLET(s) AND ONE 4" OUTLET. 

CFC 508 / APPENDIX B AND APPENDIX C

18. HF26: TWO SETS OF WATER DELIVERY SYSTEM PLANS, DESIGNED TO MEET THE REQUIRED
FIRE FLOW FOR THIS PROJECT AND/OR DEVELOPMENT, SHALL BE SUBMITTED TO THE FIRE
DEPARTMENT FOR APPROVAL. CFC 501. 3

19. HF27: APPLICANT -DEVELOPER SHALL PROVIDE THE FIRE DEPARTMENT WITH A LETTER FROM
THE WATER COMPANY SERVING THE PROJECT -DEVELOPMENT, VERIFYING FINANCIAL

ARRANGEMENTS HAVE BEEN MADE AND BONDED FOR THE REQUIRED FIRE DEPARTMENT
APPROVED WATER IMPROVEMENTS. CFC 501. 3

20. HF28: FIRE HYDRANTS SHALL BE INSTALLED AND OPERATIONAL AS PER APPROVED WATER
SYSTEM DELIVERY PLANS PRIOR TO ANY FRAMING, CONSTRUCTION OR DELIVERY OF

COMBUSTIBLE MATERIALS TO PROJECT SITE. CFC 501. 4 / CFC 1412

i? 



21. HF29: FIRE HYDRANT SPACING SHALL BE: 
SINGLE FAMILY RESIDENTIAL: 600 FEET

MULTI -FAMILY RESIDENTIAL: 300 FEET

HIGH DENSITY RESIDENTIAL: 300 FEET

FIRE HYDRANT(s) SHALL BE INSTALLED AT LOCATION( s) TO BE DETERMINED BY FIRE
DEPARTMENT. REQUIRED FIRE FLOW TO BE DETERMINED BY FIRE DEPARTMENT. MINIMUM
FIRE FLOW SHALL NOT BE LESS THAN 1500 GPM FOR RESIDENTIAL & 3000 GPM FOR
COMMERCIAL. CFC 508 / APPENDIX B AND APPENDIX C

22. HF30: ON SITE FIRE HYDRANT(s) — YARD HYDRANT(s)- CAPABLE OF SUPPLYING REQUIRED
FIRE FLOW SHALL BE INSTALLED AT LOCATION( s) IDENTIFIED BY THE FIRE DEPARTMENT. 
SYSTEM SHALL BE LOOPED WITH MINIMUM EIGHT ( 8) INCH MAINS; SIX ( 6) INCH LATERALS, SIX
6) INCH RISERS; SIX ( 6) INCH DIA. HYDRANTS WITH ONE 2 Y2" OUTLET AND ONE 4" OUTLET. 

CFC SECTION 508 / APPENDIX B & C

23. HF31: APPROVED FIRE HYDRANT PAVEMENT MARKERS SHALL BE INSTALLED. 
CFC 104. 1; CFC 510. 1

24. HF32: A WATER STORAGE AND DELIVERY SYSTEM FOR TEMPORARY USE DURING

CONSTRUCTION AND MEETING FIRE DEPT. FIRE FLOW REQUIREMENTS SHALL BE INSTALLED
PRIOR TO FRAMING CONSTRUCTION OR DELIVERY OF COMBUSTIBLE MATERIALS TO PROJECT
SITE. CFC 1412. 1; NFPA — 1231

25. HF33: IN AREAS WITHOUT WATER -SERVING UTILITIES, A WATER STORAGE AND DELIVERY
SYSTEM FOR PERMANENT USE, SHALL BE BASED ON NFPA-1231 AND THE CALIFORNIA FIRE
CODE. THE SYSTEM SHALL BE A MINIMUM STORAGE CAPACITY OF 5, 000 GALLONS OR AN
APPROVED NFPA-13. 13D OR 13R AUTOMATIC FIRE SPRINKLER SYSTEM WITH 10 MINUTE
STORAGE. FIRE SUPPRESSION SYSTEM SHALL BE INSTALLED PRIOR TO CONSTRUCTION AND
SHALL BE MAINTAINED AS A CONDITION OF OCCUPANCY. CFC 508; 1421. 1 & NFPA —1231; 22

26. HF35: AUTOMATIC FIRE SPRINKLERS SHALL BE INSTALLED ACCORDING TO NFPA 13R AND
FIRE DEPT. REQUIREMENTS. SUBMIT THREE ( 3) SETS OF SHOP PLANS WITH MATERIAL CUT
SHEETS AND HYDRAULIC CALCULATIONS, INDICATING THE TYPE OF OCCUPANCY, TYPE OF
MATERIALS TO BE STORED ( if any), FOR FIRE DEPT. REVIEW AND APPROVAL PRIOR TO ANY
INSTALLATION. SUBMIT COPY OF CALIFORNIA C- 16 LICENSE. CFC CHPTR 9; CFC 903; CBC; & 
MUNICIPAL CODE 8. 24

27. HF36: AUTOMATIC FIRE SPRINKLERS SHALL BE INSTALLED ACCORDING TO NFPA 13 AND FIRE
DEPT. REQUIREMENTS. SUBMIT THREE ( 3) SETS OF SHOP PLANS WITH MATERIAL CUT
SHEETS AND HYDRAULIC CALCULATIONS, INDICATING THE TYPE OF OCCUPANCY, TYPE OF
MATERIALS TO BE STORED ( if any), FOR FIRE DEPT. REVIEW AND APPROVAL PRIOR TO ANY
INSTALLATION. SUBMIT COPY OF CALIFORNIA C- 16 LICENSE. CFC CHPTR 9; CFC 903; CBC; & 
MUNICIPAL CODE 8. 24

28. HF37: AUTOMATIC FIRE SPRINKLER CONTROL DEVICES ( P. I. V & O.S.& Y.) SHALL BE VISIBLE
FROM FIRE DEPT. ACCESS ROADWAY, AND IDENTIFY SYSTEM BEING CONTROLLED AND
ADDRESS OF STRUCTURE. 



FIRE DEPT. CONNECTION ( FDC) SHALL BE LOCATED NO CLOSER THAN FOURTY (40) FEET AND
NOT TO EXCEED ONE HUNDRED FIFTY ( 150) FROM STRUCTURE. REQUIRED FIRE HYDRANT
SHALL HAVE A MAXIMUM DISTANCE FROM FDC OF THIRTY ( 30) FEET. FDC SHALL IDENTIFY
ADDRESS AND SYSTEM OF STRUCTURE BEING PROTECTED. CFC 912; APPLICABLE NFPA
STANDARDS

29. HF38: APPROVED FIRE HYDRANT( s) CAPABLE OF SUPPLYING REQUIRED FIRE FLOW, SHALL
BE PROVIDED TO ALL PREMISES UPON WHICH FACILITIES, BUILDINGS OR PORTIONS OF
BUILDINGS ARE CONSTRUCTED OR MOVED WITHIN THE JURISDICTION. WHEN ANY PORTION

OF THE FACILITY OR BUILDING PROTECTED IS IN EXCESS OF 150 FEET FROM AFIRE HYDRANT
ON A PUBLIC STREET, AS MEASURED BY AN APPROVED ROUTE AROUND THE EXTERIOR OF
THE FACILITY OR BUILDING, ADDITIONAL FIRE HYDRANTS OR ON- SITE FIRE HYDRANTS, 
MEETING THE REQUIRED FIRE FLOW, SHALL BE PROVIDED. CFC 508; CFC APPENDIX B, C

30. HF40: WHERE AN AUTOMATIC EXTINGUISHING SYSTEM OR STANDPIPE SYSTEM IS IN PLACE, 
SYSTEM SHALL BE SERVICED AND MAINTAINED IN OPERATING CONDITION ACCORDING TO
NFPA AND CALIFORNIA STATE FIRE MARSHAL REQUIREMENTS. 
T19 Sec. 904; & CFC 905; & NFPA 25

31. HF41: A MINIMUM OF ONE 2A-10BC FIRE EXTINGUISHER SHALL BE INSTALLED FOR EACH

3, 000 sq.ft. OF FLOOR AREA. TRAVEL DISTANCE TO ANY ONE FIRE EXTINGUISHER SHALL NOT
EXCEED 75 FEET. 

ADDITIONAL FIRE EXTINGUISHERS, SIZE AND CLASS TO BE DETERMINED BY FIRE
DEPARTMENT, MAY BE REQUIRED. FIRE EXTINGUISHERS SHALL BE SERVICED ANNUALLY AND
SHALL HAVE A CURRENT SFM SERVICE TAG ATTACHED. FIRE EXTINGUISHERS ARE TO BE
SERVICED ANNUALLY AND INSPECTED & TAGGED EVERY YEAR. CFC 906; APPLICABLE NFPA
STANDARDS

32. HF43: AN AUTOMATIC FIRE DETECTION AND ALARM SYSTEM MEETING THE REQUIREMENTS
OF CFC 907, CBC AND NFPA 72 SHALL BE INSTALLED. THREE ( 3) SETS OF SHOP PLANS WITH
MATERIAL CUT SHEETS AND CALCULATIONS SHALL BE SUBMITTED TO THE FIRE DEPARTMENT
FOR REVIEW AND APPROVAL PRIOR TO INSTALLATION. CFC 907; CBC; & NFPA 72

33. HF46: SMOKE DETECTORS, HARD WIRED IN SERIES WITH BATTERY BACK-UP, SHALL BE

INSTALLED IN ALL SLEEPING AREAS AND IN ALL HALLWAYS AND AREAS/ ROOMS LEADING TO
SLEEPING AREAS. SMOKE DETECTORS SHALL BE INSTALLED AT THE TOP OF ALL STAIRWAYS. 
AT LEAST ONE SMOKE DETECTOR SHALL BE INSTALLED ON THE FIRST FLOOR LEVEL. 

CFC 907; CBC

34. HF47: FOR EACH CHIMNEY, USED IN CONJUNCTION WITH ANY FIREPLACE OR HEATING
APPLIANCE, IN WHICH SOLID OR LIQUID FUEL IS USED, AN APPROVED SPARK ARRESTER
SHALL BE INSTALLED AND VISIBLE FROM THE GROUND. SPARK ARRESTER SHALL BE OF
STAINLESS STEEL, COPPER OR BRASS, WOVEN GALVANIZED WIRE MESH, TWELVE ( 12) 

GAUGE, AND MINIMUM OF 3/ 8" TO Y2" MAXIMUM OPENINGS. CFC CHPTR 6; CBC; CMC

35. HF51: THE MAIN ELECTRICAL PANEL AND ALL SUB- PANEL(s) SHALL BE LABELED ON INSIDE
COVER FOR ALL CIRCUITS. 

5



36. HF52: WATER HEATER ( FUEL FIRED), SHALL BE PROPERLY VENTED TO EXTERIOR OF
STRUCTURE. WATER HEATER SHALL BE SEISMIC STRAPPED TO WALL AND BE LOCATED 18" 
ABOVE A GARAGE FLOOR. 

37. HF53: A ONE- HOUR FIRE RATED, SOLID CORE, SELF CLOSING DOOR SHALL BE INSTALLED
BETWEEN AN ATTACHED GARAGE AND LIVING SPACE. 

38. HF56: ALL FLAMMABLE AND COMBUSTIBLE LIQUID STORAGE AND DISPENSING SHALL BE IN
ACCORDANCE WITH APPLICABLE SECTIONS OF THE CFC; T- 19 AND CITY CODES AND
ORDINANCES. PLAN REVIEW AND ANNUAL PERMIT TO OPERATE FROM THE FIRE
DEPARTMENT IS REQUIRED. 

39. HF60: SUBMIT TO FIRE MARSHAL' S OFFICE BUILDING AND/OR STRUCTURE PLANS FOR FIRE
DEPARTMENT REVIEW PRIOR TO COMMENCEMENT OF CONSTRUCTION OF EACH STRUCTURE. 

40. HF61: AERIAL FIRE APPARATUS ACCESS ROADS — BUILDINGS OR PORTIONS OF BUILDINGS
THAT ARE 3 STORIES, OR 30 -feet IN HEIGHT SHALL BE PROVIDED WITH APPROVED FIRE
APPARATUS ACCESS ROADS CAPABLE OF ACCOMODATING A FIRE DEPARTMENT AERIAL
APPARATUS, ( LADDER TRUCK ), AERIAL FIRE APPARATUS ACCESS ROADS SHALL HAVE A
MINIMUM UNOBSTRUCTED WIDTH OF 26 FEET, EXCLUSIVE OF SHOULDERS, IN THE IMMEDIATE
VICINITY OF ANY BUILDING OR PORTION OF BUILDING 3 STORIES IN HEIGHT. AT LEAST ONE OF
THE REQUIRED ACCESS ROUTES MEETING THIS CONDITION SHALL BE LOCATED WITHIN A
MINIMUM OF 15 FEET AND A MAXIMUM OF 30 FEET FROM THE BUILDING, AND SHALL BE
POSITIONED PARALLEL TO ONE SIDE OF THE BUILDING. D105. 1, D105.2, D105.3

ANY RE -INSPECTION DUE TO A FAILED INSPECTION AND/OR MISSED APPOINTMENT WILL BE
CHARGED A $ 70.00 RE -INSPECTION FEE, TO BE PAID PRIOR TO RE -INSPECTION. 

If you have any questions or concerns regarding the above or wish to discuss other mitigation alternatives

contact the City of Highland Fire Marshal Office. 

City of Highland Fire Department
909 864 6861 EXT. 248

CS
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ATTACHMENT

Resolution No. 2014 - to Approve

Tentative Parcel Map No. 19149 (TPM 013-001) 



RESOLUTION NO. 014- 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF HIGHLAND, 
CALIFORNIA APPROVING TENTATIVE PARCEL MAP 19149 ( TPM -013- 001) 

THE CITY COUNCIL OF THE CITY OF HIGHLAND DOES HEREBY RESOLVE AS
FOLLOWS: 

Section 1. An application was duly filed by Greenspot Village and Marketplace, LLC
requesting approval of Tentative Parcel Map 19149 ( TPM 013- 001) on properties that comprise . 

approximately 59. 123 acres generally located north of Greenspot Road, south of Eucalyptus

Street, east of State Route 210, and west of Boulder Avenue. 

Section 2. Tentative Parcel Map 19149 proposes to subdivide the approximately

59. 123 acres into three ( 3) parcels. 

Section 3. A duly noticed public hearing was held by the City Council on May 27, 
2014 in the City Hall Council Chambers and notice of the time, date, place and purpose of the

aforesaid hearing was given as required by applicable law. At the public hearing, the City

Council took testimony, both written and oral, from various parties, including the Applicant. 

Section 4. Tentative Parcel Map 19149 complies with the provisions of Chapter

16.68 Land Divisions of the Highland Municipal Code. 

Section 5. Tentative Parcel Map 19149 complies with the Subdivision Map Act, 
Sections 66410- 66499. 58 of the Government Code of the State of California. 

Section 6. Pursuant to the California Environmental Quality Act, Article 19

Categorical Exemptions, Section 15315 Minor Land Divisions, the project will not have a

significant effect on the environment. 

Section 7. Based on the Findings and Conclusions set forth above, the City Council
approves Tentative Parcel Map 19149 ( TPM 013- 001) subject to the Conditions of Approval

attached hereto and incorporated by reference as Attachment " A". 

Section 8. This Resolution shall be effective upon adoption. 

PASSED, APPROVED and ADOPTED this 27th day of May, 2014. 

Sam Racadio, Mayor

ATTEST: 

Betty Hughes, City Clerk



ATTACHMENT " A" 

Conditions of Approval



CITY OF HIGHLAND

TENTATIVE PARCEL MAP 19149

PLANNING CONDITIONS

Date: February 11, 2014

Applicant: Greenspot Village & Marketplace, LLC

File/Index: Tentative Parcel Map: TPM 013- 001
Proposal: Tentative Parcel Map 19149, a Minor -Subdivision dividing 59. 123 acres into

two (3) parcels. 

Location: Generally located north of Greenspot Road, south of Eucalyptus Street, east of
the 210 Freeway and west of Boulder Avenue
Assessor' s Parcel Numbers: 1201- 341- 05, 06, 07, 10 and 26; and

1201- 351- 01, 02, 03, 07, 08, 09, 10, 13, 14, 15 and 16

These Conditions represent Planning' s Conditions and are meant to be one part of overall conditions
that include Engineering and San Bernardino Municipal Water District Conditions of Approval. 

1. Tentative Parcel Map 19149 shall become null and void: 

a. Unless all conditions have been complied with and the occupancy or use of the
land or existing structures authorized by such Tentative Parcel Map has taken place
within thirty-six ( 36) months after the approval of said Tentative Parcel Map. 

b. Where circumstances beyond the control of the applicant causes delays which do
not permit compliance with the time limitation established in the section, the reviewing

authority may grant an extension of time for a period of time not to exceed a total of
thirty-six (36) months. Applications for such extension of time must be set forth, in

writing; the reasons for this extension shall be filed together with a fee as established by
the City Council, with the Planning Division thirty (30) calendar days before the

expiration of the Tentative Parcel Map. 

2. Revisions, modifications or deletions of this tentative map are required to be submitted
to the Planning Division for review and approval. 

3. Prior to Recording all easements of record not shown on the tentative map shall be
relinquished or relocated. Lots affected by proposed easements or easements of record, 
which cannot be relinquished or relocated, shall be redesigned subject to review and

approval of the City Planner. 

4. At the time of developing the subject parcels, the appropriate land use application( s), 
along with the required plans and fee, shall be submitted to the City for review. 



5. The applicant shall agree to defend, at his sole expense, any action brought against the
City, its agents, officers, or employees, because of the issuance of such approval, or in
the alternative, to relinquish such approval. The applicant shall reimburse the City, its
agents, officers, or employers, for any Court costs and attorney' s fees which the City, its
agents, officers or employees may be required by a court to pay as a result of such
action. The City may, at its sole discretion, participate at his own expense in the defense
of any such action but such participation shall not relieve the applicant of his obligations
under this condition. 

Non-standard Conditions

6. Comply with the Conditions of Approval for Design Review 009-003 and Design
Review 009- 004, and Development Agreement 12- 004. 

G:\ Planning\Kim\Greenspot Village & Marketplace\ TPM19149\Conditions

2



ENGINEERING CONDITIONS OF APPROVAL
PARCEL MAP 19149/TPM- 013-001

GREENSPOT VILLAGE & MARKETPLACE

January 3, 2014

1. Comply with the conditions of approval for DRB 009-003 at the time of development of
Parcel 1. 

2. Comply with the conditions of approval for DRB 009-004 at the time of development of
Parcel 2. 

3. Record a Parcel Map with the San Bernardino County Recorder pursuant to the provisions
of the State Subdivision Map Act. 

4. Dedicate additional right-of-way to provide a 44 -foot half -width public street south of the
centerline of Eucalyptus Avenue across the project frontage. The future right-of-way line
will be located 13 feet from the curb face. 

5. Dedicate additional right-of-way at the south end of Calhoun Street for an offset cul- de-sac
with a 53 -foot right-of-way line radius. 

6. At the time of Parcel Map submittal, the following shall be submitted: Traverse calculations

sheets), copies of recorded maps and deeds used as reference and/ or showing original
land division, tie notes and bench marks referenced, and a current title report. The

traverse calculation sheets shall show error of closure. Inverse calculations will not be

acceptable for plan check review. 

7. Include an Improvement Certificate/Statement on the Parcel Map in accordance with
Section 66411. 1 of the Subdivision Map Act. 

8. Submit a duplicate photo mylar of the map recorded with the San Bernardino County
Recorder. 

9. Pay appropriate engineering fees for plan check and microfilming of maps. 

V:\11939900\ 119399 PM 19149 Conditionsmpd
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yi :

rt. ,

r' 
h t+.,c.',•-.

x4" .: ,, r Y;.

rr' ..;
i" „ 9 { i.,• <`

mSQs
3" f

Y?,
v..b, : P

f" r. n:; 



01) 

qcT
Ir

V

O
z

LU
U

Q

x ba ee 8. te

IN 9 E Ige
t2 e 92d n 5j n

ffile  

hj ge 31. g9§ I 1 o

1 1  h

0 fi= 
bC

b gyp b SIC '
Hith! b

a
Y€ it € 

912 be
is

12

bC24
bj= bb ' b

gg
h4a a a01; 111

lit, . .  111,
141; H In 112 11 15'  

b6
e a XR. 1 "

GIN

b bbR gbh b

22

nix; 
bb G15< RX, 

bbe j  bb bbd$ h

ggh
g b

gbgggb
nix; b iYx p 5

h

ity; Hill
Egg

ba

pt
gh hb gbh b gbh S 8 b a 0

Qb

a ;
e aIZ<

gAAs ff

s1g. 4 12 _ 19

n

IRs_ q 7g p5 -'

s$ 
it

a < b b $ 8 

fix :! 

ybli
m

3R b Mb... R Z9y X 9fs S bbd b< " €§ 8 81V bn 7i 111
s

gi
h s  gigs s s >

gql ; fix ! 11 19g 1, 
s h 7 s y U sk9b

Ih

k, 3b

It g-
selhi" q

d b

f$

il h 

1
1

1- Q Ytsa
R i R gr $

fib
r^

g

G  g ugh  $ bh  `   hG! •    b   b!?  b  y;  
h  

8§> till
1 01", ae•^ g b s sn

IN.  

Rig 8 h i& pa hHh
l<

a b b,. ib3_ 2 a x b:: a

bI

s w Qb Rb

s w hg""< yyd ai. h bh  hb ,

I

z = b
b a €` e  F„  

Sj ajl 1A YN, 111h, a. GbHOP

a & bbd
w x z x a BJ h h 3= bib _ ebQ

b  6 ? ln b
R b  §= b

Y- 

N

i_ < tl b < b 8

y g
Will e 5  `

p   

yeYy
s q(!

s ti b ta§

j1
b "' 

yp
y bpbbaaJiil O iG 

Eb, bCR. 9 i` 9 7= hiiD1 . 53X i7z a 

33

fill

SW it iib § 
cc

IL iStZ SO
Rglb

ge 1 Al fi5 ' x
IbLu

1 gaTlca:- 

aa

Ybi re F
LL = 

012

i
ILU

G' 

6 = 

g5R M 8, bbgg
b 3L  • 

it
5` i 9 5

R S

lgx§
Zp 

h

5

12

gill
jb

bd

h b

112*9A lug § 12

N
8 8

0

yw55j$
b 

O@K Pi I PpC i < ri i

b b

H

x ba ee 8. te

IN 9 E Ige
t2 e 92d n 5j n

ffile  

hj ge 31. g9§ I 1 o

1 1  h

0 fi= 
bC

b gyp b SIC '
Hith! b

a
Y€ it € 

912 be
is

12

bC24
bj= bb ' b

gg
h4a a a01; 111

lit, . .  111,
141; H In 112 11 15'  

b6
e a XR. 1 "

GIN

b bbR gbh b

22

nix; 
bb G15< RX, 

bbe j  bb bbd$ h

ggh
g b

gbgggb
nix; b iYx p 5

h

ity; Hill
Egg

ba

pt
gh hb gbh b gbh S 8 b a 0

Qb

a ;
e aIZ<

gAAs ff

s1g.4 12 _ 19

n

IRs_ q 7g p5 -'

s$ 
it

a < b b $ 8 

fix :! 

ybli
m

3R b Mb... R Z9y X 9fs S bbd b< " €§ 8 81V bn 7i 111
s

gi
h s  gigs s s >

gql ; fix ! 11 19g 1, 
s h 7 s y U sk9b

Ih

k, 3b

It g-
selhi" q

d b

f$

il h 

1
1

1- Q Ytsa
R i R gr $

fib
r^

g

G  g ugh  $ bh  `   hG! •    b   b!?  b  y;  
h  

8§> till
1 01", ae•^ g b s sn

IN.  

Rig 8 h i& pa hHh
l<

a b b,. ib3_ 2 a x b:: a

bI

s w Qb Rb

s w hg""< yyd ai.h bh  hb ,

I

z = b
b a €` e  F„  

Sj ajl 1A YN, 111h, a. GbHOP

a & bbd
w x z x a BJ h h 3= bib _ ebQ

b  6 ? ln b
R b  §= b

Y- 

N

i_ < tl b < b 8

y g
Will e 5  `

p   

yeYy
s q(!

s ti b ta§

j1
b "' 

yp
y bpbbaaJiil O iG 

Eb, bCR. 9 i` 9 7= hiiD1 . 53X i7z a 



fir

r•: •' f' ' F

Chi
k7

a
3

5

tit III I QN-E Al

y

a

y 1F

g{

tom

Q41S W yloll



ATTACHMENT

Resolution No. 2014 - 
I

to Approve

Tentative Parcel Map No. 19504 (TPM 013-002) 



RESOLUTION NO. 014- 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF HIGHLAND, 
CALIFORNIA APPROVING TENTATIVE PARCEL MAP 19504 ( TPM -013- 002) 

THE CITY COUNCIL OF THE CITY OF HIGHLAND DOES HEREBY RESOLVE AS
FOLLOWS: 

Section 1. An application was duly filed by Greenspot Village and Marketplace, LLC
requesting approval of Tentative Parcel Map 19504 ( TPM 013- 002) on properties that comprise

approximately 27. 122 acres generally located north of Greenspot Road and east of State Route
210. 

Section 2. Tentative Parcel Map 19504 proposes to subdivide the approximately
27. 122 acres into twenty-three ( 23) parcels. 

Section 3. A duly noticed public hearing was held by the City Council on May 27, 
2014 in the City Hall Council Chambers and notice of the time, date, place and purpose of the

aforesaid hearing was given as required by applicable law. At the public hearing, the City
Council took testimony, both written and oral, from various parties, including the Applicant. 

Section 4. Tentative Parcel Map 19504 complies with the provisions of Chapter
16. 68 Land Divisions of the Highland Municipal Code. 

Section 5. Tentative Parcel Map 19504 complies with the Subdivision Map Act, 
Sections 66410-66499. 58 of the Government Code of the State of California. 

Section 6. Pursuant to the California Environmental Quality Act, a Final

Environmental Impact Report including Mitigation Monitoring Program for the project was
certified by the City Council on March 19, 2013. 

Section 7. Based on the Findings and Conclusions set forth above, the City Council
approves Tentative Parcel Map 19504 ( TPM 013- 002) subject to the Conditions of Approval

attached hereto and incorporated by reference as Attachment " A" . 

Section 8. This Resolution shall be effective upon adoption. 

PASSED, APPROVED and ADOPTED this 27th day of May, 2014. 

Sam Racadio, Mayor
ATTEST: 

Betty Hughes, City Clerk



ATTACHMENT "A" 

Conditions of Approval



CITY OF HIGHLAND

TENTATIVE PARCEL MAP 19504
PLANNING CONDITIONS

Date: February 11, 2014

Applicant: Greenspot Village & Marketplace, LLC
File/ Index: Tentative Parcel Map: TPM 013- 002
Proposal: Tentative Parcel Map 19504, a subdivision dividing 27. 122 acres into 23 parcels. 
Location: Generally located north of Greenspot Road and east of the 210 Freeway. 

Assessor' s Parcel Numbers: 1201- 341- 06 and 1201- 341- 10

These Conditions represent Planning's Conditions and are meant to be one part of overall conditions
that include Engineering and San Bernardino Municipal Water District Conditions of Approval. 

1. Tentative Parcel Map 19504 shall become null and void: 

a. Unless all conditions have been complied with and the occupancy or use of the
land or existing structures authorized by such Tentative Parcel Map has taken place
within thirty-six ( 36) months after the approval of said Tentative Parcel Map. 

b. . Where circumstances beyond the control of the applicant causes delays which do
not permit compliance with the time limitation established in the section, the reviewing
authority may grant an extension of time for a period of time not to exceed a total of
thirty-six ( 36) months. Applications for such extension of time must be set forth, in

writing; the reasons for this extension shall be filed together with a fee as established by
the City Council, with the Planning Division thirty (30) calendar days before the

expiration of the Tentative Parcel Map, 

2. Revisions, modifications or deletions of this tentative map are required to be submitted
to the Planning Division for review and approval. 

3: Prior to Recording all easements of record not shown on the tentative map shall be
relinquished or relocated. Lots affected by proposed easements or easements of record, 
which cannot be relinquished or relocated, shall be redesigned subject to review and
approval of the City Planner. 

4. At the time of developing the subject parcels, the appropriate land use application( s), 
along with.the required plans and fee, shall be submitted to the City for review. 

5. The applicant shall agree to defend, at his sole expense, any action brought against the
City, its agents, officers, or employees, because of the issuance of such approval, or in

the alternative, to relinquish such approval. The applicant shall reimburse the City, its
agents, officers, or employers, for any Court costs and attorney's fees which the City, its



agents, officers or employees may be required by a court to pay as a result of such
action. The City may, at its sole discretion, participate at his own expense in the defense
of any such action but such participation shall not relieve the applicant of his obligations
under this condition. 

Non-standard Conditions

6. Comply with the Conditions of Approval for Design Review 009- 003 and Development
Agreement 12- 004. 

G:\ Planning\Kirn\ Greenspot Village & Marketplace\ TPM 19504\ Conditions

4



ENGINEERING CONDITIONS OF APPROVAL

PARCEL MAP 19504/TPM-013- 002

GREENSPOT VILLAGE & MARKETPLACE

January 3, 2014

1. Comply with the conditions of approval for DRB 009- 003 at the time of development of any
parcel within the Parcel Map. 

2. Record a Parcel Map with the San Bernardino County Recorder pursuant to the provisions
of the State Subdivision Map Act. 

3. At the time of Parcel Map submittal, the following shall be submitted: Traverse calculations
sheets), copies of recorded maps and deeds used as reference and/ or showing original

land division, tie notes and bench marks referenced, and a current title report. The

traverse calculation sheets shall show error of closure. Inverse calculations will not be
acceptable for plan check review. 

4. Include an Improvement Certificate/Statement on the Parcel Map in accordance with
Section 66411. 1 of the Subdivision Map Act. 

5. Submit a duplicate photo mylar of the map recorded with the San Bernardino County
Recorder. 

6. Pay appropriate engineering fees for plan check and microfilming of maps. 

VA1 1939900\ 1 19399 PM 19504 Conditionsmpd
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CITY OF SAN BERNARDINO

MUNICIPAL WATER DEPARTMENT

BOARD OF WATER COMMISSIONERS

TONI CALLICOTT

PN B eR I, 
President O

Commissioners F" x

B. WARREN COCKE V C

JUDITH W. BATTEY

NORINE I. MILLER
LOUIS A. FERNANDEZ gTER ID,

4 

Trusted Quality Service since 1905" 

SEWER CAPACITY FEE SCHEDULE

REVISED: MARCH 1, 2007

STACEY R. ALDSTADT

General Manager

ROBIN L. OHAMA

Deputy General Manager
MATTHEW H. LITCHFIELD, P. E. 

Director, Water Utility
JOHN A. PERRY. P.E. 

Director, Water Reclamation

DON SHACKELFORD

Director, Finance

VALERIE HOUSEL

Director, Environmental & 

Regulatory Compliance

Each application for a permit to connect any property with a public sewer shall be
accompanied by a connection fee designated for construction and improvement of the
Wastewater Treatment Plant, to provide additional capacity to meet increased demand, 
which fee shall be transmitted to the Water Department, in an amount as follows: 

1. Residential - for each single family house and for each dwelling unit in a duplex or
triplex. 

3, 500.00 per dwelling unit. 

2. Multiple residential and non-residential - for multiple dwellings in excess of three
units per parcel, mobile home parks, and commercial, institutional and industrial
connections, and any other type of connection, the Water -Department shall

estimate the amount of sewage effluent resulting from the connection and shall set
the fee at a rate, per gallon per day of estimated effluent. 

12.45 per gallon per day of estimated effluent discharge. 

These fees are applicable to development within the City of San Bernardino, the City of
Loma Linda, and the East Valley Water District service areas. The applicant shall be

responsible for all other charges, including those for off-site facilities, sewer installation, 
and all other fees related to the sewer connection permits as imposed by the respective
districts in effect at the time of actual connection. 

300 North " D" Street, San Bernardino, California 92418 P. O. Box 710, 92402 Phone: ( 909) 384-5141
FACSIMILE NUMBERS: Administration: ( 909) 384- 5215 Engineering: ( 909) 384- 5532 Customer Service: ( 909) 384- 7211

Corporate Yards: ( 909) 384-5260 Water Reclamation Plant: ( 909) 384-5258



CITY OF SAN BERNARDINO MUNICIPAL WATER DEPARTMENT
SEWAGE FLOW GUIDE FOR DOMESTIC WASTE DISCHARGE

Calculation for commercial use: 

Total gallons per day divided by 281 is equal to the number of equivalent dwelling units. 
Type of Use

Apartments (4 or more units) 

Apartments (Senior Housing -studio apts. only) 
Assembly/dance hall/community center
Auto service or gas station
Auto/Truck washes

Ballpark restroom/concession

Bowling alley (excluding food service) 
Churches; with kitchen

without kitchen

with private school

Convenience store with take-out food service/ kitchen
Country club with food service/ bar/ lounge
Detached out-building/ storage/garage without plumbing
Dry cleaners; with laundry service
Fire station

Fitness center / health club

General occupancy
Grocery stores; full service market or mini -market
Hair salon

Housing; single family
Industrial; light manufacturing

food processing
heavy manufacturing

Institution ( resident) 

Laundromat; 12 Ib. washer
25 Ib. washer

40 Ib. washer

Laundry ( commercial) 
Manager's office/quarters ( motel, mini -storage, etc.) 
Medical; patient care ( hospital) 

assisted care -senior housing
nursing/convalescent home
medical/outpatient care

dental care

Mini -storage (excl. manager apt./office) w/ plumbing
Mini -storage without plumbing
Mobile home park

Motels/hotels ( excl. food service) 

Office building
Restaurant; full service

fast food

take-out food (no seating) 
bar/ lounge

undesignated food service/tenant lease

Retail store (excl. food service/ laundry) 
RV travel park

RV dump station
School; elementary

middle/high school/ college

day care/ nursery ( full-day) 
day care/ nursery ( half-day) 

Swimming pool; private
public

Theater; movie

Warehouse (First 100, 000 s.f.)(excluding office space) 
Warehouse (Additional sq. ft. between 100,000 and 500,000) 
Warehouse (Remaining sq. ft. over 500,000) 

Estimated Sewage Flow. Gallons per Da

3/4 of EDU (210.75 gal) 
135 per unit

2 per seat (occupancy) 
05 per sq. ft. 
per equip. specs. times no. of vehicles

one EDU (281 per building) 
75 per lane

2.5 per sanctuary seat (occupancy) 
1. 5 per sanctuary seat (occupancy) 
add: 15 per student (occupancy) 
15 per sq. ft. 

50 per member

no fee

023 per sq.ft., plus 2 x gal./cycle
0675 per sq. ft. 
25 per sq. ft. 
15 per person

05 per sq. ft. 
30 per station

one EDU ( 281 gal) 

05 per sq. ft. 
add: expected discharge from food preparation
expected discharge from developer/applicant

100 per person (occupancy) 
65 per machine (2 x gal/ per cycle) 
95 per machine (2 x gal/ per cycle) 
110 per machine (2 x gal/ per cycle) 

expected discharge (per machine specs.) 
210 each

100 per bed

85 per bed

100 per bed

20 per sq. ft. 
15 per sq. ft. 
005 per sq. ft. 

no fee

3/4 of EDU (210.75 gal) 

100 per room

10 per sq. ft. 
25 per seat. (occupancy) 
15 per seat (occupancy) 
50 per employee (min. 2 employees) 

15 per seat (occupancy) 
30 per sq. ft. 
023 per sq. ft. 
100 per space

50 per estimated vehicles per day
15 per student (occupancy) 
20 per student (occupancy) 
15 per child (occupancy) 
7.5 per child (occupancy) 
included in housing project
5 per swimmer (occupancy) 
5 per seat (occupancy) 
0100 per sq. ft. 
0050 per sq. ft. 
0001 per sq. ft. 

For uses not listed, sewage flow will be determined by the staff based on the information
provided by the applicant, or by available information from the Uniform Plumbing Code. 

Eff. 3/ 1/ 2010

3,500.00 / EDU

12.45 / GPD

6/ 11/ 2013
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