Agenda City of Loma Linda

From the Department of Community Development

PLANNING COMMISSION
REGULAR MEETING OF
July 1, 2015
5:30 p.m.
CITY COUNCIL CHAMBERS
25541 BARTON ROAD, LOMA LINDA, CA 92354

A. CALL TO ORDER - Persons wishing to speak on an agenda item are asked to complete an
information card and present it to the secretary. The Planning Commission meeting is recorded to
assist in the preparation of the minutes, and you are, therefore, asked to give your name and
address prior to offering testimony. All testimony is to be given from the podium.

B. ROLL CALL
C. PLEDGE OF ALLEGIANCE

D. CITY SURVEY TOUR - PLANNING COMMISSION TO VISIT THE FOLLOWING
LOCATIONS:

1. Veteran’s Association Medical Clinic — 26001 Redlands Boulevard

2. Shell Gas Station — 10342 Mountain View Avenue

3. Holiday Inn Express — 25222 Redlands Boulevard

4. Parking Structure — Northeast corner of Campus Drive and Barton Road

D. ITEMS TO BE DELETED OR ADDED

E. ORAL REPORTS/PUBLIC PARTICIPATION ON NON-AGENDA ITEMS (LIMITED TO
30 MINUTES; 3 MINUTES ALLOTTED FOR EACH SPEAKER) - This portion of the
agenda provides opportunity to speak on an item, which is NOT on the agenda. Pursuant to the
Brown Act, the Planning Commission can take no action at this time; however, the Planning
Commission may refer your comments/concerns to staff, or request the item be placed on a future
agenda.

F. NEW BUSINESS

G. PUBLIC HEARINGS (THREE MINUTES IS ALLOTTED FOR EACH SPEAKER PER
PUBLIC HEARING ITEM)

TIME EXTENSION REQUEST — PRECISE PLAN OF DEVELOPMENT (PPD) NO. 13-
007, TENTATIVE PARCEL MAP NO. 13-032 (TPM 19452), AND VARIANCE NO. 13-067

A Time Extension request for the previously approved 87-unit apartment project located at 25259-25303
Van Leuven Street, located in the R-3 Multi-Family Zone, with a General Plan Land Use Designation of
Very High Density Residential (0-20 du/ac). The project includes a request for a variance to reduce the
rear yard setback requirement and to allow a wall that exceeds 6-feet in height along the rear property line,
and a Tentative Parcel Map to consolidate seven parcels into one parcel. The project was originally
approved on August 27, 2013.
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RECOMMENDATION

Staff recommends that the Planning Commission recommend approval to the City Council of a
one year time extension for PPD 13-007, TPM 13-032, and V 13-067.

H. APPROVAL OF MINUTES
a. May 20, 2015

I. REPORTS BY THE PLANNING COMMISSIONERS

J. COMMUNITY DEVELOPMENT DIRECTOR REPORT

K. ADJOURNMENT - Reports and documents relating to each agenda item are on file in the
Department of Community Development and are available for public inspection during normal
business hours, Monday through Thursday, 7:00 a.m. to 5:30 p.m. The Loma Linda Branch
Library can also provide an agenda packet for your convenience.

In compliance with the Americans with Disabilities Act, if you need special assistance to
participate in this meeting, please contact the City Clerk at (909) 799-2819. Notification 48 hours
prior to the meeting will enable the City to make reasonable arrangements to ensure accessibility
to this meeting. Later requests will be accommodated to the extent feasible.

I:\PlanningCom (PC)\PC 2015\Agendas\07-01-15 A.doc



Staff Report City of Loma Linda

From the Department of Community Development

PLANNING COMMISSION MEETING OF JULY 1, 2015
TO: PLANNING COMMISSION

FROM: KONRAD BOLOWICH, ASSISTANT CITY MANAGER
COMMUNITY DEVELOPMENT DEPARTMENT

SUBJECT: Time Extension Request of Precise Plan of Design No. PPD 13-007,
Tentative Parcel Map No. TPM 13-032 (No. 19452), and Variance No. V
13-067 to construct an 87-unit multi-family project on property located at
25259-25303 Van Leuvan Street, a Tentative Parcel Map to consolidate
seven parcels into one parcel, and a Variance to reduce the rear yard
setback and to allow a wall that exceeds 6-feet in_height along the rear
property line. The property is located in the R-3 (Multi Family Residence

Zone).

SUMMARY

Golden Eagle Multi-Family Properties (the Applicant), is requesting approval to
construct 87 apartment units, plus one leasing office in five, three-story buildings on
4.37 acres located on the south side of Van Leuven Street (Exhibit A). The project
includes a request for a variance for the reduction in the rear yard setback and the
construction of a 10-foot high rear property line block wall, as well as a Tentative Parcel
Map to consolidate seven parcels into one parcel.

The Applicant is requesting a one year time extension for the previously approved
Precise Plan of Design to construct

BACKGROUND

On August 7, 2013, the Planning Commission recommended approval of applications
PPD 13-007, TPM 13-032, and V 13-067 for the above mentioned project (Exhibit C).

On August 27, 2013, the City Council approved applications PPD 13-007, TPM 13-032,
and V 13-067 for the above mentioned project (Exhibit D).

On June 9, 2015, the Applicant submitted a one-year time extension request (Exhibit E).

ANALYSIS

The Applicant is requesting a one-year extension in order to obtain building permits for
the above mentioned project. The Applicant has indicated that due to market and
financing conditions, they have been unable to proceed with the proposed project in a
timely manner. The Applicant is not proposing to change the scope of the project. The
approved conditions of approval allow the applicant to submit a request for a one-time
extension not to exceed 12 months.

AGENDA ITEM NO. 1



ENVIRONMENTAL

On August 27, 2013, the City Council adopted a Mitigated Negative Declaration (MND)
for the project and approved the applications. The request for a one-year time
extension for the above mentioned applications falls within the scope of the project
MND and as such, no additional environmental review is required.

RECOMMENDATION

Staff recommends that the Planning Commission recommend approval of a one year
time extension for the following Applications: PPD 13-007, TPM 13-032, and V 13-067
based on the analysis and original staff report and project findings (Exhibits C and D)
and subject to the Revised Conditions of Approval (Exhibit F).

Report prepared by:

Guillermo Arreola
Associate Planner

EXHIBITS

A — Vicinity Map

B — Plans

C — August 7, 2013 Planning Commission Staff Report (no exhibits)
D — August 27, 2013 City Council Staff Report (no exhibits)

E — Applicant’s Time Extension Request

F — Revised Conditions of Approval
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CONCEPTUAL SITE PLAN
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PROJECT DESCRIPTION

34-8 -9 32'-lo THIS PROJECT CONSISTS OF A TOTAL OF 87 UNITS IN AN
EARLY CALIFORNIA MISSION STYLE ARCHITECTURE.

28'-0 1/2" 6'-71/2" '-Q, 310" THERE ARE 2 BUILDING TYPES,

. e e . . o . . . TYPE—| HAS 4 BUILDINGS, EACH THREE FULL STORIES IN HEIGHT.
i e-lo y -0 y 20" 4 -2V 7 v >-6 . I=lo 1/2 . 145 V. y” THE BUILDINGS FEATURE 12 STACKED 2 BEDROOM,
2 BATH UNITS ALONG WITH 4 STACKED 1
BEDROOM, 1 BATH AND 4 STACKED 3 BEDROOM 2 BATH
CARRIAGE UNITS OVER 14 ENCLOSED GARAGES FOR THE
RESIDENTS, ON THE FIRST FLOOR.

- THE 5TH. BUILDING IS BLDG. TYPE-II,
: : A 7 UNIT THREE STORY STRUCTURE WITH 3 STACKED 2

P

I_OII

BEDROOM, 2 BATH UNITS, 2 STACKED 1 BEDROOM, 1 BATH

[N - " CARRIAGE UNITS, AND 2 STACKED 3 BEDROOM, 2 BATH
e R s - ‘ ________ ‘ ________ CARRIAGE UNITS OVER 7 RESIDENT GARAGE SPACES ON
| N _ THE FIRST FLOOR.
N 0T T > ALONG WITH THE APARTMENT UNITS, THERE ARE 4 SIX
DINING UNIT DETACHED GARAGES AND 1 FOUR UNIT DETACHED

GARAGE BUILDINGS TO ACHIEVE THE TOTAL OF ONE

20"

U

4'-o"

v/

I

|

I

|

I

I ENCLOSED GARAGE PER UNIT. THESE ARE LOCATED AROUND

f THE PERIMETER OF THE SITE, ALONG WITH THE REQUIRED
@ OPEN PARKING SPACES FOR RESIDENTS AND GUESTS. THE

DECK PROJECT FEATURES A LARGE CENTRAL COMMON AREA WHICH

I

|

I

|

5I_&II

9'-6"
|
14"

KITCHEN
WILL FEATURE A POOL AND SPA, A CLUBHOUSE WITH
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2 BEDROOM WILL FEATURE MEANDERING WALKS, VERDANT GREEN
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|

L]

| , - X
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RESIDENTS AND GUESTS.
THE PROJECT IS BEING PROPOSED WITH A GATED AND
SECURED MAIN ENTRANCE AND A SECONDARY EXIT FOR THE
PROJECT. ALL ROADWAYS MEET THE FIRE DEPARTMENT AND

—rl_4ll

N
ZaN
z

-———

>
=
T

N REFUSE COLLECTION CO. RADII MINIMUMS.
I|| THE SITE LAYOUT WAS SPECIFICALLY DESIGNED TO HAVE

6'-6"

G

AS FEW UNITS FACE THE EXISTING RAILROAD TRACKS
LIVING THAT RUN PARALLEL TO THE REAR PROPERTY LINE, HENCE
WE HAVE ONLY 4 UNITS THAT LOOK IN THAT DIRECTION.
PER THE SUGGESTION OF CITY STAFF, WE HAVE ORIENTED
TWO FRONT BUILDINGS FACING VAN LEUVEN WITH THE
FRONT ELEVATIONS OF THE BUILDINGS, WITH THE

GARAGES IN THE REAR, SO THE STREET VIEW IS NOT OF
GARAGE DOORS, OR OPEN PARKING AREAS, BUT RATHER AN
EXPANSE OF BEAUTIFUL MISSION STYLE ARCHITECTURE,
LONG A STAPLE OF SOUTHERN CALIFORNIA DESIGN. THE
EXTERIORS WILL FEATURE STUCCO MIXED WITH WOOD
ACCENTS, SHUTTERS, STUCCOED WINDOW AND DOOR TRIMS,
WOOD POSTS, DEEPLY RECESSED DECKS AND PATIOS,
WROUGHT IRON AND STUCCOED DECK AND PATIO
GUARDRAILS AND VARIED YET CONSISTENT

ELEVATIONS THROUGH THE USE OF ENTRANCE COURTS AND
N BUILDING OFFSETS. THE UNITS BREAKDOWNS ARE (18) 1
BEDROOM, 1 BATH UNITS, (51) 2 BEDROOM, 2 BATH
UNITS AND (18) 3 BEDROOM, 2 BATH UNITS FOR A TOTAL
OF 87 UNITS.

THERE IS ONE LEASING OFFICE.

DRAINAGE OF THE SITE WILL BE ACHIEVED BY THE USE

OF BIO—SWALES AND ON-SITE UNDERGROUND STORAGE TANK
AREAS AS APPLICABLE, WHICH CAN BE REVIEWED ON THE
CIVIL DRAWINGS.
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THE PROPERTY OF ADKVAS GROUP AND SHALL

NOT BE USED ON ANY OTHER PROJECT EXCEPT
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WRITTEN DIMENSIONS SHALL TAKE PREFERENCE

OVER THE SCALED DIMENSIONS AND SHALL BE

VERIFIED ON THE JOB SITE. ANY DISCREPANCIES
SHALL BE BROUGHT TO THE NOTICE OF ADKVAS
GROUP PRIOR TO THE COMMENCEMENT OF THE

BEGINNING OF ANY WORK.
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BUILDING TYPE 1
FLOOR PLANS

OCCUPANCY GROUP /BLD'G CLASSIFICATION

19'-10"

3l'-10"

47-l0"

3l'-10"

OCCUPANCY GROUP :

R-2 DWELLINGS

U DETACHED GARAGES

CONSTRUCTION TYPE: VA

RE DEPARTMENT NOTES :

F
1)

2.
3.

ALL STRUCTURES TO BE EQUIPPED WITH AN "NFPA 13"
FIRE SPRINKLER SYSTEM INCLUDING ENCLOSED GARAGES.

ALL STRUCTURES TO BE EQUIPPED WITH AN "NFPA 72"
FIRE ALARM SYSTEM.

ALL CONSTRUCTION SHALL MEET THE REQUIREMENTS OF THE
EDITIONS OF THE CALIFORNIA BUILDING CODE [CBC] AND

THE CALIFORNIA FIRE CODE [CFC] / INTERNATIONAL FIRE CODE [IFC]

AS ADOPTED AND AMENDED BY THE CITY OF LOMA LINDAS AND

LEGALLY IN EFFECT AT THE TIME OF ISSUANCE OF BUILDING PERMITS.

PURSUANT OF CFC SECTION 903, AS AMENDED IN LOMA LINDA MUNICIPAL
CODE [LLMC] SECTIONS 15.28.230—450, BUILDINGS) SHALL BE EQUIPPED WITH
AUTOMATIC FIRE SPRINKLER SYSTEM(S). PURSUANT TO CFC SECTION 901.2,

PLANS AND SPECIFICATIONS FOR THE FIRE SPRINKLER SYSTEM(S)

SHALL BE SUBMITTED TO FIRE PREVENTION FOR REVIEW AND APPROVAL
PRIOR TO INSTALLATION. FIRE FLOW TEST DATA FOR FIRE SPRINKLER
CALCULATIONS MUST BE CURRENT WITHIN THE LAST 6 MONTHS. REQUEST
FLOW TEST DATA FROM LOMA LINDA FIRE PREVENTION AT (909) 799.2858.

PURSUANT OF CFC 907.2, FIRE ALARM SYSTEM TO BE INSTALLED IN NEW

BUILDING. PLANS AND SPECIFICATIONS TO SUBMITTED TO THE FIRE

PROTECTION BUREAU FOR REVIEW AND APPROVAL PRIOR TO INSTALLATION.

MULTI FAMILY BUILDINGS ON THE SITE SHALL BE ACCESSIBLE /
ADAPTABLE PER CBC, CHAPTER 11A & 11B.

SITE FACILITIES SUCH AS PARKING (OPEN AND COVERED), RECREATION

FACILITIES, AND TRASH DUMPSTER, SHALL BE ACCESSIBLE PER
CBC 11A, 1B & 31B.
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NOT BE USED ON ANY OTHER PROJECT EXCEPT
BY THE WRITTEN AGREEMENT WITH THE ADKVAS

THE DRAWINGS AND SPECIFICATIONS ARE THE
THE PROPERTY OF ADKVAS GROUP AND SHALL
GROUP. ALL THE WRITTEN DIMENSIONS SHALL
WRITTEN DIMENSIONS SHALL TAKE PREFERENCE
OVER THE SCALED DIMENSIONS AND SHALL BE
VERIFIED ON THE JOB SITE. ANY DISCREPANCIES
SHALL BE BROUGHT TO THE NOTICE OF ADKVAS
GROUP PRIOR TO THE COMMENCEMENT OF THE
BEGINNING OF ANY WORK.
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BUILDING TYPE 1
3RD. FLOOR PLAN
ROOF PLAN

OCCUPANCY GROUP /BLD'G CLASSIFICATION

OCCUPANCY GROUP :

R-2 DWELLINGS
U DETACHED GARAGES

CONSTRUCTION TYPE : VA

___________________

S
S

7
M — —

—_—————e e — —}

RE DEPARTMENT NOTES :

Fl
1.

2.
3.

ALL STRUCTURES TO BE EQUIPPED WITH AN "NFPA 13"
FIRE SPRINKLER SYSTEM INCLUDING ENCLOSED GARAGES.

ALL STRUCTURES TO BE EQUIPPED WITH AN "NFPA 72"
FIRE ALARM SYSTEM.

ALL CONSTRUCTION SHALL MEET THE REQUIREMENTS OF THE
EDITIONS OF THE CALIFORNIA BUILDING CODE [CBC] AND

THE CALIFORNIA FIRE CODE [CFC] / INTERNATIONAL FIRE CODE [IFC]
AS ADOPTED AND AMENDED BY THE CITY OF LOMA LINDAS AND
LEGALLY IN EFFECT AT THE TIME OF ISSUANCE OF BUILDING PERMITS.

PURSUANT OF CFC SECTION 903, AS AMENDED IN LOMA LINDA MUNICIPAL
CODE [LLMC] SECTIONS 15.28.230—450, BUILDINGS) SHALL BE EQUIPPED WITH
AUTOMATIC FIRE SPRINKLER SYSTEM(S). PURSUANT TO CFC SECTION 901.2,
PLANS AND SPECIFICATIONS FOR THE FIRE SPRINKLER SYSTEM(S)

SHALL BE SUBMITTED TO FIRE PREVENTION FOR REVIEW AND APPROVAL
PRIOR TO INSTALLATION. FIRE FLOW TEST DATA FOR FIRE SPRINKLER
CALCULATIONS MUST BE CURRENT WITHIN THE LAST 6 MONTHS. REQUEST
FLOW TEST DATA FROM LOMA LINDA FIRE PREVENTION AT (909) 799.2858.

PURSUANT OF CFC 907.2, FIRE ALARM SYSTEM TO BE INSTALLED IN NEW
BUILDING. PLANS AND SPECIFICATIONS TO SUBMITTED TO THE FIRE
PROTECTION BUREAU FOR REVIEW AND APPROVAL PRIOR TO INSTALLATION.

MULTI FAMILY BUILDINGS ON THE SITE SHALL BE ACCESSIBLE /
ADAPTABLE PER CBC, CHAPTER 1T1A & 11B.

SITE FACILITIES SUCH AS PARKING (OPEN AND COVERED), RECREATION
FACILITIES, AND TRASH DUMPSTER, SHALL BE ACCESSIBLE PER

CBC 11A, 11B & 31B.
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NOT BE USED ON ANY OTHER PROJECT EXCEPT
BY THE WRITTEN AGREEMENT WITH THE ADKVAS

THE DRAWINGS AND SPECIFICATIONS ARE THE
THE PROPERTY OF ADKVAS GROUP AND SHALL
GROUP. ALL THE WRITTEN DIMENSIONS SHALL
WRITTEN DIMENSIONS SHALL TAKE PREFERENCE
OVER THE SCALED DIMENSIONS AND SHALL BE
VERIFIED ON THE JOB SITE. ANY DISCREPANCIES
SHALL BE BROUGHT TO THE NOTICE OF ADKVAS
GROUP PRIOR TO THE COMMENCEMENT OF THE
BEGINNING OF ANY WORK.

(949) 270-7781

TEL. :
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COLORED CONCRETE POOL DECK ,
SHADE STRUCTURE

SAND VOLLEYBALL CO & BENGH (TYE)

NOTE: THIS LANDSCARPE PLAN WILL COMPLY WITH THE WATER
EFFICIENT LANDSCAFPE ORDINANCE and CITY STANDARDS

MAXIMUM APPLIED WATER ALLOWANCE
MANWA = (ETo) (1) (LA) (62)
556 X 71 X 45235 X 62 = 11634929 GAL/YEAR
ESTIMATED TOTAL WATER USE

ETWU = (ETo) (62) (PLANT FACTOR) (LA)
4

SHRUB/GC 556 X 62 X 5 X 4206
4

556 X 62 X 6 X 6,29
|

506376 GAL/YEAR

TURF

181,096 GAL/YEAR

NO EXISTING TREES ARE TO BE PRESERVED OR REMOVED FROM THE SITE.

ALL LANDSCAFPE AREAS SHONWN SHALL BE PRIVATELY MAINTAINED.

ALL LANDSCAPE AREAS TO BE IRRIGATED WNITH A LON-FLOW DRIP SYSTEM.

ALL LANDSCAPE AREAS TO RECEIVE MIN. 3" LAYER OF SHREDDED BARK MULCH.
LANDSCAPE PLANS SHALL COMPLY WITH ALL APPLICABLE CODES OF THE LOMA LINDA
MUNICIPAL CODE
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EVERGREEN PERIMETER TREE - 24" BOX
ACACIA STENOPHYLLA / SHOESTRING ACACIA
PINUS ELDARICA / AFGHAN PINE

DECIDUOUS CANOPY TREE - 24" BOX
PISTACIA X RED PUSH' / PISTACHE

FLOWERING ACCENT TREE - 24" BOX
CERCIS CANADENSIS FTOREST PANSY' TM / FOREST P

ANSY REDBUD

LAGERSTROEMIA X "TUSCARORA' / CRAFPE MYRTLE CORAL PINK
X CHITALPA TASHKENTENSIS 'FPINK DANWN' / PINK DANWN CHITALPA

LARGE EVERGREEN CANOPY TREE - 36" BOX

OLEA EUROPAEA 'SAN GABRIEL' / SAN GABRIEL FRUITLESS OLIVE

QUERCUS ILEX / HOLLY OAK

SCHINUS MOLLE / CALIFORNIA PEPFPER TREE MULTI-TRUNK

SMALL EVERGREEN CANOPY TREE - 24" BOX
ACACIA PENDULA / WEEPING MYALL

MAGNOLIA GRANDIFLORA 'LITTLE GEM' / DINARF SOUTHERN MAGNOLIA

RHUS LANCEA / AFRICAN SUMAC

STREET TREE VAN LEUVEN ST. - 24" BOX AT 35' O.C.
LAGERSTROEMIA X 'MUSKOGEE' / CRAPE MYRTLE LIG

PROJECT THEME TREE - 36" BOX

HT LAVENDER

SCHINUS MOLLE / CALIFORNIA PEFPPER TREE MULTI-TRUNK

SHRUBS § GROUNDCOVERS - ONE OR FIVE GALLON P

ER 25 S.F.

ACACIA REDOLENS 'DESERT CARPET' T™M / BANK CATCLANW

ANIGOZANTHOS X BUSH GOLD' / KANGAROO FPANW

ANIGOZANTHOS X 'BUSH SUNSET' / RED KANGAROO FPAN

BERBERIS THUNBERGII 'ATROFPURFPUREA NANA' / DNARF REDLEAF JAPANSES BARBERRY

CAESALPINIA GILLIESII / YELLOW BIRD OF PARADISE

CALLISTEMON VIMINALIS 'LITTLE JOHN' / DIWARF WEEPING BOTTLEBRUSH

DIANELLA TASMANICA YELLOW STRIFPE' / GOLDEN FLAX LILY

FESTUCA GLAUCA ELIJAH BLUE' / BLUE FESCUE
HESPERALOE PARVIFLORA / RED YUCCA

HEUCHERA X 'SANTA ANA CARDINAL' / CORAL BELLS
JUNIPERUS CHINENSIS 'SPARTAN' / SPARTAN JUNIFPER
LAVANDULA ANGUSTIFOLIA / ENGLISH LAVENDER

LEPTOSFPERMUM SCOFPARIUM / NEW ZEALAND TEA TREE

LIRIOPE MUSCARI VARIEGATA' / VARIEGATED LILY T
LOROPETALUM CHINENSE 'SNOWMOUND' / SNOWMOUND
MISCANTHUS SINENSIS VARIEGATUS' / VARIEGATED M
MUHLENBERGIA CAPILLARIS 'REGAL MIST' T™M / MUHLY
MUHLENBERGIA RIGENS / DEER GRASS

URF
LOROPETALUM
AIDEN GRASS

MYOFPORUM PARVIFOLIUM PINK' / TRAILING MYOFPORUM

ROSA X FLOWER CARPET PINK' / ROSE
ROSA X FLOWER CARPET RED' / ROSE
ROSA X FLOWER CARPET WHITE' / ROSE

ROSMARINUS OFFICINALIS 'PROSTRATUS' / DNARFE ROSEMARY

SALVIA CHAMAEDRYOIDES / MEXICAN BLUE SAGE
SALVIA GREGGII RED' / AUTUMN SAGE
TEUCRIUM CHAMAEDRYS PROSTRATUM' / PROSTRATE

GERMANDER

TEUCRIUM FRUTICANS 'COMPACTA' / BUSH GERMANDER

DROUGHT TOLERANT TURFE

BUCHLOE DACTYLOIDES UC VERDE' / UC VERDE BUFFALO GRASS

BIO-RETENTION BASIN PLANTING - ONE GALLON PER 6.25 S.F
CAREX PANSA / SANDDUNE SEDGE
JUNCUS PATENS / CALIFORNIA GRAY RUSH
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12587 SF
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120 feet
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Landscape
Architecture

11262 Warmington St.
Riverside, CA 92503
(951) 353-2436
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UNDERGROUND SERVICE ALERT OF SOUTHERN CALIFORNIA
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DEVELOPER/APPLICANT

GOLDEN EAGLE MULTI-FAMILY PROPERTIES, LLC

6201 OAK CANYON, SUITE 200
IRVINE, CA. 92618

CONTACT : JM KIECKHAFER
EMAIL : jkieckhafer@sandco.com
TELEPHONE  : (949) 270-7800

ENGINEER:

PACIFIC COAST LAND CONSULTANTS, INC.
25096 JEFFERSON AVENUE, SUITE "D”
MURRIETA, CA. 92562

TELEPHONE NO.: (951) 698-1350

FAX NO.: (951) 698-8657

CONTACT: JEI KIM

ASSESSOR PARCEL NUMBER:

0283-142-05 0283—-142-11 0283-201-43
0285-142-06 0283—-142-12 0283-201-44
0283-142-07

SOILS ENGINEER:

CW SOILS, INC.

23251 KENT COURT
MURRIETA, CA. 92562
TELEPHONE NO.: (951) 304-3935

CONTACT. CHAD WELKE

GENERAL NOTES.:

1. DATE PREPARED - -~~~ - MARCH 26, 2013

2. EXISTING ZONING- -+~ * MULTI FAMILY RESIDENCE (R3)
3. PROPOSED ZONING- -+ --voeeees * MULTI FAMILY RESIDENCE (R3)
4. EXISTING LAND USE -~ -+ ~ VERY HIGH DENSITY RESIDENTIAL
5. PROPOSED LAND USE------------ - VERY HIGH DENSITY RESIDENTIAL
6. PROJECT ACREAGE- - -------v - - 4.37 AC GROSS

7. PROJECT IS NOT SUBJECT TO OVERFLOW,

INUNDATION OR FLOOD HAZARD

LEGAL DESCRIPTION:

A PORTION OF BLOCK 41, MOUND CITY, IN THE CITY OF LOMA LINDA, COUNTY OF
SAN BERNARDINO, STATE OF CALIFORNIA, AS PER PLAT RECORDED IN BOOK 6 OF
MAPS, PAGE 28 AND PARCELS 1 AND 2 OF PARCEL MAP NO. 1774, AS PER PLAT
RECORDED IN BOOK 178 OF PARCEL MAPS PAGE 49, RECORDS OF SAID COUNTY.

SOURCE OF TOPO:

PACIFIC LAND CONSULTANTS, INC.
P.0. BOX 3762
PALOS VERDES, CA. 90274

DATED: JULY 26, 2012
TELEPHONE NO.: (310) 544-8689
FAX NO.: (310) 544-5039

BENCH MARK

BRASS CAP IN WEST FOOTING OF RAILROAD SIGNAL SUPPORT, SOUTH SIDE OF
RAILROAD TRACKS, 120" EAST OF CL. AT DEAD END OF BENTON STREET.

NGS S—1327
DATE: 1-01-1981 ELEVATION: 1113.245
UTILITY PURVEYORS:
SEWER CITY OF LOMA LINDA (909) 799-2845
WATER CITY OF LOMA LINDA (909) 799-2845
GAS SOUTHERN CALIFORNIA GAS COMPANY (877) 238-0092
ELECTRIC SOUTHERN CALIFORNIA EDISON COMPANY  (800) 655—4555
CABLE TV TIME WARNER/ (800) 892-2253
VERIZON (888) 438-3467
TELEPHONE TIME WARNER / (800) 892-2253
VERIZON (888) 438-3467
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"EAGLE MULTI-FAMILY PROPERTIES, LLC. 87 UNITS PROJECT G o u

CANYON SUITE 250 IRVINE, CA 92618

270-7731 VAN LEUVEN STREET, LOMA LINDA, CA

DESIGNERS & PLANNERE » 647 CAVIN D LOS MARES » SUETE 08 S CLEENTE CAISTY |
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’ERTIES, LLC
DESIGNERS & PLANNENS » 447 CAMING O LOS MARES » SLITE 208 # SAN CLEMENTE CAMTY.

VAN LEUVEN STREET, LOMA LINDA, CA
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Staff Report City of Loma Linda

From the Community Development Department

PLANNING COMMISSION MEETING OF AUGUST 7, 2013

TO: PLANNING COMMISSION
FROM: KONRAD BOLOWICH, ASSISTANT CITY MANAGER
SUBJECT: PRECISE PLAN OF DESIGN (PPD) NO. 13-07, TENTATIVE

PARCEL MAP 13-32 (NO. 19452), VARIANCE NO. 13-067 - A
REQUEST TO DEVELOP AN 87-UNIT APARTMENT PROJECT
FOR PROPERTY AT 25259-25303 VAN LEUVAN STREET,
LOCATED IN THE R-3 HIGH DENSITY ZONE. THE PROJECT
INCLUDES A REQUEST FOR A VARIANCE TO REDUCE TO THE
REAR YARD SETBACK REQUIREMENT AND ALLOW A WALL THAT
EXCEED 6-FEET IN HEIGHT ALONG THE REAR PROPERTY LINE.

SUMMARY

Golden Eagle Multi-Family Properties (the Applicant), is requesting approval to
construct 87 apartment units, of which one would be designated “low income”), plus one
leasing office in five, three-story buildings on 4.37 acres located on the south side of
Van Leuven Street (Exhibit A). The project plans are available in Exhibit B. The project
includes a request for a variance for the reduction in the rear yard setback and the
construction of a 10-foot high rear property line block wall, as well as a Tentative Parcel
Map to consolidate seven parcels into one parcel.

RECOMMENDATION

Staff recommends that the Planning Commission recommend the following actions to
the City Council:

1. Adoption of the Mitigated Negative Declaration

a. Approval of Precise Plan of Design No. 13-78, Tentative Parcel Map No. 13-32,
and Variance No. 13-67, based on the Findings, and subject to the Conditions of
Approval (Exhibit C).

PERTINENT DATA

Owner/Applicant: Golden Eagle Multi Residential Properties, LLC
General Plan/Zoning: Very High Density Residential (0-20 du/acre)/
Multiple Residence (R-3)
Site/Special Features: 4.37-acre site/7 lots/6 existing residential structures
with accessory structures
Topography: Relatively flat
Vegetation: Sparse trees and grasses

EXHIBIT -C
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BACKGROUND AND EXISTING SETTING

Background

The applicant submitted the PPD application (PPD No. 13-07), Tentative Parcel Map.
No. 19452, on January 13, 2013. The applications were reviewed by the Administrative
Review Committee on February 21, 2013 and provided the applicant with necessary
revisions and determined that a variance was required of the development for a
reduction in the rear yard setback. A variance application was submitted in April, 2013,
for the reduction in the rear setback. The Noise Study prepared for this project also
recommends that a 10-foot high block wall along the rear property line is necessary to
reduce the noise level resulting from passing trains on the Southern Pacific Railroad to
an acceptable level.

Existing Setting

The 4.37-acre project site is comprised of 7 residential lots of varying sizes and shapes
and contains 6 residential multi-family structures and accessory structures. All existing
structures on the lot will be demolished as a result of the development. Existing
vegetation on the site includes trees, shrubs, palm trees and some native grasses and
weeds. As indicated the site is relatively flat.

To the north of the site are older, existing single-residential developments. To the east
and west are newer single-residential and multi-family residential developments. To the
south is the Southern Pacific rail road.

The project site is located in an area of Loma Linda that is commonly referred to as the
North Central Neighborhood (NCN), roughly located south of Redlands Boulevard, north
of the San Timoteo Creek, east of Anderson Street, and west of Mountain View Avenue.
The North Central Neighborhood contains a mix of single-family and multi-family
residential developments and neighborhoods that to a large extent predate the City’s
incorporation in the early 1970s.

CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) STATUS

On June 28, 2013, a Notice of Intent (NOI) to adopt a Mitigated Negative Declaration
and Initial Study were prepared and released for public review. The California
Environmental Quality Act (CEQA) mandatory 20-day public review began on June 28,
2013 and ended on July 17, 2013. The Environmental Initial Study (Exhibit D) prepared
by MIG-Hogle Ireland, evaluates the potential impacts of the project and identifies
appropriate mitigation measures. All of the potential impacts that were identified in the
Initial Study can be mitigated to below a level of significance. The mitigation measures
are included as project Conditions of Approval, and are listed below:

C-1 If potential archaeological materials are uncovered during grading or other
earth moving activities, the contractor shall be required to halt work in the
immediate area of the find and to retain a professional archaeologist to
examine the materials to determine whether it is a unique archaeological
resource as defined in Section 21083.2(g) of the State CEQA Statues. If
this determination is positive, the resource shall be left in place, if
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determined feasible by the project archaeologist.  Otherwise, the
scientifically consequential information shall be fully recovered by the
archaeologist. Work may continue outside of the area of the find;
however, no further work shall occur in the immediate location of the find
until all information recovery has been completed and a report concerning
the resource(s) is filed with the Community Development Department.

N-1 The project applicant shall require construction contractors to adhere to
the following noise attenuation requirements:

e Construction activities shall be limited to between the hours of 6:00 A.M.
and 6:00 P.M. Monday through Friday. No work on holidays.

e All construction equipment shall use noise-reduction features (e.g.,
mufflers and engine shrouds) that are no less effective than those
originally installed by the manufacturer.

e Construction staging and heavy equipment maintenance activities shall be
performed a minimum distance of 300 feet from any offsite residence,
unless safety or technical factors/feasibility take precedence.

N-2 A 10-foot high wall is required along the project site’s property line. Noise
barrier must present a solid face from top to bottom and be placed on top
of grade or pad (whichever is higher).

N-3  For Building 4, all windows and sliding glass doors for floors 1 through 2
facing the Union Pacific Rail Line will require a minimum STC rating of 30
or higher.

Therefore, the project can be approved with a Mitigated Negative Declaration in
accordance with the requirements of CEQA.

PUBLIC COMMENTS

Staff received the following request from the County of San Bernardino Department of
Public Works, and has been made a condition of approval:

e The project proponent shall adhere to and comply with the document found in the
San Bernardino County Flood Control District (District) offices entitled
“Comprehensive Storm Drain Plan #4, dated February 2013”. This document
shall provide information on local drainage patterns and flows, in consultation
with the District.

ANALYSIS
Project Description

The proposed project is located on approximately 4.37 acres and includes the
construction of a multi-family apartment complex. The project consists of a total of 87
rental units and one leasing office in an early California mission style architecture.
There will be five buildings, each three stories in height (approximately 42 feet and two
inches). Along with the apartment units, there are four six-unit detached garages and
one four-unit detached garage. These are located around the perimeter of the project
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site along with the required open parking spaces for residents and guests. The project
features a large central common area which will feature a pool and spa, a clubhouse
with exercise gym, a tot lot, and an open covered wood trellis and BBQ structure.
Landscaping features include meandering walkways, verdant green areas, trees, and
shrubs. Proposed recreational areas include a half basketball court and a volleyball
court. The project is proposed with a gated and secured main entrance and a
secondary exit. The exteriors will feature stucco mixed with wood accents, shutters,
stucco window and door trims, wood posts, recessed decks and patios, wrought iron
and stucco deck and patio guardrails, and varied elevations through the use of entrance
courts and building offsets.

Surroundings

The subject site, as stated above, is located on the south side of Van Leuven Street
between Poplar Avenue and Mountain View Avenue. The property is located in the R-3
Zone with a General Plan land use designation of Very High Density Residential (0-20
du/ac). The surrounding uses, General Plan Land Use designation, and zones are as
follows:

Direction General Plan Designation Zoning District Existing Land Use
Project Very High Density . . . i Single-Family
Site Residential Multi-Family Residence (R-3) Residential
Very High Density . . . i Single-Family
North Residential Multi-Family Residence (R-3) Residential
None (immediately adjacent) | None (immediately adjacent)
Rail Road Tracks
South Institutional and Institutional (1)
High Density Residential Multi Family Residence (R-3) Parking lot,
(across tracks) (across tracks) Residential
Very High Density . . : i Single-Family
East Residential Multi-Family Residence (R-3) Residential
Very High Density . . : i Multi-Family
West Residential Multi-Family Residence (R-3) Residential

The area in and around the subject site

is in transition. The area includes a mixture of

new and older stock single family residences and multi-family housing

Site Analysis
Development Minimum
Standards — R-3 Required Proposed Complies
Front Setback 20° 20° Yes
Side yard
- Interior 5 20° Yes
10% width of lot (not Approximately 85’
- Exterior less than 10’, or more Yes
than 20’
- Rear
- Main Building 15 Approximately 49’ Yes
- Garage o o No*
- Open Parking 15° 4.34 No*
spaces
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Distance between main 10° Varies, no less than 33’ Yes
buildings at nearest point
Minimum Lot Width 70’ Approximately 503’ Yes
Maximum Building Height 35’ 2737
To highest point on Yes
buildings 42'2”
Minimum Lot Area 7,200 sq. ft. 190,357 sq. ft.
(4.37 acres)
Open Space 60,900 square feet 73,620 sq.ft.
- Balcony (max) No minimum, but 10,356 sq. ft.
balcony area may not
exceed 50% to total
required.
- Open Space with 8,342 sq.ft.
no Amenities Yes
- Open Space with 27,461 x 2=
Amenities 54,922 sq.ft.
(counted at 1:2
ratio to comply
with required
open space
requirement)
Parking 218 219
Garage: 87 Garage: 91

*Applicant is applying for a variance to allow the open parking spaces within the rear yard setback.
**Building height is defined as the vertical distance measured from the average level of the foundation of
the building to the ceiling of the uppermost story.

Vehicular access will be provided from Van Leuven Street via a 46-foot wide driveway
with landscaped median at the center of the project site, with a secondary driveway
approach, which accommodates both residential traffic and emergency vehicular traffic.

The site plan for the proposed development indicates that the five, detached, three story
apartment buildings centrally located on the property, plus a recreational building with
gym facilities. The development includes two main apartment buildings fronting Van
Leuven Street, giving the project street presence along Van Leuven Street. Previous
project drafts included carports fronting Van Leuven Street and lacked a walkability
component, however, during the preliminary review stages and based on staff’'s
concerns, the applicant revised the site plan to its current form. Two buildings are now
oriented towards the street, and the project now includes a series of walkways
throughout the development. The remaining three apartment buildings are centrally
located on the property, with a driveway separating the garages, the open parking
spaces, as well as the recreational amenities. The development also includes a half
basketball court along the east property line, and a fully volleyball court along the east
property line.

Traffic

The project is expected to generate an average of 579 vehicle trips per day (cars and
delivery vehicles), with 44 trips occurring during the morning peak hours, 54 trips
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occurring in the afternoon peak period, and 54 occurring in the evening peak period.,
based on the Traffic Impact Analysis prepared by Transtech Engineers (May 30, 2013).
The existing/prior uses to be removed from the site (5 multi-family residential units) were
not subtracted from these counts, resulting in a worst-case scenario.
All new development project shall assure by implementation of appropriate mitigation
measures that, at a minimum, traffic levels of service (LOS) are maintained at a
minimum of LOS C throughout the City, Except where the current level of service is
lower that LOS C. In any location where mitigation measures shall be imposed on that
development project to assure, at a minimum, that the level of traffic service is
maintained at levels of service that are no worse than those existing at the time an

application for development is filed.

Presently, all of the nearby intersections are operating at a Level of Service (LOS) C or

better, as shown in the table below:

Existing Conditions Level of Service

Existing Conditions
Intersection Peak Hour Avg Delay
LOS

(sec/veh)
AM A 99
1. Poplar St at Van Leuven St AFT A 79
PM A 9.1
AM B 18.8
2. Mtn View Ave at Van Leuven St AFT B 16.2
PM B 16.8
AM B 13.0
3. Poplar St at Redlands Blvd AFT A 8.3
PM B 10.2
AM C 24.9
4. 22:;;2?; St at Orange Grove/ AFT B 173
PM B 17.4

Source: Traffic Impact Analysis, Transtech Engineers, May 30, 2013

The project as stated previously, will generate an average of 579 vehicle trips per day,
and those trips are broken down as follows:

Existing Conditions

Existing Conditions With Project Level of Service Analysis
Existing Conditions

With Project

8 Peak
Intersection B Avg Avg Delay
LOS Delay LOS
(s=c/vch) (sec/veh)
AM A 9.9 A 10.0
1. Poplar St at Van Leuven St AFT A 7.9 A 7.9
PM A 9.1 A 9.3
: AM B 18.8 B 19.5
2. SI\/tltn View Ave at Van Leuven AFT B 162 B 166
PM B 16.8 B 17.3
AM B 13.0 B 13.6
3. Poplar St at Redlands Blvd AFT A 8.3 A 8.6
PM B 10.2 B 10.4
AM (& 24.9 C 24.9
4, ﬁ:::::; St at Orange Grove/ AFT B 17.8 B 17.8
PM B 17.4 B 17.5

Source: Traffic Impact Analysis, Transtech Engineers, May 30, 2013

As shown in the table above, the nearby intersections will continue to operate at a LOS
C or better. The Traffic Impact Analysis also provided Year 2035 projections for the
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study intersections using an ambient growth rate of 2% per year for the 22 year period
between 2013 and 2035 conditions. The table below indicates that in Year 2035, the
study intersections will continue to operate at a LOS C or better:

TABLE 9
Future 2035 Conditions With and Without Project Level of Service Analysis

2035 Cumulative 2035 Cumulative
Conditions Without Conditions With
. Peak Project Project
Intersection
Hour Avg Avg Delay
LOS Delay LOS
(sec/veh) (sec/veh)
AM B 13.0 B 13.2
1. Poplar St at Van Leuven St AFT A 8.4 A 8.5
PM B 11.1 B 11.3
. AM C 27.9 C 30.8
2. 2.-1tn View Ave at Van Leuven AFT B 183 B 188
t PM C 23.9 C 24.8
AM B 15.2 B 15.7
3. Poplar St at Redlands Blvd AFT A 9.4 A 9.7
PM B 12.7 B 12.9
AM C 34.4 C 344
4, :z;:lde;sn:: St at Orange Grove/ AFT B 193 B 193
PM B 19.1 B 19.2

Source: Traffic Impact Analysis, Transtech Engineers, May 30, 2013

The increase in delay with the addition of project traffic and with project traffic and
cumulative traffic does not exceed thresholds for “significant impacts”.

All of the studied intersections were evaluated based upon thresholds as defined by the
City of Loma Linda’s, Level of Service Standards. As shown in the traffic impact
analysis, all of the studied intersections are operating and are projected to operate at
acceptable LOS A, B or C with the increase in project traffic to the existing traffic stream
significant thresholds are not exceeded so no off-site mitigation measures are
necessary for the development of the project

On-Site Parking

The project includes 219 total parking spaces, of which 91 are covered, and 128 are
open and uncovered parking spaces. Of the total parking spaces, 14 spaces are
handicapped accessible, with 10 of those being covered. The LLMC requires 1.5
parking spaces per one-bedroom unit plus 0.5 parking spaces per each additional
bedroom, and 0.25 parking spaces per bedroom for guest parking for a total of 219
parking spaces. The parking breakdown is as follows:

Parking # Each
Requirements | Units 1 Additional Guest
Bedroom | Bedroom | Parking Required Proposed Complies
1.5 5 .25 per
bedroom
1 Bedroom 18 27 0 4.5 31.5
2 Bedroom 51 76.5 25.5 25.5 127.5
3 Bedroom 18 27 18 13.5 58.5
218 219
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Total 87 130.5 43.5 43.5 (87 (91 Covered) Yes
Covered)

Both covered, open and handicapped parking spaces are distributed throughout the
property, with a majority of the open parking spaces located along the rear portion of the
development. As proposed, the project complies with the parking requirements of the
LLMC.

Architecture Analysis

The architectural style of the surrounding neighborhood is a mix of traditional residential
architecture for both older and newer developments in the area. The project proposes
87 units divided into five, three-story modern, neo-Mediterranean style buildings.

The buildings will include “S” tile roofing throughout the project. The buildings will
include a two-tone dark tan and brown accents. The window trim, garage doors, and
corbels include a dark brown finish. The soffits, pool enclosure, gates, deck guardrails,
stairway, wood pots and stucco foam trims will be painted a dark brown. The main
entry doors and shutters will be painted blue-gray.

The buildings include multiple wall planes to reduce the massing that may be
associated with three-story structures. The apartment buildings include wall pop-outs,
multiple gables and roof lines, wood accents (wood beams, corbels), and arches over
the proposed balconies. The primary hipped roof on the buildings also helps reduce the
massing along the sides of the buildings.

The project will result in an improvement to the visual character of the project site as it
will remove older structures to be replaced with an architecturally contemporary
development. Furthermore, the three-story development will be more consistent with
the scale of the multiple-family developments to the north and west of the project site.

The following is a breakdown of the project units:

No. of Minimum Unit Proposed Minimum Proposed
Units Size Balcony Balcony

Size
1 Bedroom 18 675 sq. ft. 812 sq. ft. 70 sq. ft. 106 sq. ft.
2 Bedroom 51 850 sq. ft. 1,083 sq. ft. | 70 sq. ft. 123 sq. ft.
3 Bedroom 18 1,025 sq.ft. 1,243 sq. ft. 70 sq. ft. 114 sq. ft.

The units and accessory balcony comply with the minimum development standards of
the R-3 Multi-Family Residence.

Open Space
As stated in the site analysis table above, the project requires 60,900 square feet of

open landscape area. The front yard and side yard landscape setbacks are not counted
toward fulfilling this requirement. As proposed the project complies with the open space
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requirement. The project includes open space areas with no amenities and amenities.
The central open area includes a number of amenities, including:

e Pool and spa

Gym

Club house

BBQ area

Trellis

Tot Lot

e Meandering walkway

Additionally, the project includes a half court (basketball) and a full volleyball court.
When open space areas are improved with amenities, such as the ones listed above,
the open space requirement is fulfilled at a 1:2 ratio, meaning that for every square foot
of open space with amenities provided, two square feet of required open space is
fulfilled. The 27,461 square feet of open space with amenities the applicant is providing
count as 54,922 square feet of open space.

While not counted towards fulfilling the open space requirement, the front setback
includes a meandering sidewalk through a landscaped area that includes trees, shrubs,
and ground cover.

As proposed, the project complies with the open space requirement of the LLMC.

Landscape Plan

The proposed landscape plan includes a variety of trees, shrubs and groundcover. The
front yard setback is improved with a combination of trees, shrubs, groundcover and a
meandering sidewalk to promote walkability on the site. Section 17.74.120 of the Loma
Linda Municipal Code establishes landscape criteria for new development. A minimum
of two 24-inch box trees shall be provided with the construction of a new building. In
addition, one 36-inch box tree shall be planted for each ten 24-inch box trees required if
the proposed lot has a greater than 65 lineal feet frontage. Per section 17.02.215 of the
Municipal Code, landscaping contains a combination of planted trees, shrubs, vines,
ground cover, flower or lawns. The combination or design shall not contain more than
fifty percent hardscape. The proposed project will include 55, 24-inch evergreen
perimeter trees, 31 24-inch deciduous canopy trees, 29 24-inch flowering accent trees,
nine 36-inch large evergreen canopy trees, 33 24-inch small evergreen canopy trees,
12 24-inch street trees along Van Leuven Street, and four 36-inch project theme trees.
In addition, the project will include 10,724 square feet of shrubs and groundcovers,
6,144 square feet of drought tolerant turf, and 2,350 square feet of landscaping for the
bio-retention basin.

Loma Linda Connected Communities Program (LLCCP)

A Condition of Approval includes the requirement that the proposed project be pre-wired
for coaxial, cable, and fiber optic installation per the LLCCP policy. The LLCCP ensures
that all new development projects are equipped with links to meet the latest
communications/technological advances.
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Variance Request and Findings

As stated in the table above, the applicant is requesting a variance from two sections of
the municipal code, Rear Yard Setbacks and Fence Height.

Rear Yard

The Applicant requests relief from Section 17.38.090, which prohibits open parking
spaces and structures within the rear yard setback, with the exception of enclosed
storage and carport structures. The property measures 4.37 acres in size, which
exceeds the minimum lot size in the R-3 zone, however the property is required to
include a storm drain easement that somewhat limits the ability to locate buildings on
the site, while at the same time addressing the negative impacts associated with the
southern property is also negatively affected by the adjacent southern property.

As stated above, the project includes a storm drain easement below the easternmost
driveway. Buildings cannot be located above the easement, so the easement limits the
ability to situate a building along the east portion of the site while at the same time
complying with the setback requirements. Furthermore, the Southern Pacific Railroad
abuts the property to the south, and in order to reduce the noise and vibration impacts
to an acceptable level, the apartment buildings must be located as far away from the
rear property line as possible, again further limiting the siting ability of the residential
structures. Therefore, the applicant is requesting a variance from Section 17.38.090 to
allow the open space parking spaces, trash enclosures and garages within the rear yard
setback and allow this area to serve as a buffer between the Southern Pacific Railroad
property and the apartment buildings.

Due to the fact that the property to the south is not residentially developed, the impacts
that could potentially impact a residentially developed property, both visual and auditory
resulting from the proximity of the open space parking, the trash enclosures and the
garages, are not anticipated to negatively impact the southern property.

Rear Property Wall Height

The project site’s southern property line is located approximately 45 feet from the
centerline of the Southern Pacific (SP) tracks. The estimated exterior noise levels from
the SP rail line is anticipated to be approximately 67.2 dBA Community Noise
Equivalent Level (CNEL) at the facade of Building 4 (nearest building to tracks). The
estimated noise level is above the City’s 65 dBA CNEL, as shown in the table below:

CNEL at Noise Level at Specified Distance (dBA
Operations per Day’ Observer CNEL)*
Location
Rail Line Freight AMTRAK (d BA)3 100 ft 200 ft 400 ft 800 ft
Southern Pacific 40 4 67.2 67.2 63.7 59.6 55.1

Source: First Carbon Solutions | Michael Brandman Associates. Noise Impact Analysis 87-Unit Apartment Project, Loma

Linda, San Bernardino County, California. May 2013.

Notes:
1 Unmitigated scenario assumes no wall to shield residential units from rail line.
2 Per FRA data and growth rate of 2.71% as outlined by Colton Crossing Report
3 Noise levels calculated at 5 feet above ground level.
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4 Noise level is projected to fagade of nearest residential building (approximately 100 feet from centerline of tracks).

In order to meet the City's 65 dBA CNEL threshold, the noise consultant has
recommended that a 10-foot high wall be located along the rear property line in order to
reduce the noise level of rail road traffic to an acceptable level.

While the maximum height of a wall along the rear property line in a residential zone is
6-feet, it appears that any two-story development on properties located alongside the he
rail road tracks will require construction of a 10-foot high masonry block wall in order to
comply with the City’s 65 dBA level. Therefore, allowing the applicant to construct a 10-
foot high wall along the rear property line will allow the applicant to develop the property
in compliance with the General Plan.

In conjunction with the construction of the 10-foot high wall, the applicant is also
required to provide the following mitigation measure:

e For Building 4, all windows and sliding glass doors for floors 1 through 2 facing
the Union Pacific Rail Line will require a minimum STC rating of 30 or higher.

Both the construction of the 10-foot high rear wall and the minimum STC rating of 30 or
higher requirements should reduce the impact associated with Southern Pacific
Railroad traffic on Building 4 to an acceptable level.

Findings for Reduction in Rear Yard Setback and Increase in Fence Height

1. That there are exceptional and extraordinary circumstances of conditions applicable
to the property involved.

In order to reduce the impacts associated with the Southern Pacific (SP) Railroad
tracks located adjacent to the subject site, the residential structures must be located
as far away from the south property line as possible. The reduction in the rear yard
setback will allow the applicant to centrally locate the apartment buildings on the site
and limit the impacts associated with the SP line. The noise study prepared by FCS-
MBA states that if not properly mitigated, the noise and vibration impacts associated
with SP line traffic will exceed the allowable levels stated in the Noise Ordinance of
the Loma Linda General Plan. The proposed location of the residential structures
requires the applicant situate the proposed driveway, garages, and open parking
spaces as close to the rear property line as possible, serving as a noise buffer
between the two properties.

Furthermore, a required storm drain easement along the east portion of the lot limits
the ability to construct any structures over the easement, further restricting the ability
to locate the residential structures on the subject site. The proposed location of the
residential structures, plus the proposed 10-foot high block wall will reduce the
impacts associated with SP traffic to a noise level that is compliant with the General
Plan Implementing Noise Policies for Land Use and New Development.

As stated previously, the projects southern property line is located approximately 45-
feet from the centerline of the Southern Pacific tracks. Building 4 is located
approximately 54 feet from the southern property line. The estimated noise levels
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from the Southern Pacific line are anticipated to be approximately 67.2 dBA CNEL at
the facade of Building 4 (nearest building to the tracks). In order to reduce the noise
level to the City’s 65 dBA CNEL maximum, a 10-foot high, masonry block wall is
required of the project. Relative to the width (521 feet) of the subject site and the
fact that the property is located adjacent to the SP line, the visual impact associated
with a 10-foot high wall will not negatively affect the adjacent neighbors.

2. That such variance is necessary for the preservation and enjoyment of the
substantial property right possessed by other property in the same vicinity and zone
and denied to the property in question.

The subject site is located in the Very High Density Residential (0-20 du/ac) land use
designation. The applicant is proposing 87 units at a density of 19.91 dwelling units
per acre. The 15-foot rear yard setback would negatively impact the ability to fully
develop the site to the maximum 20 du/ac allowed under the General Plan.

3. That the granting of such a variance will not be materially detrimental to the public
welfare or injurious to the property or improvements in such vicinity and zone in
which the property is located.

The proposed relief from Section 17.38.90 of the LLMC will not be detrimental to the
public welfare or injurious to property and improvements in that the majority of the
property will not be altered in any way. The property is located adjacent to the
Southern Pacific Railroad property, which spans the length of the subject site, and
will not be negatively affected by the proposed open parking spaces, garages, or the
construction of the trash enclosures. Construction will be subject to the necessary
building code requirements to ensure compatibility and safety.

In addition, the proposed relief from Section 17.38.080 (Maximum Height — Rear
Yards) of the LLMC will not be detrimental to the public welfare in that the proposed
10-foot high block wall will allow the development to comply with Implementing
Policy 7.8.1.1 — Implementing Policies for Land use and New Development of the
General Plan. Furthermore, the proposed 10-foot high wall will located along the SP
Line and will not be visually detrimental to the SP property.

4. The granting of such variances will be consistent with the General Plan for the City.

The proposed variance for a reduction in the rear yard setback is consistent with the
objectives of the General Plan in that the variance would allow for development
which complies with the density requirements allowed under the Very High Density
Residential (0-20 du/ac) land use designation, and further allowing the development
to comply with the following Guiding Policies for Residential Land Uses:

Policy a — Encourage a mixture of dwelling sizes, layouts, and ownership types
(consistent with the corresponding land use designation, density
range, and applicable General Plan requirements), especially within
large-scale residential development projects, in order to provide
housing opportunities for a range of incomes and households
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Policy e - Provide the citizens of Loma Linda with a choice of areas of varying
densities and housing with a range of costs.

The proposed variance for a 10-foot high block wall is consistent with the objectives
of the General Plan in that the 10-foot high block wall will reduce the noise level
associated with traffic along the Southern Pacific Property to an acceptable level and
comply with Implementing Policy Section 7.8.1.1 Implementing Noise Policies for
Land Use and New Development, Multifamily: 65 dBA with private yard or enclosed
balcony spaces.

5. That a public hearing was held wherein the applicant is heard and in which he
substantiates all of the conditions cited in this subsection.

The variance requests are scheduled for review on the August 7, 2013 Planning
Commission Meeting. The conditions to the project are included as Exhibit C to this
report.

Tentative Parcel Map and Findings

The applicant proposes to consolidate seven lots into one 4.37 acre lot. As stated in the
Site Analysis, the lot area and width of the proposed lot complies with R-3 (Multiple
Residence) development standards.

1. That the proposed map is consistent with the applicable general plan and zoning
designations.

The proposed consolidation of seven parcels into one 4.37 acre parcel is consistent
with the General Plan land use designation Very High Density Residential (0-20
du/ac) and the R-3 Multi Family Residence zoning designation. The minimum lot
size in the R-3 Zone is 7,200 square feet, with a minimum lot width of 70 feet. The
subject site measures over 500 feet in width and measures 4.37 acres in area, thus
complying with the development standards for lots in the R-3 zone.

2. The design or improvement of the proposed subdivision is consistent with the
applicable general plan and zoning designations.

The proposed subdivision complies with the existing General Plan land use
designation in that the General Plan allows up to 20 dwelling units per acre. The
project as proposed is developed at 19.90 dwelling units per acre, within the
allowable density of the Very High Density Residential land use designation of the
General Plan. The lot size also complies with the minimum 7,200 square foot lot
size requirement for properties located within the R-3 residential zone.

3. The site is physically suitable for the type of development proposed.

The proposed parcels are physically suitable for the proposed lot consolidation,
demolition of existing multifamily structures, and the construction of the 87-unit
apartment unit project.

4. The site is physically suitable for the proposed density of development.
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The proposed consolidation of seven parcels into one, 4.37 acre parcel is consistent
with the General Plan, Very High Density Residential (0-20 du/ac) and the R-3 Multi
Family Residence zoning designation, in that development will include 87 dwelling
units at a density of 19.90 dwelling units per acre.

5. The design of the subdivision is not likely to cause substantial environmental
damage or substantially and unavoidably injure fish and wildlife or their habitat.

The site has been graded and is presently developed with multifamily dwelling units.
There is no natural vegetation or wildlife present or undisturbed area remaining on
the subject site. Therefore, the design of the proposed subdivision would not cause
any substantial environmental damage or substantially and unavoidably injure fish
and wildlife or their habitat.

6. The design of the subdivision is not likely to cause serious public health problems.

The design of the subdivision would not cause any serious public health problems.
The consolidation of seven parcels into one parcel will create a parcel that conforms
to the minimum lot width, lot area requirements of properties located in the Multi
Family Residence (R-3) zone. While the project includes a variance request for a
reduced rear yard and 10-foot high block wall along the rear property line, the
Southern Pacific Railroad is located to the south of the subject site and will therefore
not negatively impact adjacent residential properties.

7. The design of the subdivision will not conflict with easements, acquired by the public
at large, for access through or use of property within the proposed subdivision.

The site includes a storm drain easement that will be located beneath the proposed
driveway entrance and driveway itself, as it runs the entire length (north-south) along
the east portion of the lot. However, as designed, the consolidation of lots will not
conflict with the proposed/required storm drain easement.

Precise Plan of Design Findings

According to LLMC Section 17.30.290, Precise Plan of Design (PPD), Application
Procedure, PPD applications shall be processed using the procedure for a variance (as
outlined in LLMC Section 17.30.030 through 17.30.060) but excluding the grounds (or
findings). As such, no specific findings are required. However, LLMC Section 17.30.280,
states the following:

“If a PPD would substantially depreciate property values in the vicinity or
would unreasonably interfere with the use or enjoyment of property in the
vicinity by the occupants thereof for lawful purposes or would adversely
affect the public peace, health, safety or general welfare to a degree
greater than that generally permitted by this title, such plan shall be
rejected or shall be so modified or conditioned before adoption as to
remove the said objections.”

In an effort to ensure that the foregoing project is consistent with the General Plan,
compliant with the zoning and other City requirements, compatible with the surrounding
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area, and appropriate for the site, staff and the City Attorney have opted to apply the
Conditional Use Permit Findings in LLMC §17.30.210 to this project, as follows:”

1. That the use applied for at the location set forth in the application is properly one for
which a precise plan of design is authorized by this title.

The proposed use is a permitted use within the Multi-Family Residence (R-3) zone
and in fact, the R-3 zone is intended for multi-family residential development. A
number of multi-family developments have been approved, constructed, or are under
construction on Poplar Avenue, just north of the subject site. There are single and
multi-family residential structures developed adjacent and around the project site. The
proposed use also meets Goal No. 2 in the General Plan Housing Element to provide
housing that is affordable to all economic segments of the community. Therefore, the
proposed use is a proper one for the area.

2. That the said use is necessary or desirable for the development of the community, is
in harmony with the various elements and objectives of the general plan, and is not
detrimental to existing uses specifically permitted in the zone in which the proposed
use is to be located.

The project meets General Plan Goal 1 (to provide a diversity of housing
opportunities to enhance the City’s living environment and to satisfy the housing and
shelter needs of Loma Linda residents). The proposed project is designed as a
market rate development intended to provide different housing opportunities and to
improve the blighted and vacant areas with housing opportunities to enhance the
City’s living environment. Additionally, the surrounding area is a mixture of single
and multi-family residential developments, none of which would appear to conflict
with the proposed use.

3. That the site for the intended use is adequate in size and shape to accommodate
said use and all of the yards, setbacks, walls, or fences, landscaping and other
features required in order to adjust said use to those existing or permitted future
uses on land in the neighborhood.

The project site is adequate in size and shape to accommodate the proposed use.
However, due to the proximity of the adjacent Southern Pacific Railroad, the project
requires variances to locate the buildings as far away from the rear property line as
possible, thereby moving the required parking spaces, garages, and trash
enclosures to the rear portion of the lot, within the required rear yard setback.
Furthermore, siting the building as far away as possible from the rail road property is
not enough to reduce the impact associated with SP traffic; the project therefore
includes 10-foot high rear property line walls to reduce the noise and vibration
associated with train traffic along the tracks. Because the subject site abuts the
Southern Pacific Railroad, the variance requests will not negatively impact the
adjacent property. The apartment buildings comply with the minimum setbacks
required of the R-3 zone. The project site will accommodate the proposed use and
be compatible with the existing land uses on Van Leuven Street and in the
surrounding area.
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4. That the site or the proposed use related to streets and highways is properly
designed and improved to carry the type and quantity of traffic generated or that will
be generated by the proposed use.

The project site has access from Van Leuven Street, which can accommodate the
type and quantity of traffic generated by the use. Currently the roadway can
accommodate the existing volume of traffic and the future traffic from the proposed
apartment development.

Off-site improvements in the vicinity of the project site will include roadway widening,
installation of sidewalk, curb, and gutter, and two driveway approaches. A total of
219 parking spaces are provided to accommodate the parking requirements of the
87-unit apartment project. Additionally, the perimeter drive aisle provides emergency
vehicle access all around the development. The proposed project and related on-
and off-site improvements will not conflict with other uses immediately adjacent to
the project site.

5. That the conditions set forth in the permit and shown on the approved site plan are
deemed necessary to protect the public health, safety and general welfare.

The public health, safety and general welfare will be protected through the
implementation of the Conditions of Approval for PPD No. 13-07 to insure
compatibility with the neighborhood. As outlined in §19.16.020 Substantive General
Plan Amendment, Section | (A)(3), the project includes a condition that requires the
applicant to pay all required development impact fees to cover 100 percent of the
pro rata share of the estimated cost of public infrastructure, facilities, and services.

CONCLUSION

All elements of the project are consistent with the General Plan (May 26, 2009). The
project is also in compliance with the LLMC Chapter 19.16, Title 17 Zoning Code. The
project includes a variance request for a reduction in the rear yard setback, as well as a
variance to allow a 10-foot high wall along the rear property line, both necessary to
protect the future tenants of the southern-most apartment building from noise and
vibration created by the adjacent Southern Pacific Railroad property. The required
Findings have been made to support staffs recommendation for approval. The
applicant has worked closely with staff and has made every effort possible to provide
the most appropriate layout, design, and architecture for this project. The apartment
development is compatible with the existing and future uses in the surrounding area and
provides housing opportunities that are much needed by Loma Linda’s population.

The project is in compliance with CEQA and the Mitigation Measures listed in the Initial
Study will reduce any potential environmental impacts to below a level of significance.
The Mitigation Measures have been made part of the Conditions of Approval (Exhibit
C).

EXHIBITS
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COUNCIL AGENDA:  August 27, 2013 By City Council
Date

TO: City Council

VIA: T. Jarb Thaipejr, City Manager

FROM: Konrad Bolowich, Assistant City Manager

SUBJECT: PRECISE PLAN OF DESIGN (PPD) NO. 13-07, TENTATIVE

PARCEL MAP 13-32 (NO. 19452), VARIANCE NO. 13-067 — A
REQUEST TO DEVELOP AN 87-UNIT APARTMENT PROJECT
FOR PROPERTY AT 25259-25303 VAN LEUVAN STREET,
LOCATED IN THE R-3 MULTI FAMILY ZONE. THE PROJECT
INCLUDES A REQUEST FOR A VARIANCE TO REDUCE TO THE
REAR YARD SETBACK REQUIREMENT AND ALLOW A WALL
THAT EXCEEDS 6-FEET IN HEIGHT ALONG THE REAR
PROPERTY LINE, AND A TENTATIVE PARCEL MAP TO
CONSOLIDATE SEVEN PARCELS INTO ONE PARCEL.

SUMMARY

Golden Eagle Multi-Family Properties (the Applicant), is requesting approval to construct 87
apartment units, of which one would be designated “low income”), plus one leasing office in
five, three-story buildings on 4.37 acres located on the south side of Van Leuven Street (Exhibit
A). The project plans are available in Exhibit B. The project includes a request for a variance for
the reduction in the rear yard setback and the construction of a 10-foot high rear property line
block wall, as well as a Tentative Parcel Map to consolidate seven parcels into one parcel.

RECOMMENDATION
The Planning Commission recommends the following actions to the City Council:

1. Adoption of the Mitigated Negative Declaration
a. Approval of Precise Plan of Design No. 13-78, Tentative Parcel Map No. 13-32, and
Variance No. 13-67, based on the Findings, and subject to the Conditions of Approval
(Exhibit C).
PERTINENT DATA
Owner/Applicant: Golden Eagle Multi Residential Properties, LLC

General Plan/Zoning: Very High Density Residential (0-20 du/acre)/
Multiple Residence (R-3)

EXHIBIT =D
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Site/Special Features: 4.37-acre site/7 lots/6 existing residential structures with
accessory structures

Topography: Relatively flat

Vegetation: Sparse trees and grasses

BACKGROUND AND EXISTING SETTING

Background

The applicant submitted the PPD application (PPD No. 13-07), Tentative Parcel Map. No.
19452, on January 13, 2013. The applications were reviewed by the Administrative Review
Committee on February 21, 2013 and provided the applicant with necessary revisions and
determined that a variance was required of the development for a reduction in the rear yard
setback. A variance application was submitted in April, 2013, for the reduction in the rear
setback. The Noise Study prepared for this project also recommends that a 10-foot high block
wall along the rear property line is necessary to reduce the noise level resulting from passing
trains on the Southern Pacific Railroad to an acceptable level.

On August 7, 2013, the Planning Commission held a public hearing and recommended approval
of the above mentioned applications. At the meeting, Commission requested the following
revisions:

e Revise site plan and landscape plan to show delineated walkways, by using stamped
concrete, colored concrete, or some other type of delineation.

e Revise site plan and landscape plan to include benches along the walkway areas.

The applicant has revised the plans to include the Planning Commission’s recommendations.

Existing Setting

The 4.37-acre project site is comprised of 7 residential lots of varying sizes and shapes and
contains 6 residential multi-family structures and accessory structures. All existing structures on
the lot will be demolished as a result of the development. EXisting vegetation on the site
includes trees, shrubs, palm trees and some native grasses and weeds. As indicated the site is
relatively flat.

To the north of the site are older, existing single-residential developments. To the east and west
are newer single-residential and multi-family residential developments. To the south is the
Southern Pacific rail road.

The project site is located in an area of Loma Linda that is commonly referred to as the North
Central Neighborhood (NCN), roughly located south of Redlands Boulevard, north of the San
Timoteo Creek, east of Anderson Street, and west of Mountain View Avenue. The North Central
Neighborhood contains a mix of single-family and multi-family residential developments and
neighborhoods that to a large extent predate the City’s incorporation in the early 1970s.

CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) STATUS

On June 28, 2013, a Notice of Intent (NOI) to adopt a Mitigated Negative Declaration and Initial
Study were prepared and released for public review. The California Environmental Quality Act
(CEQA) mandatory 20-day public review began on June 28, 2013 and ended on July 17, 2013.
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The Environmental Initial Study (Exhibit D) prepared by MIG-Hogle Ireland, evaluates the
potential impacts of the project and identifies appropriate mitigation measures. All of the
potential impacts that were identified in the Initial Study can be mitigated to below a level of
significance. The mitigation measures are included as project Conditions of Approval, and are

listed below:
C-1

N-1

N-3

If potential archaeological materials are uncovered during grading or other earth
moving activities, the contractor shall be required to halt work in the immediate
area of the find and to retain a professional archaeologist to examine the materials
to determine whether it is a unique archaeological resource as defined in Section
21083.2(g) of the State CEQA Statues. If this determination is positive, the
resource shall be left in place, if determined feasible by the project archaeologist.
Otherwise, the scientifically consequential information shall be fully recovered by
the archaeologist. Work may continue outside of the area of the find; however, no
further work shall occur in the immediate location of the find until all information
recovery has been completed and a report concerning the resource(s) is filed with
the Community Development Department.

The project applicant shall require construction contractors to adhere to the
following noise attenuation requirements:

Construction activities shall be limited to between the hours of 6:00 A.M. and
6:00 P.M. Monday through Friday. No work on holidays.

All construction equipment shall use noise-reduction features (e.g., mufflers and
engine shrouds) that are no less effective than those originally installed by the
manufacturer.

Construction staging and heavy equipment maintenance activities shall be
performed a minimum distance of 300 feet from any offsite residence, unless
safety or technical factors/feasibility take precedence.

A 10-foot high wall is required along the project site’s property line. Noise
barrier must present a solid face from top to bottom and be placed on top of grade
or pad (whichever is higher).

For Building 4, all windows and sliding glass doors for floors 1 through 2 facing
the Southern Pacific Rail Line will require a minimum STC rating of 30 or higher.

Therefore, the project can be approved with a Mitigated Negative Declaration in accordance with
the requirements of CEQA.

PUBLIC COMMENTS

Staff received the following request from the County of San Bernardino Department of Public
Works, and has been made a condition of approval:

e The project proponent shall adhere to and comply with the document found in the San
Bernardino County Flood Control District (District) offices entitled “Comprehensive
Storm Drain Plan #4, dated February 2013”. This document shall provide information

on local drainage patterns and flows, in consultation with the District.
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e No public comments were provided during the August 7, 2013 Planning Commission
public hearing.

ANALYSIS
Project Description

The proposed project is located on approximately 4.37 acres and includes the construction of a
multi-family apartment complex. The project consists of a total of 87 rental units and one
leasing office in an early California mission style architecture. There will be five buildings, each
three stories in height (approximately 42 feet and two inches). Along with the apartment units,
there are four six-unit detached garages and one four-unit detached garage. These are located
around the perimeter of the project site along with the required open parking spaces for residents
and guests. The project features a large central common area which will feature a pool and spa, a
clubhouse with exercise gym, a tot lot, and an open covered wood trellis and BBQ structure.
Landscaping features include meandering walkways, verdant green areas, trees, and shrubs.
Proposed recreational areas include a half basketball court and a volleyball court. The project is
proposed with a gated and secured main entrance and a secondary exit. The exteriors will
feature stucco mixed with wood accents, shutters, stucco window and door trims, wood posts,
recessed decks and patios, wrought iron and stucco deck and patio guardrails, and varied
elevations through the use of entrance courts and building offsets.

Surroundings

The subject site, as stated above, is located on the south side of Van Leuven Street between
Poplar Avenue and Mountain View Avenue. The property is located in the R-3 Zone with a
General Plan land use designation of Very High Density Residential (0-20 du/ac). The
surrounding uses, General Plan Land Use designation, and zones are as follows:

Direction General Plan Designation Zoning District Existing Land Use
. . . . . . . . . Single-Family
Project Site | Very High Density Residential Multi-Family Residence (R-3) Residential
. . . . . . Single-Family
North Very High Density Residential Multi-Family Residence (R-3) Residential
None (immediately adjacent) None (immediately adjacent)
Rail Road Tracks
South Institutional and Institutional (I)
High Density Residential Multi Family Residence (R-3) Parking lot,
(across tracks) (across tracks) Residential
. . N . . Single-Family
East Medium Density Residential Single Residence (R-1) Residential
: . — . . . Multi-Family
West Very High Density Residential Multi-Family Residence (R-3) Residential

The area in and around the subject site is in transition. The area includes a mixture of new and
older stock single family residences and multi-family housing
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Site Analysis
Development Minimum
Standards - R-3 Required Proposed Complies
Front Setback 20’ 20’ Yes
Side yard
- Interior 5 20° Yes
10% width of lot (not Approximately 85’
- Exterior less than 10°, or more Yes
than 20’
- Rear
- Main Building 15° Approximately 49’ Yes
- Garage 0 0’ No*
- Open Parking 15’ 4.34° No*
spaces
Distance  between main 10° Varies, no less than 33’ at Yes
buildings nearest point
Minimum Lot Width 70° Approximately 503’ Yes
Maximum Building Height 35’ 27°37%*
To highest point on Yes
buildings 42°2”
Minimum Lot Area 7,200 sq. ft. 190,357 sq. ft.
(4.37 acres)
Open Space 60,900 square feet 73,620 sq.ft.
- Balcony (max) No minimum, but 10,356 sq. ft.
balcony area may not
exceed 50% to total
required.
- Open Space with 8,342 sq.ft.
no Amenities Yes
- Open Space with 27,461 x2 =
Amenities (counted 54,922 sq.ft.
at 1:2 ratio to
comply with
required open space
requirement)
Parking 218 219
Garage: 87 Garage: 91

*Applicant is applying for a variance to allow the open parking spaces within the rear yard setback.
**Building height is defined as the vertical distance measured from the average level of the foundation of the
building to the ceiling of the uppermost story.

Vehicular access will be provided from Van Leuven Street via a 46-foot wide driveway with
landscaped median at the center of the project site, with a secondary driveway approach, which
accommodates both residential traffic and emergency vehicular traffic.

The site plan for the proposed development indicates that the five, detached, three story
apartment buildings centrally located on the property, plus a recreational building with gym
facilities. The development includes two main apartment buildings fronting Van Leuven Street,
giving the project street presence along Van Leuven Street. Previous project drafts included
carports fronting Van Leuven Street and lacked a walkability component, however, during the
preliminary review stages and based on staff’s concerns, the applicant revised the site plan to its
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current form. Two buildings are now oriented towards the street, and the project now includes a
series of walkways throughout the development. The remaining three apartment buildings are
centrally located on the property, with a driveway separating the garages, the open parking
spaces, as well as the recreational amenities. The development also includes a half basketball
court along the east property line, and a fully volleyball court along the east property line.

Traffic

The project is expected to generate an average of 579 vehicle trips per day (cars and delivery
vehicles), with 44 trips occurring during the morning peak hours, 54 trips occurring in the
afternoon peak period, and 54 occurring in the evening peak period., based on the Traffic Impact
Analysis prepared by Transtech Engineers (May 30, 2013). The existing/prior uses to be
removed from the site (5 multi-family residential units) were not subtracted from these counts,
resulting in a worst-case scenario.

All new development project shall assure by implementation of appropriate mitigation measures
that, at a minimum, traffic levels of service (LOS) are maintained at a minimum of LOS C
throughout the City, Except where the current level of service is lower that LOS C. In any
location where mitigation measures shall be imposed on that development project to assure, at a
minimum, that the level of traffic service is maintained at levels of service that are no worse than
those existing at the time an application for development is filed.

Presently, all of the nearby intersections are operating at a Level of Service (LOS) C or better, as
shown in the table below:

Existing Conditions Level of Service

Existing Conditions
Intersection Peak Hour Avg Delay
LOS

(sec/veh)
AM A 99
1. Poplar St at Van Leuven St AFT A 7.9
PM A 94
AM B 18.8
2. Mtn View Ave at Van Leuven St AFT B 16.2
PM B 16.8
AM B 13.0
3. Poplar St at Redlands Blvd AFT A 8.3
PM B 10.2
AM ¢ 24.9
4. 2::;:::; St at Orange Grove/ AFT B 17.8
PM B 17.4

Source: Traffic Impact Analysis, Transtech Engineers, May 30, 2013

The project as stated previously, will generate an average of 579 vehicle trips per day, and those
trips are broken down as follows:

Existing Conditions With Project Level of Service Analysis

Existing Conditions E’“S“f‘g Conflxtlons
Peak With Project
Intersection Heur Avg Avg Delay
LOS Delay LOS
(sec/veh) (sec/veh)
AM A 9.9 A 10.0
1. Poplar St at Van Leuven St AFT A 7:9 A 7.9
PM A 9.1 A 9.3
5 AM B 18.8 B 19.5
2. Z(Itn View Ave at Van Leuven AFT B 162 B 166
PM B 16.8 B 17:3
AM B 13.0 B 13.6
3. Poplar St at Redlands Blvd AFT A 8.3 A 8.6
PM B 10.2 B 10.4
AM c 24.9 c 24.9
4. :::j:r:; St at Orange Grove/ AFT B 178 B 178
PM B 17.4 B 17:5

Source: Traffic Impact Analysis, Transtech Engineers, May 30, 2013
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As shown in the table above, the nearby intersections will continue to operate at a LOS C or
better. The Traffic Impact Analysis also provided Year 2035 projections for the study
intersections using an ambient growth rate of 2% per year for the 22 year period between 2013
and 2035 conditions. The table below indicates that in Year 2035, the study intersections will
continue to operate at a LOS C or better:

TABLE 9
Future 2035 Conditions With and Without Project Level of Service Analysis

2035 Cumulative 2035 Cumulative
Conditions Without Conditions With
. Peak Project Project
Intersection
Hour Avg Avg Delay
LOS Delay LOS
) (secfveh)
AM B 13.0 B 13.2
1. Poplar St at Van Leuven St AFT A 8.4 A 8.5
PM B 111 B 11.3
. AM C 27.9 C 30.8
2. g‘ltﬂ View Ave at Van Leuven AFT B 153 B 188
t PM C 23.9 C 24.8
AM B 15.2 B 15.7
3. Poplar St at Redlands Blvd AFT A 9.4 A 9.7
PM B 12.7 B 12.9
AM C 34.4 C 344
4. ig:g;:,‘x St at Orange Grove/ AT B 103 B 103
PM B 19.1 B 19.2

Source: Traffic Impact Analysis, Transtech Engineers, May 30, 2013

The increase in delay with the addition of project traffic and with project traffic and cumulative
traffic does not exceed thresholds for “significant impacts”.

All of the studied intersections were evaluated based upon thresholds as defined by the City of
Loma Linda’s, Level of Service Standards. As shown in the traffic impact analysis, all of the
studied intersections are operating and are projected to operate at acceptable LOS A, B or C with
the increase in project traffic to the existing traffic stream significant thresholds are not exceeded
so no off-site mitigation measures are necessary for the development of the project

On-Site Parking

The project includes 219 total parking spaces, of which 91 are covered, and 128 are open and
uncovered parking spaces. Of the total parking spaces, 14 spaces are handicapped accessible,
with 10 of those being covered. The LLMC requires 1.5 parking spaces per one-bedroom unit
plus 0.5 parking spaces per each additional bedroom, and 0.25 parking spaces per bedroom for
guest parking for a total of 219 parking spaces. The parking breakdown is as follows:

Parking # Each
Requirements Units 1 Additional Guest
Bedroom | Bedroom Parking Required Proposed Complies
15 5 .25 per
bedroom
1 Bedroom 18 27 0 4.5 31.5
2 Bedroom 51 76.5 25.5 25.5 127.5
3 Bedroom 18 27 18 13.5 58.5
218 219

Total 87 130.5 43.5 43.5 (87 Covered) (91 Covered) Yes

Both covered, open and handicapped parking spaces are distributed throughout the property, with
a majority of the open parking spaces located along the rear portion of the development. As
proposed, the project complies with the parking requirements of the LLMC.

D-7




City Council Staff Report Page 8
August 27, 2013

Architecture Analysis

The architectural style of the surrounding neighborhood is a mix of traditional residential
architecture for both older and newer developments in the area. The project proposes 87 units
divided into five, three-story modern, neo-Mediterranean style buildings.

The buildings will include “S” tile roofing throughout the project. The buildings will include a
two-tone dark tan and brown accents. The window trim, garage doors, and corbels include a
dark brown finish. The soffits, pool enclosure, gates, deck guardrails, stairway, wood pots and
stucco foam trims will be painted a dark brown. The main entry doors and shutters will be
painted blue-gray.

The buildings include multiple wall planes to reduce the massing that may be associated with
three-story structures. The apartment buildings include wall pop-outs, multiple gables and roof
lines, wood accents (wood beams, corbels), and arches over the proposed balconies. The
primary hipped roof on the buildings also helps reduce the massing along the sides of the
buildings.

The project will result in an improvement to the visual character of the project site as it will
remove older structures to be replaced with an architecturally contemporary development.
Furthermore, the three-story development will be more consistent with the scale of the multiple-
family developments to the north and west of the project site.

The following is a breakdown of the project units:

No. of Minimum Unit Proposed Minimum Proposed
Units Size Balcony Balcony

Size
1 Bedroom 18 675 sq. ft. 812 sq. ft. 70 sq. ft. 106 sq. ft.
2 Bedroom 51 850 sq. ft. 1,083 sq. ft. 70 sq. ft. 123 sq. ft.
3 Bedroom 18 1,025 sq.ft. 1,243 sq. ft. 70 sq. ft. 114 sq. ft.

The units and accessory balcony comply with the minimum development standards of the R-3
Multi-Family Residence.

Open Space

As stated in the site analysis table above, the project requires 60,900 square feet of open
landscape area. The front yard and side yard landscape setbacks are not counted toward
fulfilling this requirement. As proposed the project complies with the open space requirement.
The project includes open space areas with no amenities and amenities. The central open area
includes a number of amenities, including:

Pool and spa

Gym

Club house

BBQ area

Trellis

Tot Lot

Meandering walkway
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Additionally, the project includes a half court (basketball) and a full volleyball court. When
open space areas are improved with amenities, such as the ones listed above, the open space
requirement is fulfilled at a 1:2 ratio, meaning that for every square foot of open space with
amenities provided, two square feet of required open space is fulfilled. The 27,461 square feet of
open space with amenities the applicant is providing count as 54,922 square feet of open space.

While not counted towards fulfilling the open space requirement, the front setback includes a
meandering sidewalk through a landscaped area that includes trees, shrubs, and ground cover.

As proposed, the project complies with the open space requirement of the LLMC.
Landscape Plan

The proposed landscape plan includes a variety of trees, shrubs and groundcover. The front yard
setback is improved with a combination of trees, shrubs, groundcover and a meandering
sidewalk to promote walkability on the site. Section 17.74.120 of the Loma Linda Municipal
Code establishes landscape criteria for new development. A minimum of two 24-inch box trees
shall be provided with the construction of a new building. In addition, one 36-inch box tree shall
be planted for each ten 24-inch box trees required if the proposed lot has a greater than 65 lineal
feet frontage. Per section 17.02.215 of the Municipal Code, landscaping contains a combination
of planted trees, shrubs, vines, ground cover, flower or lawns. The combination or design shall
not contain more than fifty percent hardscape. The proposed project will include 55, 24-inch
evergreen perimeter trees, 31 24-inch deciduous canopy trees, 29 24-inch flowering accent trees,
nine 36-inch large evergreen canopy trees, 33 24-inch small evergreen canopy trees, 12 24-inch
street trees along Van Leuven Street, and four 36-inch project theme trees. In addition, the
project will include 10,724 square feet of shrubs and groundcovers, 6,144 square feet of drought
tolerant turf, and 2,350 square feet of landscaping for the bio-retention basin.

Loma Linda Connected Communities Program (LLCCP)

A Condition of Approval includes the requirement that the proposed project be pre-wired for
coaxial, cable, and fiber optic installation per the LLCCP policy. The LLCCP ensures that all
new development projects are equipped with links to meet the latest
communications/technological advances.

Variance Request and Findings

As stated in the table above, the applicant is requesting a variance from two sections of the
municipal code, Rear Yard Setbacks and Fence Height.

Rear Yard

The Applicant requests relief from Section 17.38.090, which prohibits open parking spaces and
structures within the rear yard setback, with the exception of enclosed storage and carport
structures. The property measures 4.37 acres in size, which exceeds the minimum lot size in the
R-3 zone, however the property is required to include a storm drain easement that somewhat
limits the ability to locate buildings on the site, while at the same time addressing the negative
impacts associated with the southern property is also negatively affected by the adjacent southern
property.

As stated above, the project includes a storm drain easement below the easternmost driveway.
Buildings cannot be located above the easement, so the easement limits the ability to situate a
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building along the east portion of the site while at the same time complying with the setback
requirements. Furthermore, the Southern Pacific Railroad abuts the property to the south, and in
order to reduce the noise and vibration impacts to an acceptable level, the apartment buildings
must be located as far away from the rear property line as possible, again further limiting the
siting ability of the residential structures. Therefore, the applicant is requesting a variance from
Section 17.38.090 to allow the open space parking spaces, trash enclosures and garages within
the rear yard setback and allow this area to serve as a buffer between the Southern Pacific
Railroad property and the apartment buildings.

Due to the fact that the property to the south is not residentially developed, the impacts that could
potentially impact a residentially developed property, both visual and auditory resulting from the
proximity of the open space parking, the trash enclosures and the garages, are not anticipated to
negatively impact the southern property.

Rear Property Wall Height

The project site’s southern property line is located approximately 45 feet from the centerline of
the Southern Pacific (SP) tracks. The estimated exterior noise levels from the SP rail line is
anticipated to be approximately 67.2 dBA Community Noise Equivalent Level (CNEL) at the
facade of Building 4 (nearest building to tracks). The estimated noise level is above the City’s
65 dBA CNEL, as shown in the table below:

Operations per Day? CNEL at Noise Level at Specified Distance (dBA CNEL)*
Observer
Location
Rail Line Freight AMTRAK (dBA)® 100 ft 200 ft 400 ft 800 ft
Southern Pacific 40 4 67.2 67.2 63.7 59.6 55.1

Source: First Carbon Solutions | Michael Brandman Associates. Noise Impact Analysis 87-Unit Apartment Project, Loma Linda, San

Bernardino County, California. May 2013.

Notes:
1 Unmitigated scenario assumes no wall to shield residential units from rail line.
2  Per FRA data and growth rate of 2.71% as outlined by Colton Crossing Report
3 Noise levels calculated at 5 feet above ground level.
4 Noise level is projected to facade of nearest residential building (approximately 100 feet from centerline of tracks).

In order to meet the City’s 65 dBA CNEL threshold within private patios and enclosed balconies,
and 45 dBA interior noise level with the windows closed, the noise consultant has recommended
that a 10-foot high wall be located along the rear property line in order to reduce the noise level
of rail road traffic to an acceptable level.

While the maximum height of a wall along the rear property line in a residential zone is 6-feet, it
appears that any two-story development on properties located alongside the he rail road tracks
will require construction of a 10-foot high masonry block wall in order to comply with the City’s
65 dBA CNEL threshold within private patios and enclosed balconies, and 45 dBA interior noise
level with the windows closed. Therefore, allowing the applicant to construct a 10-foot high
wall along the rear property line will allow the applicant to develop the property in compliance
with the General Plan.

In conjunction with the construction of the 10-foot high wall, the applicant is also required to
provide the following mitigation measure:

e For Building 4, all windows and sliding glass doors for floors 1 through 2 facing the

Southern Pacific Rail Line will require a minimum STC rating of 30 or higher.
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Both the construction of the 10-foot high rear wall and the minimum STC rating of 30 or higher
requirements should reduce the impact associated with Southern Pacific Railroad traffic on
Building 4 to an acceptable level.

Findings for Reduction in Rear Yard Setback and Increase in Fence Height

1. That there are exceptional and extraordinary circumstances of conditions applicable to the
property involved.

In order to reduce the impacts associated with the Southern Pacific (SP) Railroad tracks
located adjacent to the subject site, the residential structures must be located as far away from
the south property line as possible. The reduction in the rear yard setback will allow the
applicant to centrally locate the apartment buildings on the site and limit the impacts
associated with the SP line. The noise study prepared by FCS-MBA states that if not
properly mitigated, the noise and vibration impacts associated with SP line traffic will exceed
the allowable levels stated in the Noise Ordinance of the Loma Linda General Plan. The
proposed location of the residential structures requires the applicant situate the proposed
driveway, garages, and open parking spaces as close to the rear property line as possible,
serving as a noise buffer between the two properties.

Furthermore, a required storm drain easement along the east portion of the lot limits the
ability to construct any structures over the easement, further restricting the ability to locate
the residential structures on the subject site. The proposed location of the residential
structures, plus the proposed 10-foot high block wall will reduce the impacts associated with
SP traffic to a noise level that is compliant with the General Plan Implementing Noise
Policies for Land Use and New Development.

As stated previously, the projects southern property line is located approximately 45-feet
from the centerline of the Southern Pacific tracks. Building 4 is located approximately 54
feet from the southern property line. The estimated noise levels from the Southern Pacific
line are anticipated to be approximately 67.2 dBA CNEL at the facade of Building 4 (nearest
building to the tracks). In order to reduce the noise level to the City’s 65 dBA CNEL at the
building facade and 45 dBA interior noise level with windows closed, a 10-foot high,
masonry block wall is required of the project. Relative to the width (521 feet) of the subject
site, a depth of 327’ — 413, and the fact that the property is located adjacent to the SP line,
the visual impact associated with a 10-foot high wall will not negatively affect the adjacent
neighbors.

2. That such variance is necessary for the preservation and enjoyment of the substantial
property right possessed by other property in the same vicinity and zone and denied to the
property in question.

The subject site is located in the Very High Density Residential (0-20 du/ac) land use
designation. The applicant is proposing 87 units at a density of 19.91 dwelling units per acre.
The 15-foot rear yard setback would negatively impact the ability to fully develop the site to
the maximum 20 du/ac allowed under the General Plan.

3. That the granting of such a variance will not be materially detrimental to the public welfare
or injurious to the property or improvements in such vicinity and zone in which the property
is located.
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The proposed relief from Section 17.38.90 of the LLMC will not be detrimental to the public
welfare or injurious to property and improvements in that the majority of the property will
not be altered in any way. The property is located adjacent to the Southern Pacific Railroad
property, which spans the length of the subject site, and will not be negatively affected by the
proposed open parking spaces, garages, or the construction of the trash enclosures.
Construction will be subject to the necessary building code requirements to ensure
compatibility and safety.

In addition, the proposed relief from Section 17.38.080 (Maximum Height — Rear Yards) of
the LLMC will not be detrimental to the public welfare in that the proposed 10-foot high
block wall will allow the development to comply with Implementing Policy 7.8.1.1 —
Implementing Policies for Land use and New Development of the General Plan.
Furthermore, the proposed 10-foot high wall will located along the SP Line and will not be
visually detrimental to the SP property.

4. The granting of such variances will be consistent with the General Plan for the City.

The proposed variance for a reduction in the rear yard setback is consistent with the
objectives of the General Plan in that the variance would allow for development which
complies with the density requirements allowed under the Very High Density Residential (0-
20 du/ac) land use designation, and further allowing the development to comply with the
following Guiding Policies for Residential Land Uses:

Policya— Encourage a mixture of dwelling sizes, layouts, and ownership types
(consistent with the corresponding land use designation, density range, and
applicable General Plan requirements), especially within large-scale
residential development projects, in order to provide housing opportunities
for a range of incomes and households;

Policye— Provide the citizens of Loma Linda with a choice of areas of varying
densities and housing with a range of costs.

The proposed variance for a 10-foot high block wall is consistent with the objectives of the
General Plan in that the 10-foot high block wall will reduce the noise level associated with
traffic along the Southern Pacific Property to an acceptable level and comply with
Implementing Policy Section 7.8.1.1 Implementing Noise Policies for Land Use and New
Development, Multifamily: 65 dBA within private yard or enclosed balcony spaces.

5. That a public hearing was held wherein the applicant is heard and in which he substantiates
all of the conditions cited in this subsection.

The variance requests are scheduled for review on the August 7, 2013 Planning Commission
Meeting. The conditions to the project are included as Exhibit C to this report.
Tentative Parcel Map and Findings

The applicant proposes to consolidate seven lots into one 4.37 acre lot. As stated in the Site
Analysis, the lot area and width of the proposed lot complies with R-3 (Multiple Residence)
development standards.

1. The proposed map is consistent with the applicable general plan and zoning designations.

The proposed consolidation of seven parcels into one 4.37 acre parcel is consistent with the
General Plan land use designation Very High Density Residential (0-20 du/ac) and the R-3
Multi Family Residence zoning designation. The minimum lot size in the R-3 Zone is 7,200
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square feet, with a minimum lot width of 70 feet. The subject site measures over 500 feet in
width and measures 4.37 acres in area, thus complying with the development standards for
lots in the R-3 zone.

2. The design or improvement of the proposed subdivision is consistent with the applicable
general plan and zoning designations.

The proposed subdivision complies with the existing General Plan land use designation in
that the General Plan allows up to 20 dwelling units per acre. The project as proposed is
developed at 19.90 dwelling units per acre, within the allowable density of the Very High
Density Residential land use designation of the General Plan. The lot size also complies with
the minimum 7,200 square foot lot size requirement for properties located within the R-3
residential zone.

3. The site is physically suitable for the type of development proposed.

The proposed parcels are physically suitable for the proposed lot consolidation, demolition of
existing multifamily structures, and the construction of the 87-unit apartment unit project.

4. The site is physically suitable for the proposed density of development.

The proposed consolidation of seven parcels into one, 4.37 acre parcel is consistent with the
General Plan, Very High Density Residential (0-20 du/ac) and the R-3 Multi Family
Residence zoning designation, in that development will include 87 dwelling units at a density
of 19.90 dwelling units per acre.

5. The design of the subdivision is not likely to cause substantial environmental damage or
substantially and unavoidably injure fish and wildlife or their habitat.

The site has been graded and is presently developed with multifamily dwelling units. There is
no natural vegetation or wildlife present or undisturbed area remaining on the subject site.
Therefore, the design of the proposed subdivision would not cause any substantial
environmental damage or substantially and unavoidably injure fish and wildlife or their
habitat.

6. The design of the subdivision is not likely to cause serious public health problems.

The design of the subdivision would not cause any serious public health problems. The
consolidation of seven parcels into one parcel will create a parcel that conforms to the
minimum lot width, lot area requirements of properties located in the Multi Family
Residence (R-3) zone. While the project includes a variance request for a reduced rear yard
and 10-foot high block wall along the rear property line, the Southern Pacific Railroad is
located to the south of the subject site and will therefore not negatively impact the adjacent

property.
7. The design of the subdivision will not conflict with easements, acquired by the public at
large, for access through or use of property within the proposed subdivision.

The site includes a storm drain easement that will be located beneath the proposed driveway
entrance and driveway itself, as it runs the entire length (north-south) along the east portion
of the lot. However, as designed, the consolidation of lots will not conflict with the
proposed/required storm drain easement.

Precise Plan of Design Findings
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According to LLMC Section 17.30.290, Precise Plan of Design (PPD), Application Procedure,
PPD applications shall be processed using the procedure for a variance (as outlined in LLMC
Section 17.30.030 through 17.30.060) but excluding the grounds (or findings). As such, no
specific findings are required. However, LLMC Section 17.30.280, states the following:

“If a PPD would substantially depreciate property values in the vicinity or would
unreasonably interfere with the use or enjoyment of property in the vicinity by the
occupants thereof for lawful purposes or would adversely affect the public peace,
health, safety or general welfare to a degree greater than that generally permitted
by this title, such plan shall be rejected or shall be so modified or conditioned
before adoption as to remove the said objections.”

In an effort to ensure that the foregoing project is consistent with the General Plan, compliant
with the zoning and other City requirements, compatible with the surrounding area, and
appropriate for the site, staff and the City Attorney have opted to apply the Conditional Use
Permit Findings in LLMC §17.30.210 to this project, as follows:”

1. That the use applied for at the location set forth in the application is properly one for which
a precise plan of design is authorized by this title.

The proposed use is a permitted use within the Multi-Family Residence (R-3) zone and in fact,
the R-3 zone is intended for multi-family residential development. A number of multi-family
developments have been approved, constructed, or are under construction on Poplar Avenue,
just north of the subject site. There are single and multi-family residential structures developed
adjacent and around the project site. The proposed use also meets Goal No. 2 in the General
Plan Housing Element to provide housing that is affordable to all economic segments of the
community. Therefore, the proposed use is a proper one for the area.

2. That the said use is necessary or desirable for the development of the community, is in
harmony with the various elements and objectives of the general plan, and is not detrimental
to existing uses specifically permitted in the zone in which the proposed use is to be located.

The project meets General Plan Goal 1 (to provide a diversity of housing opportunities to
enhance the City’s living environment and to satisfy the housing and shelter needs of Loma
Linda residents). The proposed project is designed as a market rate development intended to
provide different housing opportunities and to improve the blighted and vacant areas with
housing opportunities to enhance the City’s living environment.  Additionally, the
surrounding area is a mixture of single and multi-family residential developments, none of
which would appear to conflict with the proposed use.

3. That the site for the intended use is adequate in size and shape to accommodate said use and
all of the yards, setbacks, walls, or fences, landscaping and other features required in order
to adjust said use to those existing or permitted future uses on land in the neighborhood.

The project site is adequate in size and shape to accommodate the proposed use. However,
due to the proximity of the adjacent Southern Pacific Railroad, the project requires variances
to locate the buildings as far away from the rear property line as possible, thereby moving the
required parking spaces, garages, and trash enclosures to the rear portion of the lot, within the
required rear yard setback. Furthermore, siting the building as far away as possible from the
rail road property is not enough to reduce the impact associated with SP traffic; the project
therefore includes 10-foot high rear property line walls to reduce the noise and vibration
associated with train traffic along the tracks. Because the subject site abuts the Southern
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Pacific Railroad, the variance requests will not negatively impact the adjacent property. The
apartment buildings comply with the minimum setbacks required of the R-3 zone. The
project site will accommodate the proposed use and be compatible with the existing land uses
on Van Leuven Street and in the surrounding area.

4. That the site or the proposed use related to streets and highways is properly designed and
improved to carry the type and quantity of traffic generated or that will be generated by the
proposed use.

The project site has access from Van Leuven Street, which can accommodate the type and
quantity of traffic generated by the use. Currently the roadway can accommodate the existing
volume of traffic and the future traffic from the proposed apartment development.

Off-site improvements in the vicinity of the project site will include roadway widening,
installation of sidewalk, curb, and gutter, and two driveway approaches. A total of 219
parking spaces are provided to accommodate the parking requirements of the 87-unit
apartment project. Additionally, the perimeter drive aisle provides emergency vehicle access
all around the development. The proposed project and related on- and off-site improvements
will not conflict with other uses immediately adjacent to the project site.

5. That the conditions set forth in the permit and shown on the approved site plan are deemed
necessary to protect the public health, safety and general welfare.

The public health, safety and general welfare will be protected through the implementation of
the Conditions of Approval for PPD No. 13-07 to insure compatibility with the
neighborhood. As outlined in §19.16.020 Substantive General Plan Amendment, Section I
(A)(3), the project includes a condition that requires the applicant to pay all required
development impact fees to cover 100 percent of the pro rata share of the estimated cost of
public infrastructure, facilities, and services.

CONCLUSION

All elements of the project are consistent with the General Plan (May 26, 2009). The project is
also in compliance with the LLMC Chapter 19.16, Title 17 Zoning Code. The project includes a
variance request for a reduction in the rear yard setback, as well as a variance to allow a 10-foot
high wall along the rear property line, both necessary to protect the future tenants of the
southern-most apartment building from noise and vibration created by the adjacent Southern
Pacific Railroad property. The required Findings have been made to support staff’s
recommendation for approval. The applicant has worked closely with staff and has made every
effort possible to provide the most appropriate layout, design, and architecture for this project.
The apartment development is compatible with the existing and future uses in the surrounding
area and provides housing opportunities that are much needed by Loma Linda’s population.

The project is in compliance with CEQA and the Mitigation Measures listed in the Initial Study
will reduce any potential environmental impacts to below a level of significance. The Mitigation
Measures have been made part of the Conditions of Approval (Exhibit C).

EXHIBITS

A. Site Location Map
B. Project Plans
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C. Conditions of Approval

D. Mitigated Negative Declaration/Environmental Initial Study

E. Landscape Photos (Trees)

F. Planning Commission Staff Report — August 7, 2013 (does not include exhibits)

I'\PROJECT FILES\PPD's\2013\PPD 13-007\Staff Reports\CC Staff Report 8-27-13.doc
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Golden Eagle Multi-Family Properties, LLC.

6201 Oak Canyon Road, Suite 250 o Irvine, California 92618 o (949) 874-7474

May 27, 2015

Mr. Guillermo Arreola

City of Loma Linda
Community Development Dept.
25541 Barton Road

Loma Linda, CA 92354

Precise Plan of Design 13-78
Tentative Parcel Map 13-32 (19452)
Variance 13-67

We would like to request an extension of time on the above. Due to market and financing
conditions, we have been unable to proceed in the allowable time frame. Now with improved
conditions, we will be able to proceed forward with the project.

s

Thank you for your\consideratjon on this matter.

Danny Brose
Managing Director i

EXHIBIT - E
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REVISED
CONDITIONS OF APPROVAL
PRECISE PLAN OF DESIGN (PPD) NO. 13-07
TENTATIVE PARCEL MAP NO. 13-32
VARIANCE NO. 13-067

COMMUNITY DEVELOPMENT DEPARTMENT

1.

Within one year of this approval, the Precise Plan of Design shall be exercised or the
permit/approval shall become null and void. In addition, if after commencement of
construction, work is discontinued for a period of one year, the permit/approval shall
become null and void.

PROJECT: EXPIRATION DATE:
Precise Plan of Desigh No. PPD 13-07
Tentative Parcel Map No. TPM 13-32 Pending City Council Approval

Variance No. V 13-067

The Owner shall indemnify, protect, defend, and hold harmless the City, and any agency
or instrumentality thereof, and officers, officials, employees, or agents thereof, from any
and all claims, actions, suits, proceedings, or judgments against the City, or any agency
or instrumentality thereof, and any officers, officials, employees, or agents thereof to
attack, set aside, void, or annul, an approval of the City, or any agency or instrumentality
thereof, advisory agency, appeal board, or legislative body, including actions approved
by the voters of the City, concerning the project and the approvals granted herein.
Furthermore, Owner shall indemnify, protect, defend, and hold harmless the City, or any
agency or instrumentality thereof, against any and all claims, actions, suits, proceedings,
or judgments against another governmental entity in which Owner's project is subject to
that other governmental entity's approval and a condition of such approval is that the
City indemnify and defend such governmental entity. City shall promptly notify the
Owner of any claim, action, or proceeding. City shall further cooperate fully in the
defense of the action. Should the City fail to either promptly notify or cooperate fully, the
Owner shall not thereafter be responsible to indemnify, defend, protect, or hold harmless
the City, any agency or instrumentally thereof, or any of its officers, officials, employees,
or agents.

Construction shall be in substantial conformance with the plan(s) approved by the City
Council. Minor modification to the plan(s) shall be subject to approval by the Director
through a minor administrative variation process. Any modification that exceeds 10% of
the following allowable measurable design/site considerations shall require the refilling of
the original application and a subsequent hearing by the appropriate hearing review
authority if applicable:

a. On-site circulation and parking, loading and landscaping;
b. Placement and/or height of walls, fence and structures;

c. Reconfiguration of architectural features, including colors, and/or modification of
finished materials that do not alter or compromise the previously approved theme;
and,

d. A-reduction in density or intensity of a developmental project.

No vacant, relocated, altered, repaired or hereafter erected structure shall be occupied
or no change of use of land or structure(s) shall be inaugurated, or no new business
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10.

11.

commenced as authorized by this permit until a Certificate of Occupancy has been
issued by the Building Division. A Temporary Certificate of Occupancy may be issued
by the Building Division subject to the conditions imposed on the use, provided that a
deposit is filed with the Community Development Department prior to the issuance of the
Certificate, if necessary. The deposit or security shall guarantee the faithful performance
and completion of all terms, conditions, and performance standards imposed on the
intended use by this permit.

The developer shall register with the Crime Free Multi-Housing Program which closely
works with San Bernardino County Sheriff's Department personnel to address crime
prevention.

The project and future development and/or improvements shall conform to the approved
set of plans depicting site design, layout and aesthetics of the housing product.

Approval of PPD No. 13-07 is contingent upon the applicant and property owners signing
and returning the Revised Conditions of Approval.

The applicant shall provide infrastructure for the Loma Linda Connected Community
Program, which includes providing a technologically enabled development that includes
coaxial, cable, and fiber optic lines to all outlets in each unit of the development
(including custom single-family residences). Plans for the location of the infrastructure
shall be provided with the precise grading plans and reviewed and approved by the City
of Loma Linda prior to issuing grading permits. Please contact Information Systems
Supervisor at (909) 799-2897 for further information.

This permit or approval is subject to all the applicable provisions of the Loma Linda
Municipal Code, Title 17 in effect at the time of approval, and includes development
standards and requirements relating to: dust and dirt control during construction and
grading activities; emission control of fumes, vapors, gases, and noise control; odor
control; screening; signs, off-street parking and off-street transformers, boxes, ducts or
meter cabinets shall be architecturally screened by wall or structural element, blending
with the building design and include landscaping when on the ground.

The contractor shall utilize (as much as possible) pre-coated building materials and
coating transfer or spray equipment with high transfer efficiency, such as high volume,
low pressure (HVLP) spray method, or manual coating applications such as paint brush,
hand roller, trowel, dauber, rag, or sponge.

The project proponent shall ensure that any portion of the site to be graded shall be pre-
watered prior to the onset of grading activities.

a. The project proponent shall ensure that watering of the site or other soil stabilization
method shall be employed on an on-going basis after the initiation of any grading
activity on the site. Portions of the site that are actively being graded shall be
watered regularly to ensure that a crust is formed on the ground surface, and shall
be watered at the end of each workday.

b. The project proponent shall ensure that all disturbed areas are treated to prevent
erosion until the site is constructed upon.

c. The project proponent shall ensure that landscaped areas are installed as soon as
possible to reduce the potential for wind erosion.

d. The project proponent shall ensure that all grading activities are suspended during
first and second stage ozone episodes or when winds exceed 25 miles per hour.
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12.

13.

14.

15.

16.

17.

18.

19.

20.

To reduce emissions, all equipment used in grading and construction must be tuned and
maintained to the manufacturer’'s specification to maximize efficient burning of vehicle
fuel.

The project proponent shall ensure that existing power sources are utilized where
feasible via temporary power poles to avoid on-site power generation during
construction.

The project proponent shall ensure that construction personnel are informed of ride
sharing and transit opportunities.

All buildings on the project site shall conform to energy use guidelines in Title 24 of the
California Administrative Code.

The operator shall maintain and effectively utilize and schedule on-site equipment in
order to minimize exhaust emissions from truck idling.

The operator shall comply with all existing and future CARB and SCAQMD regulations
related to diesel-fueled trucks, which may include among others: (1) meeting more
stringent emission standards; (2) retrofitting existing engines with particulate traps; (3)
use of low sulfur fuel; and (4) use of alternative fuels or equipment.

The applicant shall implement SCAQMD Rule 403 and standard construction practices
during all operations capable of generating fugitive dust, which will include but not be
limited to the use of best available control measures and reasonably available control
measures such as:

a. Water active grading areas and staging areas at least twice daily as needed,;

b. Ensure spray bars on all processing equipment are in good operating condition;

c. Apply water or soil stabilizers to form curst on inactive construction areas and
unpaved work areas;

d. Suspend grading activities when wind gusts exceed 25 mph;

e. Sweep public paved roads if visible soil material is carried off-site;

f. Enforce on-site speed limits on unpaved surface to 15 mph; and,

g. Discontinue construction activities during Stage 1 smog episodes.

h. The contractor shall use lean — NOx catalyst for all on and off road diesel vehicles.

i. The contractor shall use coating and solvents with a volatile organic compound
(VOC) content lower than required under Rule 1113.

j-  The developer/contractor shall use building materials that do not require painting.

k. The developer/contractor shall use pre-painted construction materials where
feasible.

All construction activities shall cease if historical and/or archaeological resources are
discovered during grading and/or excavation and removal of the existing foundation
materials until a qualified archaeologist is called to the site to complete an evaluation of
site and said resources.

Mitigation Monitoring Program C-1: If potential archaeological materials
are uncovered during grading or other earth moving activities, the
contractor shall be required to halt work in the immediate area of the find
and to retain a professional archaeologist to examine the materials to
determine whether it is a unique archaeological resource as defined in
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21.

22.

23.

24.

25.

26.
27.

28.

Section 21083.2(g) of the State CEQA Statues. If this determination is
positive, the resource shall be left in place, if determined feasible by the
project archaeologist. Otherwise, the scientifically consequential
information shall be fully recovered by the archaeologist. Work may
continue outside of the area of the find; however, no further work shall
occur in the immediate location of the find until all information recovery
has been completed and a report concerning the resource(s) is filed with
the Community Development Department.

In the event that human remains are encountered during grading, all provisions of state
law requiring notification of the County Coroner, contacting the Native American
Heritage Commission, and consultation with the most likely descendant, shall be
followed.

The applicant/developer shall submit three sets of the final landscape plan prepared by a
state licensed Landscape Architect, subject to approval by the Community Development
Department, and by the Public Works Department for landscaping in the public right-of-
way. Landscape plans for the Landscape Maintenance District shall be on separate
plans.

Landscape plans shall depict the utility laterals, concrete improvements, and tree
locations. Any modification to the placement of a street tree, as specified, in front of each
house shall be reviewed and approved by the Community Development Department prior
to issuance of permits.

Root guards shall be placed around the roots of all trees to be planted in the front, exterior
side yards, and in the common areas.

Mitigation Monitoring Program N-1: The project applicant shall require
construction contractors to adhere to the following noise attenuation
requirements:

e Construction activities shall be limited to between the hours of 6:00 A.M.
and 6:00 P.M. Monday through Friday. No work on holidays.

e All construction equipment shall use noise-reduction features (e.g.,
mufflers and engine shrouds) that are no less effective than those
originally installed by the manufacturer.

¢ Construction staging and heavy equipment maintenance activities shall be
performed a minimum distance of 300 feet from any offsite residence,
unless safety or technical factors/feasibility take precedence.

All windows shall be double paned.

Mitigation Monitoring Program N-2: A 10-foot high wall is required along the
project site’s property line. Noise barrier must present a solid face from top to
bottom and be placed on top of grade or pad (whichever is higher).

Mitigation Monitoring Program N-3: For Building 4, all windows and sliding glass
doors for floors 2 through 3 facing the Union Pacific Rail Line will require a
minimum STC rating of 30 or higher.

FIRE DEPARTMENT
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29.

30.

31.

32.

33.
34.
35.
36.
37.

38.

39.

All construction shall meet the requirements of the editions of California Building Code
(CBC) and California Fire Code (CFC)/International Fire Code (IFC) as adopted and
amended by the City of Loma Linda and legally in effect at the time of issuance of
building permit.

Pursuant to CFC Section 903, as amended in Loma Linda Municipal Code (LLMC)
Sections 15.28.230-450, the building(s) shall be equipped with automatic fire sprinkler
system(s). Pursuant to CFC Section 901.2, plans and specifications for the fire sprinkler
system(s) shall be submitted to Fire Prevention for review and approval prior to
installation. Fire flow test data for fire sprinkler calculations must be current within the
last 6 months. Request flow test data from Loma Linda Fire Prevention at (909) 799-
2858.

Pursuant of CFC 907.2, a fire alarm system shall be installed in all new buildings. Plans
and specifications to be submitted to the Fire Prevention Bureau for review and approval
prior to installation. All structures shall be equipped with an NFPA 72 Fire Alarm system.

All structures shall be equipped with an NFPA 13 Fire Sprinkler System, including
garages.

A 26-foot fire lane shall be provided within the subject site.

Access shall comply with all radius requirements for largest unit MT-251.

Two points of connection shall be required for fire underground loop.

Multiple on-site Private Fire Hydrants of the 4” x 2 2 x 2 %2 x 6” type shall be required.

On-site civil engineering improvement plans shall be submitted to Fire Prevention for
review and approval prior to construction. Plans shall show the proposed locations for
water mains and fire hydrants; driveways, drive aisles and access roadways for fire
apparatus.

The site address shall be as assigned by the Fire Marshal in a separate document,
following approval of the project, and upon submittal of a working copy of the final
approved site plan.

The project shall meet all fire flow requirements (currently under investigation).

PUBLIC WORKS

40.

41.

42.

43.

44,

The applicant shall provide for recycling and trash removal as approved by the franchise
hauler.

The project proponent shall comply with City adopted policies and ordinances regarding
construction and demolition (C&D) materials.

A Final Parcel Map shall be required for parcel consolidation and recordation shall be
accomplished prior to issuance of any building or construction permits.

All waste to be disposed of in accordance with local, state and federal regulations. The
contractor to contract with a local waste hauler or ensure that waste containers are
emptied weekly. Waste containers cannot be washed out on-site.

The applicant/developer shall submit grading plans, preliminary soils report SWPPP,
WQMP and hydrology/hydraulic study to the Public Works Department for review and
approval.
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45. The applicant/developer shall comply with the requirements of the National Pollution
Discharge Elimination System (NPDES) permit program.

46. Dust control shall be by watering or other mitigation as approved by city engineer.

47. The precise grading plan for the project shall be approved by the City of Loma Linda
prior to issuance of any building permits.

48. The applicant/developer shall submit final grade certifications, by the grading engineer,
to the Public Works Department prior to issuance of any Certificate of Occupancy.

49, Any streets damaged as a result of new services shall be repaired as required by the
Public Works Department prior to occupancy.

50. The applicant/developer shall submit off-site improvement plans to the Public Works
Department for approval. This includes water, sewer, storm drain, streets and street
lights (LED 180" spacing), curb and gutter, sidewalk, driveway approach(s), landscape
and irrigation and LMD plans, if any.

51. Dedicate by final map or separate document of the right of way on Van Leuven Street,
33-feet to central line.

52. The applicant shall install an on-site non-potable landscape water system.

53. Trash enclosures shall accommodate refuse and recycle bins.

54, All utilities shall be underground per LLMC.

55. Public utility easements shall be dedicated to cover all utilities either by map or separate
document.

56. A 20-foot wide storm drain easement shall be required, preferably along the east
property line.

57. City of Loma Linda shall be the water purveyor and sewer.

58. The developer/owner shall pay for the relocation of any power poles or other existing
public utilities as necessary.

59. Water mains, fire hydrants, services and meters shall be sized and installed to City of
Loma Linda standards and as shown on the approved utility plans for the development.

60. No commencement of public street work shall be permitted, except rough grading, until
dedication for that street has been recorded. The applicant/developer shall obtain a
permit prior to any construction within the City's right-of-way.

61. The applicant/developer shall comply with the prevailing City standards and
requirements at the time of construction.

62. Within forty-eight (48) hours of approval of the subject project, the applicant shall deliver a
payment to enable the City to file the appropriate environmental documentation for the
project. If within such forty-eight (48) hour period that applicant has not delivered to the
Community Development Department the above-noted check, the statute of limitations for
any interested party to challenge the environmental determination under the provisions of
the California Environmental Quality Act could be significantly lengthened.

63. The project proponent shall adhere to and comply with the document found in the San

Bernardino County Flood Control District (District) offices entitled “Comprehensive
Storm Drain Plan #4, dated February 2013”. This document shall provide information
on local drainage patterns and flows, in consultation with the District.
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64. All Development Impact fees shall be paid to the City of Loma Linda prior to the
issuance of building permits. Any increase in fees shall be paid prior to issuance of
Certificate of Occupancy.

Applicant signature Date

Owner signature Date

End of Conditions
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