Agenda City of Loma Linda

mo o w

From the Department of Community Development

PLANNING COMMISSION

REGULAR MEETING OF
March 16, 2016
7:00 p.m.
CITY COUNCIL CHAMBERS
25541 BARTON ROAD, LOMA LINDA, CA 92354

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.

ROLL CALL
PLEDGE OF ALLEGIANCE
ITEMS TO BE DELETED OR ADDED

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.

NEW BUSINESS
Selection of Vice-Chairman

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

CONDITIONAL USE PERMIT (CUP) NO. 15-135, VARIANCE 15-136, AND MASTER
SIGN PROGRAM 15-137 - A requests to construct a three-story, 63,000 square-foot Extended
Stay hotel on a vacant site (APN 0281-162-50), located north of Redlands Boulevard and south of the
I-10 Freeway (Exhibit A). The proposed hotel would include 95 rooms and associated on-site
improvements. The project site is located within the East Valley Corridor Specific Plan/General
Commercial (EVC/CG) Zone.

RECOMMENDATION

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

1. Adopt the Mitigated Negative Declaration;
2. Adopt the Mitigation Monitoring and Reporting Program; and

3. Approve Conditional Use Permit (CUP 15-135), Variance (V 15-135) and
Master Sign Program (MSP 15-137) based on the Findings, and subject to the
Conditions of Approval .
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H. REPORTS BY THE PLANNING COMMISSIONERS
I. COMMUNITY DEVELOPMENT DIRECTOR REPORT

J. 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.

S:\PlanningCom (PC)\PC 2016\Agendas\03-16-16 A.doc



Staff Report  City of Loma Linda

From the Department of Community Development

PLANNING COMMISSION MEETING OF MARCH 16, 2016
TO: PLANNING COMMISSION

FROM: KONRAD BOLOWICH, ASSISTANT CITY MANAGER/
COMMUNITY DEVELOPMENT DIRECTOR

SUBJECT: Conditional Use Permit (CUP 15-135), Variance (V 15-136) and Master Sign
Program (MSP 15-137)

SUMMARY

The applicant requests approval to construct a three-story, 63,000 square-foot Extended Stay
hotel on a vacant site (APN 0281-162-50), located north of Redlands Boulevard and south of the
I-10 Freeway (Exhibit A). The proposed hotel would include 95 rooms and associated on-site
improvements. The project site is located within the East Valley Corridor Specific Plan/General
Commercial (EVC/CG) Zone.

RECOMMENDATION

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

1. Adopt the Mitigated Negative Declaration (Exhibit B);

2. Adopt the Mitigation Monitoring and Reporting Program (Exhibit C); and

3. Approve Conditional Use Permit (CUP 15-135), Variance (V 15-135) and Master Sign
Program (MSP 15-137) based on the Findings, and subject to the Conditions of Approval

(Exhibit D).
PERTINENT DATA
Property Owner/Applicant: Hiral Patel
General Plan/Zoning: Commercial/East Valley Corridor Specific Plan, General
Commercial (EV/CG)
Site: Vacant 3.22-acre irregular shaped lot
Topography: Generally flat
Vegetation: Weeds

Special Features: None
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BACKGROUND AND EXISTING SETTING
Existing Setting

The 3.22 acre site will be developed as a result of this proposal and is currently vacant and
devoid of any structures. The site is bounded by the Interstate 10 Freeway to the north, an
existing hotel (Holiday Inn Express Suites) and Redlands Boulevard to the south, Quaid Harley
Davidson and a vacant lot to the west, and a pump station to the east. The site is in close
proximity to the commercial centers, located near the Redlands Boulevard/Anderson Street
intersection, that accommodate a variety of retail and service oriented businesses.

CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) STATUS

Pursuant to CEQA, the City proposes to adopt a Mitigated Negative Declaration for the project.
Lilburn Corporation prepared the required environmental Initial Study. The Initial Study
evaluated the potential impacts of the project and identified 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.
Therefore, the project can be approved with a Mitigated Negative Declaration in accordance with
the requirements of CEQA.

A Notice of Intent (NOI) to Adopt a Mitigated Negative Declaration was prepared and issued on
October 17, 2013. The CEQA mandatory 20-day public review period began on Friday,
February 26, 2016 and ended on Wednesday, March 16, 2016.

Public Comments

Public hearing/environmental review notices for this project were posted and mailed to property
owners and occupants within 300 feet of the project site on February 24, 2016. As of this report,
the AQMD requested a copy of the Air Quality Model data. In addition, Caltrans requested a
copy of the Traffic Impact Analysis and the Drainage/Hydrology Study. No other written or oral
comments were received on the proposal.

ANALYSIS

Project Description

The Applicant, Sagemont Hotels, is proposing a 95-room, three-story Extended Stay Hotel
(Marriott Towne Place Suites) that would serve the needs of guests wanting additional amenities
such as a full size refrigerator and cook top. The Project includes a Conditional Use Permit
(CUP) to allow the hotel to serve beer and wine® and a Variance for the proposed on-site
monument sign, wall signs and freestanding sign due to the existing gradient of Richardson
Street which limits visibility of the site. The bar would have limited operating hours
commencing in the afternoon and closing before midnight. The 63,000 square-foot hotel also
includes: on-site guest parking, guest pool, exercise room, an approximate 2,325 square-foot
meeting room, and a lobby and breakfast room (see Exhibit E). The hotel would provide a mix of
guest room types including handicapped-accessible rooms. Development of the Proposed Project
would include an on-site water treatment retention basin for capturing and treating stormwater
runoff generated on-site. Access to the site is provided from Richardson Street and Redlands
Boulevard, with secondary emergency access from the westerly adjoining property ingress. In

! City Ordinance No. 719 allows for bar service at hotels with 50 rooms or more.
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accordance with the City’s Municipal Code, a total of 104 parking spaces (1.1 spaces per room)
are required on-site, however, the project would provide 109 spaces, an excess of 5 spaces.
Surrounding land uses and General Plan designations are included in Table 1. Development
standards for the General Commercial zone are included in Table 2.

The Master Sign Program details the sign design criteria for that is proposed for the Extended
Stay Hotel. The draft sign program calls for one monument sign at the entry on Richardson
Street, three exterior building signs (wall signs on the north, south and west walls), and a one
pylon sign adjacent to the 1-10 Freeway. Temporary signs are allowed subject to staff approval
and shall be consistent with the Loma Linda Sign Ordinance.

Table 1
General Plan, Zoning and Existing Land Use
General Plan Zoning Existing Use
North Commercial EVC — General Commercial Interstate 10 Freeway
South Commercial EVC — General Commercial Hotel
East Commercial EVC — General Commercial Pump station/Vacant
West Commercial EVC — General Commercial Motorcycle Sales
Table 2
General Commercial Zone Development Standards
Required/Maximum Allowed Proposed Complies
Front 25-feet — Building 46-feet — Building Yes
15-feet — Parking 27-feet — Parking
Side None 107’ Yes
79
Rear None 66’ Yes
Maximum Floor 57,390 sq.ft. 63,000 sq.ft.
Area Ratio (75%) (45%) Yes
Maximum Building
Height No maximum 51.5° Yes
Parking 104 114 Yes
1.1 per room
Open Area 20% of site 23.9% of site
Landscaping 28,112 sq. ft. 33,546 sq.ft. Yes
Trash Enclosure Required Proposed Yes

The proposed hotel will be centrally located on the irregularly-shaped lot. Access to the site will
be by way of Richardson Street and Redlands Boulevard, and with a secondary service
emergency vehicle access from the adjacent property to the west.

The three-story, 95-unit hotel will include a combination of single-bedroom units and suites.
The hotel will include meeting rooms, an exercise room, and a great room. The Project includes
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a Conditional Use Permit (CUP) to allow the hotel to serve beer and wine?, and a Variance for
the proposed on-site signs due to the existing gradient of Richardson Street which limits
visibility of the site. Parking will be located around the hotel and a required Fire Lane will be
provided. A detention basin will also be located at the northern portion of the parking area.

Access and Parking

The project will be accessed from Richardson Street via a 30-foot wide drive way. In addition,
Redlands Boulevard will also provide access to the site via an existing 80-foot wide access that
currently serves the Holiday Inn Express located south of the Project Site. This access has a 26-
foot wide driveway and complies with Fire Department standards for access.

The site will also include a secondary “emergency vehicle” access off the adjacent west parcel,
just south of the motorcycle dealership. The secondary entrance will only be accessible via a
knox-box for emergency vehicles.

The site includes 114 parking spaces, of which five are handicapped-accessible and located
toward the front of the hotel. All parking spaces comply with the minimum parking stall
dimensions of 16.5 feet by 9 feet, with a two-foot overhang. The project includes 6-foot wide
walkways to accommodate the overhang and still comply with the ADA minimum of 48-inches
in width.

Architecture

The building is designed in a modern and contemporary architectural style, incorporating the
Extended Stay Hotel corporate design. The building includes two primary finishes; a white
colored stucco finish on the primary building walls, with a steel gray colored, stucco finish on
the projecting walls, and cement siding in a black finish. Exterior metal include steel roofs and
cap flashing will be painted a light gray. Aluminum windows will have a brushed aluminum
factory finish. The building also includes projecting window surrounds and flush-mounted
windows.

The building measures 51.5-feet in height. The General Commercial zone does not have a height
maximum. However, at 51.5-feet in height, the building would not appear out of scale relative to
the surrounding land uses, in particular, the adjacent freeway and the existing Holiday Inn
Express which is approximately 45 feet in height. Furthermore, the building includes building
projections on all facades that help break up the massing of the building.

A trash enclosure is proposed along the northeast portion of the lot. Design details were not
submitted, but staff has added a condition of approval that requires the trash enclosure to match
the hotel in color and finish.

Landscaping

The project complies with the East Valley Corridor-General Commercial zone requirements.
The EVC-GC requires that 20% (28,112 square feet) of the site, and 8% (11,245 square feet) of
the parking area be landscaped. The applicant is proposing to comply with both requirements by
providing 33,546 square feet of landscaping for the site and parking area.

2 City Ordinance No. 719 allows for bar service at hotels with 50 rooms or more.
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The project site will include a variety of trees, shrubs, flowering plants and turf. In addition, the
rear portion of the lot will include a retention basin for storm flows that will include a mixture of
these landscape materials. The perimeter of the site, adjacent to the 1-10 Freeway, will include
an approximate 16-foot wide landscape strip that will include six 24-inch box African Sumac
trees; 16, 15-gallon Brisbane Box trees, and a variety of bushes. The detention basin will also
include six, 15-gallon Columbia Plane trees. Additional trees, such as Mediterranean Fan Palm,
California Fan Palms, Chitalpa Tree, Brisbane Box Tree, Italian Cypress, Chamaerops Palm, and
African Sumac, will be dispersed throughout the site including the front portion of the hotel and
the pool area. The bio-retention area at the rear of the site will also include a number of trees,
shrubs, and turf.

Measure V Compliance

On November 7, 2006, the Loma Linda voters passed Measure V, The Residential and Hillside
Development Control Measure. Staff analyzed the project using the adopted development
guidelines in Chapter 19.16 of the Loma Linda Municipal Code (LLMC) and determined that the
project complies with the requirements of Measure V, as follows:

Section | (F)(2) of Measure V requires that traffic Levels of Service (LOS) be maintained at level
C or better.

Section I (F)(2) — To assure the adequacy of various public services and to prevent
degradation of the quality of life experienced by the residents of Loma Linda, all
new development projects 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 than LOS C. In any location where the level of service is
below LOS C at the time an application for a development project is submitted,
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. In
any location where the Level of Service is LOS F at the time an application for a
development project is submitted, mitigation measures shall be imposed on that
development project to assure, at a minimum, that the volume to capacity ratio is
maintained at a volume to capacity ratio that is no worse than that existing at the
time an application for development is filed. Projects where sufficient mitigation
to achieve the above stated objectives is infeasible shall not be approved unless
and until the necessary mitigation measures are identified and implemented.

In February 2016, Kunzman Associates, Inc. prepared a Traffic Impact Analysis for the
Extended Stay Hotel (the report is available at the City Community Development Department).
The purpose of the report is to provide an assessment of the traffic impacts resulting from the
development of the Project and to identify the traffic mitigation measures necessary to maintain
the established level of service standard for the elements of the impacted roadway system.

As required by Measure V, or the Growth Management Element of the amended City of Loma
Linda General Plan, which is an initiative approved by voters in November 2006, any location
where the level of service is below LOS C, the Transportation Element criterion, at the time an
application for development is submitted, mitigation measures shall be imposed to ensure that
the level of traffic service is maintained.
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A series of scoping discussions were conducted with the City of Loma Linda to define the
desired analysis locations for the Proposed Project’s future analysis years. In addition, the San
Bernardino Associated Governments staff was also contacted to discuss the project and its
associated travel patterns.

No analysis is required further than five miles from the Project Site. Additionally, the Project
does not contribute traffic greater than the freeway threshold volume of 100 two-way peak hour
trips to the 1-10 Freeway. The project does not contribute traffic greater than the arterial link
threshold volume of 50 two-way trips in the peak hours on facilities serving intersections outside
of the City of Loma Linda. Existing intersections traffic conditions were established through
morning and evening peak hour traffic counts obtained by Kunzman Associates, Inc. from
September 2015. Project traffic volumes for all future projections were estimated using the
manual approach. Trip generation has been based upon rates obtained from the Institute of
Transportation Engineers, Trip Generation, 9th Edition, 2012.

The definition of an intersection deficiency has been obtained from the City of Loma Linda
General Plan and Measure V. The General Plan and Measure V state that peak hour intersection
operations of Level of Service C or better are generally acceptable. The study area intersections
currently operate at Level of Service C or better during the peak hours for existing traffic
conditions, except for the study area intersection of Anderson Street at Redlands Boulevard that
is currently operating at Level of Service D during the evening peak hour. The existing delay and
Level of Service for the study area intersections currently operate at an acceptable Level of
Service during the peak hours for existing traffic conditions, except for the following study area
intersections that are currently operating at an unacceptable Level of Service during the evening
peak hour including: 1) Anderson Street at Redlands Boulevard, and 2) Mountain View Avenue
at Redlands Boulevard.

The Proposed Project is projected to generate a total of approximately 776 daily vehicle trips, 50
of which would occur during the morning peak hour and 57 of which would occur during the
evening peak hour.

For Opening Year (2017) With Project traffic conditions, the study area intersection of Anderson
Street and Redlands Boulevard is projected to operate at unacceptable Level of Service during
the evening peak hour. However with improvements (shown in Table 3 below), the study area
intersections are projected to operate within acceptable Levels of Service consistent with
Measure V during the peak hours for Existing Plus Project traffic conditions, with
improvements.

For Year 2040 with and without Project, the study area intersections of Anderson Street at
Redlands Boulevard, and Mountain View Avenue at Redlands Boulevard are projected to
operate at an unacceptable Level of Service during the evening peak hour, without
improvements. Table 3 summarizes the necessary intersection improvements and costs
associated with maintaining a LOS of C. The proposed Extended Stay Hotel’s Fair Share portion
of these costs are shown in Table 4. The study area intersections are projected to operate within
acceptable Levels of Service consistent with Measure V during the peak hours for Horizon Year
(2040) Without Project traffic conditions, with improvements.

Table 3
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Extended Stay Hotel
Intersection Improvements and Costs
Intersection Improvement Total
Anderson Street at Construct additional eastbound through lane®; Nexus®
Redlands Boulevard Construct additional westbound through lane Nexus
Mountain View Ave at Construct northbound right turn lane, $50,000
Redlands Boulevard Construct additional eastbound through lane; Nexus
Construct eastbound right turn lane with overlap; $60,000
Construct additional westbound through lane Nexus
Construct westbound right turn lane with overlap. $60,000
Total $170,000
Table 4
Extended Stay Hotel
Fair Share Contribution Calculation
Intersection Total Peak | Existing | Horizon Year | Project | Total Project | Project
Cost Hour Traffic (2040) Traffic New % of Cost
with Project Traffic New Share
Traffic Traffic
Anderson Street at Nexus | Morning | 3,036 3,927 24 891 2.7% $-
Redlands Boulevard Evening | 3,330 4,178 28 848 3.3% $-
Mountain View Ave at | $170,000 | Morning | 2,863 4,080 21 610 3.4% | $5,852
Redlands Boulevard Evening 3,367 4,945 24 710 3.4%
Total | $170,000 $5,852

To ensure the Proposed Project ensures acceptable Levels of Service consistent with Measure V,
the following mitigation measures are required:

Mitigation Measure 11:

Construct Richardson Street from the north project boundary to the south project boundary at its
ultimate cross-section width including landscaping and parkway improvements in conjunction

with development.

Mitigation Measure 12:

Sight distance at project access shall comply with standard California Department of
Transportation/City of Loma Linda sight distance standards. The final grading, landscaping, and
street improvement plans shall demonstrate that sight distance standards are met. Such plans
must be reviewed by the City and approved as consistent with this measure prior to issue of

grading permits.

Mitigation Measure 13:

® Improvements are only needed for Horizon Year (2040).

* Improvement is included within the 2011 San Bernardino Associated Governments (SANBAG) Development

Mitigation Nexus Study.
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The Project Proponent shall contribute on a fair share basis, calculated to be $5,852, to the
construction of a northbound right turn lane at the intersection of Mountain View Avenue and
Redlands Boulevard. Improvements at the intersection shall also include an eastbound right turn
lane with overlap and a westbound right turn lane with overlap.

Conditional Use Permit Findings

The Project Proponent is requesting approval of a Conditional Use Permit to allow the serving of
beer and wine at the proposed hotel and to allow the proposed signage and approval of the
Master Sign Program for the Project. In an effort to ensure that the Master Sign Program 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 conditional use permit is authorized by this title.

The proposed use is a permitted use within the East Valley Corridor Specific Plan/General
Commercial Zone (EVCSP/CG). The proposed 63,000 square-foot three-story hotel
structure is compatible in use with the permitted and existing commercial uses near the site.
In addition, City Ordinance No. 719 allows for bar service at hotels with 50 rooms or more.
Further, the proposed project has been designed in accordance with the standards and
requirements of the EVCSP/CG zone and it is consistent with all provisions contained in
the General Plan.

The mention of a Master Sign Program can be found in Zoning Code Section 17.18.150.
The sign code does not provide specifics on what a master sign program should entail or
how to process. The master sign program meets the minimum criteria of the Loma Linda
Sign Code. The sign program would complement the exterior architecture of the hotel and
be compatible with signs of adjacent commercial development. The sign program is
needed for the visibility and viability of the future tenants and owners. Proposed signage
would be consistent with existing signs in the immediate vicinity and would not appear
out of place.

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 is consistent with General Plan (July 25, 2008) Guiding Policy 4.6.3, which
encourages the protection of the fiscal and financial health of the City. As with any new
development, the developer will be required to pay for its fair share of new infrastructure
and facilities in order to ensure that no increase will occur to the cost of public services
provided to existing development. In addition, the proposed hotel will provide the City
with revenue through transient occupancy taxes.

As indicated in the discussion of Measure V Compliance, the project is also consistent
with the General Plan as amended by Measure V.

The proposed Master Sign Program provides comprehensive site specific criteria that
provides continuity with the design of the Extended Stay Hotel and will not be
detrimental to the mix of commercial uses found in the immediate vicinity. The proposed
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external signage is attractive and improves the visibility of the hotel to drivers and
pedestrians along the 1-10 Freeway, Richardson Street and Redlands Boulevard.

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.[CT1]

The subject parcel is adequate in size and shape to accommodate the proposed use. The
lot coverage of the new facility is approximately 45 percent of the overall project site.
The project meets the development criteria prescribed for the EV/CG zone including
setbacks, yards and landscaping. The Master Sign Program includes one monument sign
near the Richardson Street entry, three wall signs along the north, south and west exterior
faces of the building, and one approximate 75-foot height pylon sign proposed adjacent to
the 1-10 Freeway. The project site can accommodate the proposed use and signage which
will be compatible with the existing land uses along the Redlands Boulevard corridor. In
addition the proposed bar within the hotel would serve beer and wine and would have
limited operating hours commencing in the afternoon and closing before midnight.
Proposed uses onsite relate to the size and shape of the site. In addition the location of
these uses correlate well with the immediate area and its close proximity to the I-10
Freeway and Redlands Boulevard.

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 to be generated by the
proposed use.

The Master Sign Program will be limited to the three sides (north, south and west) of the
exterior elevation, one monument sign along Richardson Street and one pylon sign
adjacent to the 1-10 Freeway. Issues related to the project site being properly designed
for traffic and circulation were addressed as part of the design review approval process.
The proposed Master Sign Program will not conflict with other uses immediately
adjacent to the project site.

The Proposed Project is projected to generate a total of approximately 776 daily vehicle
trips, 50 of which would occur during the morning peak hour and 57 of which would
occur during the evening peak hour.

For Opening Year (2017) With Project traffic conditions, the study area intersection of
Anderson Street and Redlands Boulevard is projected to operate at unacceptable Level of
Service during the evening peak hour. However with improvements the study area
intersections are projected to operate within acceptable Levels of Service consistent with
Measure V during the peak hours for Existing Plus Project traffic conditions, with
improvements.

For Year 2035 with and without Project, the study area intersections of Anderson Street
at Redlands Boulevard, and Mountain View Avenue at Redlands Boulevard are projected
to operate at Level of Service D during the evening peak hour, without improvements.
Therefore, as stated previously in this report, mitigation measures have been incorporated
in the Conditions of Approval to ensure acceptable Levels of Service (no less than LOS
C) consistent with Measure V.

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.
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The public health, safety and general welfare will be protected with the implementation
of the Conditions of Approval for this Conditional Use Permit, and Master Plan Program,
which include mitigation measures. The proposed signage will enhance the visibility of
the hotel and help to direct motorists and pedestrians to their desired destinations. The
sign program will also result in more aesthetically pleasing building exteriors and serve
to enhance the Redlands Boulevard and 1-10 Freeway frontage as well as the immediate
area. Conditions include, but are not limited to requiring sufficient lighting, traffic
mitigation measures, hours of construction and hours of operation.

Variance Findings

The Applicant is requesting approval of a Variance to allow a 75-foot high freestanding sign
(i.e., pylon sign) and for the proposed on-site monument sign, wall signs and freestanding sign
due to the existing gradient of Richardson Street which limits visibility of the site.

1.

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

The Project Proponent is requesting approval of a Variance to allow a 75-foot high
freestanding sign (i.e., pylon sign) because the existing gradient of Richardson Street
limits visibility of the site. Signs permitted within the Municipal Code would be
restrictive and would not allow the maximum visibility that could be achieved with
requested signs. Signs would be in scale with the site’s location (i.e., adjacent to the 1-10
Freeway and below grade of adjacent Richardson Street). An existing freestanding sign
of the same height occurs east of the Project site on Mountain View Avenue (i.e. Chevron
Station). Since the freestanding sign is proposed adjacent to the freeway and is to scale
with other signs in the immediate vicinity (i.e., freeway monument sign for Quaid,
Spreen Honda, etc.) it would not be considered out of place.

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 requested Variance would allow for signage of appropriate size for the site’s
location, which without, potential patrons traveling along the 1-10 Freeway, Richardson
Street or Redlands Boulevard would not see the proposed hotel that would be setback a
substantial distance from Redlands Boulevard and Richardson Street (e.g. 630 feet and
160 feet), respectively. An existing freestanding sign of the same height occurs just east
of the Project site near Mountain View Avenue (i.e. Chevron Station). Since the
freestanding sign is proposed adjacent to the freeway and is to scale with other signs in
the immediate vicinity (i.e., freeway monument sign for Quaid, Spreen Honda, etc.) it
would not be considered out of place.

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.

Allowing the requested signage would be appropriately constructed and follow strict
application in accordance with building codes. Application of wall signs would also
follow appropriate regulations as outlined in the Municipal Code. Implementing sign
application and adherence to City regulations would ensure proposed signage would not
be detrimental to the public welfare or injurious to any parties or property.
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4. The granting of such variances will be consistent with the General Plan for the city.

The height of the proposed freeway gateway sign would be consistent with the existing
Chevron Gas Station sign located along Mountain View Avenue and is necessary to be
visible from the west bound 1-10 Freeway due to the existing gradient of the Richardson
Street overcrossing.

Granting of the variance would be consistent with the General Plan as it would foster a
climate in which the hotel could prosper. The lack of adequate signage would limit the
ability of the hotel to attract guests. In addition, goals within the General Plan (Goal
4.6.1.1.(e)) include maintaining development incentives to attract local-serving
businesses to Loma Linda along Redlands Boulevard. In addition, the Project and its
proposed signage would be consistent with Goal 4.6.3.1 which states that the City shall
encourage and assist the development of hotels along Redlands Boulevard.

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.

A public hearing was held on Wednesday, March 16, 2016 in which the applicant and the
proposed project were presented in front of the Planning Commission and the Project
Proponent substantiated all of the conditions within the findings.

CONCLUSION

Staff recommends approval of the project because it is consistent with the General Plan (as
amended by Measure V) and in compliance with the LLMC Code and East Valley Corridor
Specific Plan, General Commercial (EV/CG) requirements. Approval of a CUP, Variance and
Master Sign Program would ensure that the Proposed Project would be consistent with the
General Plan (July 25, 2006) and in compliance with the Loma Linda Municipal Code, Chapter
17.18 (Signs). Positive findings have been made to support staff’s recommendations to the
Planning Commission. The Draft NOI/Initial Study was prepared pursuant to CEQA and the
CEQA Guidelines and mitigation measures have been incorporated into the project as Conditions
of Approval. The proposed Master Sign Program is exempt from CEQA based on the CEQA
Guidelines 815311(a), which allows for the placement of minor structures accessory to existing
commercial facilities including but not limited to on-premise signs. Finally, the findings have
been made to support approval of the Conditional Use Permit, Variance and Master Sign
Program request.

Report prepared by:

Guillermo Arreola
Senior Planner

Exhibits

Vicinity Map

Mitigated Negative Declaration (NOI/Initial Study)
Mitigation Monitoring and Reporting Program
Conditions of Approval

Project Plans and Renderings
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City or Loma Linpa
ENVIRONMENTAL CHECKLIST FORM

AND INITTAL STUDY
Project Title: Extended Stay Hotel Loma Linda
Lead Agency Name: City of Loma Linda Community Development Department
Address: 25541 Barton Road ;
Loma Linda, CA 92354
Contact Person: ~ Guillermo Arreola
Phone Number: (909) 799-2830
Prbject Sponsor: ' Sagemont Hotels
Address: - _ Hiral Patel
' 115637 Stoney Brook Court

Beaumont, CA 92223
- General P-Ian‘Designatio'n' Freeway Commercial (CF)

: Prolect Locatlon (Address!Nearest cross-streets) The PrOJect Site is- Iocated south of
Interstate 10°Freeway (I-10), north of Redlands Boulevard and west of Richardson Street in the
- City of Loma Linda (refer to Figure 1: Regional Location Map and Figure 2: Vicinity Map). The
. Assessor's Parcel Number is 0281-162-50 and the 3.22-acre site is currently vacant. © The
parcel is adjacent to the -east of Quaid Harley Dawdson Motorcycles and north and east. of the

Holiday Inn Express.

Project Descrlptlon Sagemont Hotels is proposing a 95-room, three—story Extended Stay
. Hotel (Marriott Towne Place Suites) that would serve the needs of guests wanting additional
“amenities such as a full size refrigerator and cook top The Project includes a Conditional Use -
Pérmit (CUP) to allow the hotel to serve beer and wine' and a ‘Variance for the proposed on-site
-*monument sign;, wall signs and freestanding sign due to the existing’ gradient .of Richardson
Street which limits- visibility of the site. The bar would have limited operating hours commencing
" in the-afternoon and closing before midnight. The 63,000 square-foot hotel also includes: on-site
guest parking, guest pool, exercise room, an approximate 2,325 square-foot meeting room, and -
a lobby and breakfast room (Figure 3, Site Plan). The hotel would provide a mix of guest room
types including handicapped-accessible rooms. Development of the Propesed Project would
include an on-site water treatment retention basin for capturing and treating stormwater runoff
generated on-site. Access to the site is provided from Richardson Street and Redlands
Boulevard, with secondary emergency access from the westerly adjoining property .ingress. In
_accordance with the City’s Municipal Code, a total of 104 parking spaces (1.1 spaces per room)
- are required on-site, however, the project would provide 109 spaces, an excess of 5 spaces.

Surrounding Land Uses and Setting (Briefly describe the project's surroundlngs) The
Project Site is currently vacant and is bounded by the I-10 Freeway to the north, a City water
pump station and Richardson Street to the east, vacant land to the south, a Holiday Inn Express
Hotel to the south and west, and a Harley-Davidson retail store to the west.

! City Ordinance No. 719 allows for bar service at hotels with 50 rooms or more.

EXHIBIT - B
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Insert Figure 1 Regional Map
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Insert Figure 2 Vicini
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Figure 3 Site Plan
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED

The environmental factors checked below would be potentially affected by this project, involving at
least one impact that is a "Potentially Significant Impact" as indicated by the checklist on the
following pages.

[] Aesthetics [J Agriculture/Forestry Resourcesl_:l Air Quality

[] Biological Resources (X Cultural Resources X Geology /Soils .
[] Hazards & Hazardous Materials [XI Hydrology / Water Quality [] Land Use/ Planning
[] Mineral Resources ' Noise ; ] Population / Housing
[ Public Services - [J Recreation _ [X] Transportation/Traffic
D] Utilities / Service Systems . Tribal Cultural Resources [ ] Greenhouse Gases

[ ] Mandatory Findings of Significance

DETERMINATION
On the basis of this initial evaluatiori'

() I find that the Proposed Prolect COULD NOT have a s:gnlfloant effect on the
environment. A NEGATIVE DECLARATION will be prepared.

(v) I find that although the Proposed PrOJect could have a S|gn|f|cant effect on the -
environment, there will not be a significant -effect in this case because revisions in the
project have been made by, or agreed to, by the prOJect proponent A MITIGATED
NEGATIVE DECLARATION will be prepared

() | find that the Proposed Project MAY have a S|gn|f|cant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is reqwred

() | find that the Proposed Pro;ect MAY have ‘a "Potentially Significant. Impact" or
"Potentially Significant Unless Mitigated" impact on the.environment, but at least one
effect 1) has been adequately analyzed in an earlier document pursuant to applicable
legal standard and 2) has been addressed by mitigation measures based on the earlier-
analysis as described on attached sheets. An ENVIRONMENTAL IMPACT REPORT is
required, but it must analyze only the effects that remain to-be addressed.

() | find that although- the Proposed Project could have a srgnlflcant effect on the
environment, because all potentially significant effects 1) have been analyzed adequately
in an earlier EIR or NEGATIVE DECLARATION pursuant to applicable standards, and 2)
have been avoided or mitigated pursuant to that earlier EIR or NEGATIVE
DECLARATION, including revisions or mitigation measures that are imposed upon the
Proposed Project, nothing further is required.

Prepared By: Date:
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EVALUATION OF ENVIRONMENTAL IMPACTS

Less Than Less
Issues and Supporting Information Sources: ey ot et lsnesee | me

Impact Incorporated Impact Impact

AESTHETICS. Would the project:
a) Have a substantial affect on a scenic vista? () () ( ()

)

b) Substantially damage scenic resources, () (x .l {) (v)
including, but not limited to, trees, rock ‘ '
outcroppings, and historic buildings within a State
Scenic Highway? -

c) Substantially degrade the existing visual () () () | ()
‘character or quality of the site and its '
surroundings?

- d) Create a new source of substantial light or glare, () () _ (v) (‘)

which would adversely affect day or nighttime
views in the area?

Comments:

alb)

.c)

According to'the City's Gener_al Plan, the Project .Sife'is hot within a scenic vista/scenic

- highway view corridor. The Proposed Project includes the construction of a new 95-

room, three-story Extended Stay Hotel to be located on a 3.22-acre site that is currently .
vacant. The Project Site does not contain any. notable trees or geological-outcroppings.

* In addition, no historic. buildings or State Scenic Highways occur within the. vicinity of the

site. The site is bounded on the north by the I-10 Freeway, and on the south by existing
commercial development (Holiday Inn Express). This portion of the |- 10 Freeway is not
considered scenic by either the State or the City. Nearby streets mc[udlng local portions
of Redlands Boulevard, Poplar Street, and Rlchardson Street are not consudered scenic
routes. No impacts would result. : ;

The Project Site is currently vacant and exists as a flat, graded, non-vegetated site. The
Proposed Project includes the construction and operation of a three-story, 95-room hotel
with surface parking and hotel amenities ‘and would not degrade the existing visual,
character of the site or-its surroundings. Mature eucalyptus trees:that occur north and
adjacent to the freeway exist within the Caltrans right-of-way and would not be removed.
The Project Proponent is requesting approval of a Variance to allow a 75-foot high
freestanding sign (i.e., pylon sign) because the existing gradient of Richardson Street
limits visibility of the site. An existing freestanding sign of the same height occurs just
east of the Project site near Mountain View Avenue (i.e. Chevron Station). Since the
freestanding sign is proposed adjacent to the freeway and is to scale with other signs in
the immediate vicinity (i.e., freeway monument sign for Quaid, Spreen Honda, etc.),
there would be no visual |mpact for travelers along the I- 10 Freeway. No impacts are
anticipated.

The Project Site is currently vacant and exists as a graded dirt lot. The Proposed Project
would develop the site with a hotel and related surface parking and landscaping.
Daytime views of the site would not result is a significant amount of new glare as the
surrounding properties are currently developed with commercial uses. Nighttime views of
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the site would include shielded fixtures designed to direct light to walkways and hotel
entry. Security lighting would also be located throughout the parking area. The hotel
would be set back approximately 120 feet from the I-10 Freeway. Therefore, most of the
on-site lighting would occur within the center of the site and is not anticipated to create a
substantial amount of new glare. A less than significant impact is anticipated.

B _ Less Than Less
Issues and Supporting Information Sources: o Sianicant. [With Vitamton |signireant | No
: Impact Incorporated Impact E Impact
2.  AGRICULTURE AND FORESTRY RESOURCES. , :
Would the project: () |- () () ()
a) Convert Prime Farmland, Unique Farmland, or :
Farmland of Statewide Importance (Farmland), .
as shown on the maps prepared pursuant to the
Farmland Mapping and Monitoring Program of
the California Resources Agency, to non-
agncultural use? : ,
b) Conflict with existing zoning for agrlcultural use, () | (O () (v)
: or a Williamson Act contract? ; :
c) Conflict with ‘existing zoning for, or cause rezoning. | () | () () (v)
of, forest land (as defined in Public Resources -~ :
Code section 12220(g), timberland as defined in - :
Public'Resources Code section 4526), or
timberland zoned Timberland Production (as
defined by Gov't Code section 51104(g))? - _
d) * Resultin the loss of forest land or conservation of . | Ol O () )
forest land to non-forest use? R _ N ' 7
C) Involve other changes in the existing ; O[O0 10 | ™.
environment, which, due to their location or : : '
nature, could result in conversion of Farmland to 1
non-agricultural use? :
| Comments: O L _

a) . Review of aerial photographs that include the Project Site revealed that a portion of the
property was used for agricultural purposes and was developed with rural residential and
agricultural-related structures in the 1930s through the 1990s. According to the City of
Loma Linda General Plan Land Use Map, the site is designated Commercial,- and is
currently vacant. The Project Site and surrounding area have -not been identified or
designated as Prime Farmland, Unique Farmland, or Farmland of Statewide Importance .

~on the maps prepared pursuant to the Farmland Mapplng and Monitoring Program of the
California Resources Agency. No impacts to farmland would result.
b) Since there is not an existing agricultural use or Williamson Act contract on the site, the

Proposed Project and its location would not impact any agricultural land use or Williamson
Act land conservation contract. No impacts to Williamson Act contracts or conversion-of
Farmland to non-agricultural use would result.
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c)

The Project Site is designated Commercial by the City of Loma Linda. Forest land (as
defined in Public Resources Code section 12220(g)), timberland (as defined by Public
Resources Code section 4526), or timberland zoned Timberland Production would not
be impacted by the Proposed Project as no rezoning from timberland to a non-
timberland designation would result.

d) The Proposed Project includes the construction and operation of an 95-room, three-story
Extended Stay Hotel. No portion of the Project Site occurs within forest land, and the
proposed hotel would not result in the loss of forest land or convert forest land to a non-

- forest use. No |mpact would result.

e) The Proposed Project does not involve other changes in the existing environment, which
due to' its location or nature, could result in conversion of Prime Farmland, to a
non-agricultural use. Under the existing City of Loma Linda General Plan, there are no
agricultural land use designations, although agriculture is an existing use in some areas
of the City. No impact from implementation of the Proposed Project would result.

' ) Less Than Less
Issues and Supporting Information Sources: Lo [t abcener Fetomeni: |
E i C . : Impact Incorporated “Impact Impact
1 3. AIRQUALITY. Would the project:
- a) _Conflict with or obstruct implementation-of the () () () |
: applicable air quality plan? ' : )
" b) Violate any air quality standard or contribute  ~ | () | O ()
substantially to-an ex:stlng or projected air quality '
violation?
c) . “Result in a cumulatively considerable net () O |1 O
increase of any criteria pollutant for which the :
~_project region is non-attainment under an
 applicable Federal or State ambient air quality
standard (including releasing emissions, which
exceed quantitative thresholds for ozone
. precursors? : ,
d) Expose sensitive receptors to substantial () () (v) ()
pollutant concentrations? ' _
e) Create objectionable odors affectlng a substantial | () () ) .| ()
number of people? W
Comments: ,
a) The Project Site is within the South Coast Air Basin (SCAB) and under the jurisdiction of

the South Coast Air Quality Management District (SCAQMD). The SCAQMD is
responsible for updating the Air Quality Management Plan (AQMP). The AQMP was
developed for the primary purpose of controlling emissions to maintain all federal and
state ambient air standards for the district. The proposed hotel is not anticipated to
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b/c)

significantly increase local air emissions and therefore would not conflict with or obstruct
implementation of the plan.

Proposed site development and construction was screened using CalEEMod Version
2013.2.2 prepared by the SCAQMD. This model is used to generate emissions
estimates for land use development projects. The criteria pollutants screened for
included: reactive organic gases (ROG), nitrous oxides (NO,), carbon monoxide (CO),
and particulates (PM;o and PM, ). Two of these, ROG and NO,, are ozone precursors.
Emissions assumptions were based on CalEEMod default values (worst case scenario)
. for 95-room Hotel land use. The emission levels listed reflect the estimated winter
season levels, which are normally higher due to atmospheric conditions (marine layer)
and increased use- of heating systems. The general construction phases -for most
projects include site grading and development. '
Construction Emissions
Construction earthwork emissions are considered short-term, temporary emissions. All -
Model Default values. were used except for the Architectural Coating Phase. The
applicant will be required to use Low VOC paint. Refer to Table 1 for the resulting
construction emissions modeled for the-Proposed Project.
- Table 1 .
‘Construction Emissions Summary
. (Pounds Per Day)
Source/Phase ROG NOy CcO - SO, PMio PM. s

| Site Preparation 3 49 | 51.8 | 395 0.0 21.0 12.6 -
Grading C T | 3.6 36.1 25.2 0.0 8.8 . 5.3
Building Constructio . 35 | 286 23.7 0.0 2.6 - 1.9

- Paving ] -l 1.9 | 169 13.5 0.0 1.2 1.0

-| Architectural Coating . 35.8 2.0 2.4 0.0 0.3 - 02 .

.| Highest Value (Ibs/day) 35.8 51.8 39.5 0.0 21.0 12.6
| SCAQMD Threshold . 75 100 | 550 150 150 « {58
| Significant No No | "No No No No

Source: CalEEMod 2013.2.2 Winter
Phases dori't'overlap and represent the highest concentration.

As shown in TaBIe 1, construction emissions would not exceed SCAQMD thresholds.

Impacts would be less than significant. However, the Applicant would be required to .

comply with SCAQMD rules and regulations 402 and 403 (watering exposed areas) as
well as implementing the following mitigation measure:

* Mitigation Measure 1:

The Projecf Proponent will be required to use Low VOC Paint at 50 g/l for all
interior and exterior painted surfaces.

Compliance with SCAQMD Rules 402 and 403

The Applicant is required to comply with all applicable SCAQMD rules and regulations as
the South Coast Air Basin is in non-attainment status for ozone and suspended
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particulates (PM;g). The project shall comply with Rules 402 nuisance and 403 fugitive
dust which require the implementation of Best Available Control Measures (BACM) for
each fugitive dust source; and the AQMP which identifies Best Available Control
Technologies (BACT) for area sources and point sources, respectively. This would
include, but not be limited to the following BACMs and BACTs:

1 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, ard shall be watered at the end of each

workday.

(b) The prOJect proponent shall ensure that all disturbed areas are treated to
prevent erosion. :

(c) 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. '

Exhaust emissions from construction vehicles and equipment and fugitive dust
generated by equipment traveling over exposed surfaces,-would increase NOx and PM;g
levels in the area. Although the Proposed Project would not exceed SCAQMD
thresholds during construction, the District will be required to implement the following
conditions as reqmred by SCAQMD:

2t . 'To reduce emlssmns all equrpment used in earthwork must be tuned and

" maintained to the manufacturers spec:|f|cat|on to. maX|m|ze efﬂment burning of
vehlcle fuel. : -

3. . The pro;ect proponent shall ensure that constructlon personnel are informed of

. ride sharing and transit opportunltles

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

5. 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.

Operational Emissions

The operational mobile source emissions were calculated using the default values
generated within the CalEEMod model for Hotel. The Hearth values (i.e., wood burning
fireplaces) have been turned off in the model as none are proposed. Trips associated
with the project consist of approximately 776 trips per day (consistent with the Traffic
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Impact Analysis on file with the City's Community Development Department).
Operational Emissions associated with the proposed project are listed in Table 2.

Table 2

Operations Emissions Summary
(Pounds Per Day)

Source ROG NOy (o) SO, PM;, PM. s
Area 3.6 0.0 0.0 0.0 0.0 0.0
Energy 0.3 2.3 2.0 0.0 0.2 0.2
Mgcbile 3.4 9.3 ‘| 334 0.0 4.1 1.2
Total Value (Ibs/day) 73 | 11.6 35.3 0.0 4.3 1.4
SCAQMD Threshold 55 55 550 150 150 . 55
Significant No No No . No No No

Source' CalEEMod 2013.2 Winter

d) An increase in air quality emissions produced as a result of construction activities would
be short-term, below SCAQMD significance threshoids and would cease once
construction is complete. Dust suppression (| e., water application) as required by the
City’'s Development Code, would reduce 50 to 75 percent of fugltlve‘_dust emissions
.during ¢onstruction. As shown above in Table 2, operational emissions would be below
SCAQMD thresholds. There are nearby sensitive. resources (e.g. residential) however
impacts are antICIpated to be less than significant.

e) The proposed end use of a hotel is not anticipated to genera’[e emissions that could
'generate objectionable odors. Less than significant’ lmpact is ant|C|pated

| et ) . - Less Than Less
Issues and Supporting Information Sources: Sionificant [With Mitgation | Signifcent |  No
. . Impact _ Incorporated Impact Impact
4. BIOLOGICAL RESOURCES Would the pro;ect _
a) Have a substantial adverse effect, eithér directly | () | () ()] (V)
or through habitat modifications, on any species
. identified as a candidate, sensitive, or special
status species in local or regional plans, policies,
or regulations, or by the California Department of
Fish and Game or U.S. Fish and Wildlife
Service?
b) Have a substantial adverse effect on riparian () () () (v)

* habitat or other sensitive natural community

identified in local or regional plans, policies, or
regulations or by the California Department of
Fish and Game or US Fish and Wildlife Service?
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) Less_ Than Less
Issues and Supporting Information Sources: i Ll Y (LY RS
Impact Incorporated Impact Impact
c) Have a substantial adverse effect on federally () () () (v)

protected wetlands as defined by Section 404 of
the Clean Water Act (including, but not limited to,
marsh, vernal pool, coastal, etc.) through direct
removal, filling, hydrological interruption, or other
means?

d) Interfere substantially with the movement of any () () () | ()

native resident or migratory fish or wildlife
species or with established native resident or -
migratory wildlife corridors, or impede the use of
native wildlife nursery sites? .

e) Conflict with any local policies or ordinances 10 | 0 () | (M)
protecting biological resources, such as a tree
preservation policy or ordinance? '

f) Conflict with the provisions of an adopted Habitat | () O |10 |
Conservation Plan, Natural Community W
conservation Plan, or other approved local,

a)

regional, or State habitat conservation plan?

Comments:

Critical habitat identifies speclﬂc areas that are essential to the conservahon of a listed
species and, with respect to areas within the geographic range occupied by the species.
As shown on Figure 9.4 of the City’s General Plan, the Project Site does not occur within
designated or proposed critical habitat for the California gnatcatcher or any -other
species of concern or listed species. According to the City of Loma Linda General Plan
Land Use Map, the site is deS|gnated Commercta[ and is currently vacant but -
surrounded by commercial development to the east, -west and south, ‘and the I-10
Freeway to the immediate north. Dunng a recent site visit conducted. in February 2016, °
the site was void of vegetation and appears to be regularly disked. :

Records of observation for sensitive spec;es were retrieved from the Cahfornla Natural
Diversity Data Base (CNDDB) on February 23, 2016 for the San Bernardino South and

Redlands USGS 7.5-minute quadrangle. There are no CNDDB records in the immediate

vicinity of the Project site. A few Idw—growmg trees on-site would be removed to allow for
the proposed development, but would be replaced in accordance with the approved
landscape plan. Mature eucalyptus trees that occur within the Caltrans right- of-way to
the north would remain and would not be impacted by the proposed development. Since
the Project Site is adjacent to the freeway and commercial development, it is anticipated
that no impacts to any species identified as a candidate, sensitive, or special status
species in local or regional plans, policies, or regulations, or by the California
Department of Fish and Wildlife or U.S. Fish and Wildlife Service would result.
Implementation of the Proposed Project would not impact any sensitive or special status
species.
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b)

d)

-0

According to Figure 9.3 of the City’s General Plan and a site visit conducted in February
2016, no riparian habitat occurs on or near the Project Site. The limits of the construction
area are contained within the property boundary as shown in Figure 3 Site Plan. No
impacts would occur to sensitive natural communities identified in local or regional plans,
policies regulations, or by the California Department of Fish and Wildlife or United States
Fish and Wildlife Service.

Under existing conditions the Project Site is developed. There are no surface waters at
the.site, including wetlands as defined by Section 404 of the Clean Water Act. Therefore,
the Proposed Project would not impact federally-protected wetlands.

The Proposed Project would not interfere substantially with the movement of any native
resident or migratory fish or wildlife species or with established native resident or
migratory wildlife corridors, or impede the use of native wildlife nursery sites The site is
surrounding by commercial development to the east, west and south. Adjacent to the
south is Redlands Boulevard, a 4-lane road and adjacent to the north is the 1-10 freeway.
This site therefore could not function as a wildlife corridor and there are no wildlife
corridors or nursery sites within or near the Project Site. Therefore, no impacts to any
wildlife corridors would result. :

The City of Loma Linda Municipal Code Chapter 17.74 “Tree Placement, Landscape
Materials, and Tree Removal’ outlines local policies and ordinances. regulating
landscape development. Per the Municipal Code, the proposed removal of trees at the
Project Site is not a regulated activity. Per Ordinance 12.74.180 the Applicant has
prepared a preliminary landscape plan for the Proposed Project, WhICh mcludes trees
and drought resistant landscaping. .

The Proposed PFOJGCt would not conflict with the provisions of an adopted Habitat
Conservation Plan, Natural Community Conservation Plan, or other approved local,:
regional, or state habitat conservation plan, because no such plan has been adopted for
the Project Site or surrounding area. No |mpacts would result

Less Than Less |,

Issues and Supporting Information Sources: ' ot off WLl L T G Y

Impact Incorporated Impact impact

CULTURAL RESOURCES. Would the project:

a) Cause a substantial adverse change in the () (v) ()| O)
significance of a historical resource as defined i in . '
§ 15064.57

b) Cause a substantial adverse change in the ‘ () (v) () ()
significance of an archeological resource '
pursuant to § 15064.57?

c) Directly or indirectly destroy a unique () (v) () ()
paleontological resource or site or unique-
geologic feature?

d) Disturb any human remains, including those () () () ()
interred outside of formal cemeteries?
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Comments:
a-b) The Project Site is currently vacant. In October 2011, Property Solutions, Inc. prepared a

Phase | Site Assessment for the Project Site (the report is available at the City
Community Development Department). Based on a review of the historical sources, the

" Project Site was utilized for agricultural purposes since at least the 1930’s. The site was

developed with rural residential and agricultural-related structures in the 1930s through
the 1990s. The Proposed Project would involve grading and other earthwork that could
potentially unearth unknown historic resources. To ensure potential impacts to these
resources is reduced to a less than significant level, the foIIowmg mitigation measure

shall be implemented: ‘

Mitigation Measure 2:.

- ln the event historic or archaeologlcal resources are unearthed, a qualified

archaeologist shall be contacted to determine if reporting the finds is required and
if further-monitoring during site earthwork is warranted. If, at any time, resources
are identified, the archaeologist shall make recommendations to the City of Loma
Linda for appropriate mitigation measures in compllance W|th the gwdellnes of
the California Enwronmental Quahty Act. -

Mltlgatlon Measure 3:

In the event Native American resources are uncovered and at the dlscretlon of the
Lead Agency, a Native American monitor shall be included in.the monitoring ‘
program. In this case, the Native American monitor may be of Gabrlelmo, Serrano,

or Lmseno descent. - :

Implementatlon of the above mitigation measures would reduce |mpacts to potential
hlStOl’IC or archaeological resources to a less than S|gn|f|cant Ievel -

Accordmg to Figure 4.5.1 of the City's General Plan EIR, the Project Site occurs within an
area that .has undetermined potential for paleontological resources. Said areas are-
underlain by sedimentary rock units and literature and unpublished studies are not available
to determine the potential for containing paleontological resources within these areas.

" Since the potential of unearthing vertebrate fossils is unknown, necessary measures should
"be taken to ensure impacts are minimized. The followmg mlt!gatlon measure shall be

implemented by the construction contractor:
Mitigation Measure 4:

Should paleontological resources be uncovered during: grading, a qualified .
vertebrate paleontologist shall be contacted to perform a field survey to determine
and record any non-renewable paleontological resources found on-site. The
paleontologist shall determine the significance, and make recommendations to
the City of Loma Linda for appropriate mitigation measures in compliance with the
guidelines of the California Environmental Quality Act.

Implementation of the above mitigation measure would reduce impacts to potential
paleontological resources to a less than significant level.
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d)

Construction activities, particularly grading, soil excavation and compaction, could
adversely affect or unknown buried human remains. The following mitigation measure
shall be implemented to reduce potential impacts to less than significant:

Mitigation Measure 5:

If human remains of any kind are found during earthwork activities, all activities
must cease immediately and the San Bernardino County Coroner and a qualified
archaeologist must be notified. The Coroner will examine the remains and
_determine the next appropriate action based on his or her findings. If the coroner
determines the remains to be of Native American origin, he or she will notify the
Native - American Heritage Commission. The Native American Heritage
Commission will then identify the most likely descendants to be consulted
regarding treatment and/or reburial of the remains. If a most likely descendant
cannot be identified, or the most likely descendant fails to make a
recommendation regarding the treatment of the remains within 48 hours after
gaining access to them, the contractor shall rebury the Native American human
remains and associated grave goods with appropriate dignity on the property in .a .
location not subject to further subsurface disturbance. .

Less ;rhan Less

Issues and Suppbrting Information Sources: it o A Whn e Y UL O
s i T .' - Impact Incorporated Irppat:! Impact
6. TRIBAL CULTURAL RESOURCES. Wpufd the project: |
a)'  Cause a substantial adverse change in the ()y | ) O | O
significance of a historical resource as defined in |
§ 15064.57? ‘
a) California Assembly Bill 52 (AB 52) was approved by Governor Brown on September 25,

' 2014. AB52 specifies that CEQA projects with an effect that may cause a substantial
. -adverse change in the significance of a tribal cultural resource may have a significant

effect on the environment. As such, the bill requires lead agency consultation with
California Native American tribes traditionally and culturally affiliated with the geographic
area -of a proposed project, if the tribe requested to the lead agency, in writing, to be
informed of proposed projects in that geographic area. The legislation further requires -
that the tribe requests consultation, prior to determining whether a negative declaration,
mitigated negative declaration, or environmental impact report is required for a project.
The bill applies to CEQA projects that have a notice of preparation or a notice of.
negative declaration filed or mitigated negative declaration on or after July 1, 2015.

In accordance with AB 52, tribes must first request to be on the Lead Agency’s
notification list to receive information about a known project and a requested
consultation. Tribes that have expressed interest in receiving information from the City of
Loma Linda include the Gabrieleno Band of Mission Indians — Kizh Nation.

In accordance with AB 52 and Section 21080.3.1(d) of the California Public Resources
Code (PRC), the City of Loma Linda submitted a letter to the Gabrieleno Band of
Mission Indians — Kizh Nation and provided the designated fribal contact with
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appropriate notification of the project and the opportunity to consult with the City
regarding the potential for this project to impact Tribal Cultural Resources. In
accordance with Section 21080.3.1(d) of the PRC, the tribe has 30 days from the receipt
of the letter to either request or decline consultation in writing for the project. As of the
date of the preparation of this Initial Study, the City has not received a written request to
consult with the City with regards to this Proposed Project.

A Native American monitor during earth moving is not currently recommended, but
should any evidence of Native American resources subsequently be identified within the
project area, and at the discretion of the Lead Agency, a Native American representative
will be consulted as required in Mitigation Measure 3 within this Initial Study. No
additional “mitigation is warranted and any potentsal impacts will be reduced with
implementation of Mltlgatlon Measure 3.

Less Than Less

Issues and Supporting Information Sources: s e et | e
Impact Incorporated Impact Impact

7

Toa a) . Expose people or structures to potential

GEOLOGY AND SOILS. Would the pro;ect

substantial adverse effects, including the risk of
" -loss, injury, or death involving:

) 'Rupture of a known earthquake fault, as () () O |
- . delineated on the most recent Alquist-Priolo '
Earthquake Fault Zoning Map issued by the
State Geologist for the area or-based on
other substantial evidence of a known |
- fault? Refer to Division.of Mines and
Geology Special Publication 42.

i) | 'Strong seismic.ground shaking? - 0. | O ) | ()

iii)  -Seismic-related ground failure, including () () () | ()
liquefaction? , ’
iv) . Landslides? : | O | 0 O |
b)"  Result in substantial 30|I erosion or the loss of () () ) | ()
topsail? .
c) - Belocated on a geologic unit or soil that is () () () ()

unstable, orthat would become unstable as a
result of the project, and potentially result in on-
or off-site landslide, lateral spreading,
subsidence, liquefaction or collapse?

d) - Be located on expansive soil, as defined in Table () () () (v)
18-1-B of the Uniform Building Code (1994),
creating substantial risks to life or property?
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] Les;Than Less
Issues and Supporting Information Sources: Sy it |t | we
Impact Incorporated Impact Impact
e) Have soils incapable of adequately supporting () () () (v)

the use of septic tanks or alternative wastewater
disposal systems where sewers are not available
for the disposal of wastewater?

Comment :

a)

The City of Loma Llnda is sﬂuated within the northern Peninsular Ranges Geomorphic
Province of California. Locally, the City lies near the transition zone between the
Transverse Ranges Geomorphic Province to the north and the Peninsular Ranges
Geomorphic Province to the south. The: Peninsular Ranges are a northwest-southeast
ariented complex of blocks separated by similarly trending faults which extend 125 miles

- from the Transverse Ranges to south of the California/Mexican border and beyond

another 775 miles to the tip of Baja California.

i)

Accordihg_to Fig‘ure 10.1 of thé City-o1E Lo'ma Linda General Plan, the Project Site
and surrounding area does not occur within an Alquist-Priolo Earthquake Fault Zone
or special study zone. The nearest fault to the site is the Loma Linda fault, which was

. formerly included as an Alquist-Priolo Zone, but trenching showed ro evidence of

Holocene rupture of the fault, and it was removed from the Alquist-Priolo Zone. The
Loma Linda fault displaces the Plio-Pleistocene San Timoteo Formation south of the
City of Loma Linda -and has been traced along. a northwest trend by magnetic and
seismic evidence. The elevated topography of Loma Linda Hill, located southwest of
the site, in relation to surrounding areas is apparently the result of ancient movement

. along this fault. South of Loma Linda, the Loma Linda fault displaces the sediments

iii)

of the Pleistocene-age San Timoteo. North of Loma, Linda, this fault forms a partial
barrier to grouridwater movement but is apparently overlain by more than 100 feet of

-unfaulted alluvial sediments. The Loma Linda fault does not represent a significant

seismic hazard to the site..No impacts from fault rupture are anticipated.

The San Jacmto fault zone'is a system of northwest-trendlng, right-lateral, strike-slip_
faults, and is the closest knawn active fault to the Project Site (occurring .
approximately two miles south of the Project Site), and is considered the most
important, fault to the site with respect to the hazard of seismic shaking and ground

“rupture. More large historic earthquakes have occurred on the San Jacinto fault than

any other fault in Southern California. Severe seismic shaking can be expected

-during the lifetime of the proposed structure. Construction of the hotel in accordance

with applicable requirements for development within Seismic Zone 4 as listed within
the Uniform Building Code would ensure that potential impacts -are reduced to the
maximum extent possible.

Liquefaction occurs primarily in saturated, loose, fine to medium grained soils in
areas where the groundwater table is within 50 feet of the surface. According to the

City's General Plan EIR, moderate to moderately high susceptibility for liqguefaction

hazards occurs in the northwestern portion of the city and the southern portion of the
city near Reche Canyon. The Project Site is located within the northwestern portion
of the City, and as shown on Figure 10.1 of the City's General Plan, occurs within the
liquefaction hazard zone. However, according to the County of San Bernardino
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b)

Hazards Overlay Map for the area, the Project Site occurs within an area of low
potential of liquefaction. Similarly, a geotechnical report prepared for the Project Site
indicated that the site had a low potential for liquefaction. Therefore given the
findings of two separate documents and the fact that the groundwater for the area is
at a depth greater than 50 feet as reported in the October 2011 Phase | Site
Assessment prepared for the Project Site, the potential for liquefaction is considered
low and no significant impacts are anticipated (the report is avaalable at the City
Community Development Department).

iv) The occurrence of landslides is considered minimal.because the Project Site is
relatively flat with a gentle slope toward the south and is not on or near a geologic
formation that would cause Iandslides. No impacts are anticipated.

The State of California is authorlzed to administer various aspects of the National
Pollutant Discharge Elimination System (NPDES). Construction activities covered under
the State’s General Construction permit: include removal of. vegetation, grading,
excavation, or any other activity that causes the disturbance of one acre or more. - -

The General Construction permit requires developments of one-acre or more to reduce
or eliminate non-storm water discharges into storm water systems, and to develop and
implement a Storm Water Pollution Prevention Plan (SWPPP). The Regional Water
Quality Control Board (RWQCB), Santa Ana Region has issued an area-wide NPDES
Storm.Water Permit for the County of San Bernardino, the San Bernardino County Flood
Control District, and the mcorporated cities of San Bernardino County within the Santa
Ana Region. The City of Loma-Linda then requires implementation of measures for a -
project to comply with. the area-wide permit requirements. The SWPPP would include

. Best Management Practices (BMP's) to prevent construction of the project to pollute

surface waters. This is a standard condition of approval applicable to this project. BMP’s
would include, but would not be limited to .street sweeping of adjacent roads during
construction, and the use of hay bales or sand bags to control erosion during the rainy
season. These are discussed in greater detail in Sectlon 9 Hydrology and Water
Quality, of this In|t|al Study y '

Compliance with the NPDES permit requirements, implementation of a SWPPP, and
compliance with the Mitigation Measures 7 and 8 as outlined in Section 9, Hydrology and
Water Quality of this Initial Study would protect the site from the loss of topsoil and off-
site sedimentation. A less than 5|gn|f|cant lmpact would result.

In May 2013, Geo Etka, Inc prepared a Preliminary Foundation Soils Exploratlon for the
Project Site. The report concluded that the site is suitable for the proposed three-story
hotel. Based on . soils -testing, the load bearing -soils possess strength parameters
adequate to support the Proposed.Project. In addition, the construction  of the Project
would not affect the stability of the surrounding structures. including: walls and electric
poles, provided implementation of the following mitigation measure:

Mitigation Measure 6:
The Project Proponent shall implement recommendations as provided in the May

2013 Preliminary Foundation Soils Exploration report (pages 6 through 10)
prepared by Geo-Etka, Inc. for foundation design, bearing value, total and
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differential (static) settlement, earth pressures, slab on grade, pavement design
and grading. :

Implementation of the above mitigation measure would ensure |mpacts from unstable
soils would be reduced to a less than significant level.

. a)

d) Based on soils testing prepared as part of the Preliminary Foundation Soils Exploration
for the Project Site, on-site surficial soils are classified as non-expansive, and therefore
no impacts from expansive soils would result.

'e) The Project is the construction and operation of a three-story, 95-room Extended Stay
Hotel. The proposed hotel would connect to the City's sewer collection system that
currently serves the site. No septic tanks or alternative wastewater drspcsal is proposed.
No |mpacts would result. -

. ' . ‘ Less' Than Less
Issues and Supporting Information Sources: s A M O UL N
: : Impact Incorporated Impact Impact
8." GREENHOUSE GAS EMISSIONS. Would the project: | ) | () ~| (/) | ()~
- a) Generate greenhouse gas emissions, either ' 1 '
directly or indirectly, that may have a srgnrfrcant
impact on the environment? ‘ .
b) Conflict with any applicable plan, policyor -~ | () [ () | ) | ()
" regulation of an agency adopted-for the purpose : : '
of reducing the emissions of greenhouse gases?

Comments: ' - |

In September 2006 Governcr Schwarzenegger signed Assembly Bill 32, The -Global

Warming Solutions Act of 2006. The Act requires that by the year 2020, the Greenhouse
Gas (GHG).emissions generated in California be reduced to the levels of 1990.
However, although thresholds of significance guidelines . have ~ been developed;
standards or significance thresholds have not yet been establrshed by SCAQMD or the
California Air Resources Board (CARB) ;

Per CEQA guidelines, new project emissions are treated as standard emissions, and air
quality impacts are evaluated.for significance on an air basin or even at a neighborhood
level. Greenhouse gas émissions are treated differently, in that the perspective is global,
not local.- Therefore, emissions for certain types of projects might not necessarily be
considered as new emissions if the project is primarily population driven. Many gases
make up the group of pollutants that are believed to contribute to global climate change.
However the three gases that are currently evaluated are Carbon dioxide (CO,) Methane
(CH,) and Nitrous oxide (N,O). SCAQMD’s CalEEMod model was used to determine
emissions from GHGs. Model results for GHG emissions related to the Proposed Project
are shown in Tables 3 and 4, construction and operational emissions, respectively. A
threshold of 3,000 MTCO2¢ per year has been adopted by SCAQMD for determining a
project’'s potential for significant impact to global warming for non-industrial projects
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(Draft Guidance Document — Interim CEQA Greenhouse Gas (GHG) Significance
Threshold, SCAQMD, October 2008).

Table 3
Greenhouse Gas Construction Emissions
MT Per Year
Source/Phase CcO, CH, N,0
Site Preparation 9.5 0.0 0.0
Grading. 11.6 0.0 0.0
Building Construction 389.5 | - 0.1 0.0
Paving 16.0 0.0 - 0.0
Architectural Coating 3.1 00 | 0.0
Total in MT Per Year 429.8 ;
Total CO2e Per Year 432.6
SCAQMD Threshold 3,000
Significant ' No
Source: CalEEMod 2013.2.2 Annual
Table 4 _
Greenhouse Gas Operational Emissions
“MT Per Year” _ :
Source ' CO, 1 CHga - N,O
Area 0.0 00-.| 0.0
Energy’ 1,263.1 0.0. |.00
Mobile 831.8 | 00. ] 0.
Waste 10.6 0.6 - 0.0
Water ' 106 | 01 .| 0.0
Total in MT Per Year 2,116.8 = -
Total CO2e Per Year . 2,138.2 -
SCAQMD Threshold . 3,000
Significant : N/A

Source: CalEEMod 2013.2.2 Annual

‘Ae shown in Table 3 and Table 4, GHG emissions reiated fo the proposed lDFOJBCt are
not anticipated to exceed the SCAQMD GHG emlssaons threshold Therefore impacts -
are antmpated to be less than significant.

b) There are no existing GHG plans, policies, or regulations that have been adopted by
- CARB or SCAQMD that would apply to this type of emissions source. It is possible that
CARB may develop performance standards for Project-related activities prior to Project
construction. In this event, these performance standards would be implemented and
adhered to, and there would be no conflict with any applicable plan, policy, or regulation;
therefore, impacts would be less than significant, and no mitigation would be required.



Initial Study for the City of Loma Linda

Proposed Extended Stay Hotel Page 21
. _ Lt_ass_Than Less
Issues and Supporting Information Sources: s it |soene | na
Impact Incorporated Impact Impact

-9. HAZARDS AND HAZARDOUS MATERIALS. Would
the project: () () 0) (v)
a) Create a significant hazard to the public or the

environment through the routine transport, use,
or disposal of hazardous materials?

b) Create a significant hazard to the public or the () () (v) ()
environment through reasonably foreseeable '
upset and accident considerations involving the
release of hazardous materials into the
environment?

c)  Emit hazardous emissions or handle hazardous () [ () () (v)
or acutely hazardous materials, substances, or
waste within 1/4 mile of an existing or proposed
school? ;

d)  Be locatéd on a site'which is included on a'listof | () () () (v)
hazardous materials sites compiled pursuant to ' '
~ Government Code Section 65962.5 and, as a
result, would it create a significant hazard to the
.public or the environment?

-e) For a project located within an airport landuse | () | () (v) ()
plan or, where such a plan has not been R N
adopted, within 2 miles of a public airport or
public use airport, would the project result in a
safety hazard for people residing or working i in
the project area?

) * For a project within the vicinity of a private () () | () 0 .
" airstrip, would the project result in a safety ' : - )
hazard for people residing or working in the
" project area?

g) Impair implementation of or physically interfere 1) () () ()
with an adopted emergency response plan or : e
emergency evacuation plan?

h) Expose people or structures to a significant risk () () () ()

: of loss, injury or death involving wildland fires, ‘
including where wildlands are adjacent to
urbanized areas or where residences are
intermixed with wildlands?

Comments:

a) The Proposed Project includes the construction and operation of a three-story, 95-room
hotel including related surface parking and hotel amenities. Construction activities would
not create a significant hazard to the public or the environment through the routine
transport, use, or disposal of hazardous materials, because construction of the facilities
would not involve such activities.
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off)

Similarly operational activities at the hotel including arrival and stay of guests,
employees, and maintenance of the hotel would not involve the routine transport or use
of hazardous materials. No significant impacts would resuilt.

Hazardous or toxic-materials transported in association with construction of the project
may include items such as oils, paints, and fuels. All materials required during
construction will be kept in compliance with State and local regulations. With
implementation of Best Management Practices (BMPs) and compliance with all
applicable regulations, potential impacts from the use of construction-related hazardous
materials is considered less than significant. -

~ The Project would not emit hazardous emissions or handle hazardous or acutely

hazardous materials, substances, or waste within %-mile of a school. The nearest
schools include the Victoria Elementary School located 0.6 miles north of the site on

. Richardson Street, and the Loma Linda Academy located 0.6 miles southwest of the site -
-on Anderson Street. No impacts are anticipated. 3

In October 2011, a Phase | Environmental Site Assessment (ESA) was performed for
the Project Site (the report is available at the City Community . Development
Department). A review of regulatory State and Federal agencies records did not reveal
chemical contamination or any record of a hazardous material/waste dump, spill, or

- transportation accident at the Project Site. According to the ESA, the Project Site does

not occur on a list of hazardous materials sites compiled pursuant to Government Code

Section 65962.5, and therefore would not create a significant hazard to the public or the

environment. During. a -site visit :conducted in- February 2016, -the use of hazardous

materials on-site' was not'observed No impacts would result.

There are no prlvate alrstrlps within the vicinity of the Prolect Site. Therefore the
Proposed Project would not result in a safety hazard for people residing or working in the

. project area, However, according to the City of Loma Linda General Plan Figure 10.4,

the Project Site occurs within the. San Bernardino International Airport (SBIA) Influence

Area. The San Bernardino International Airport is located approximately - 2.3 m|les'

northeast of the Project Site.

Since-the SBIA Airport Comprehensive Land Use Plan is currently beirig prepared, the .

- Project would be required to comply with guidelines established by the Federal Aviation
" Administration (FAA). As reported in Federal Aviation Regulation (FAR) Part 77, the
construction of tall structures including buildings, construction cranes, and cell towers in

the vicinity of an airport can be hazardous to the navigation of airplanes. The FAA,

~through FAR Part 77, established a method of identifying surfaces that should be free

from penetration by obstructions in order to maintain sufficient airspace around airports. -

"FAR Part 77, in effect, identifies the maximum height at which a structure would be

considered an obstacle at any given point around an airport. The extent of the off-airport
coverage needing to be evaluated for tall structure impacts can extend miles from an
airport facility. '

Tall structure impacts have historically involved the height of buildings and the height of
cranes used in construction. According to FAR Part 77, Section 23 Standards for
Determining Obstructions, an existing or proposed object is considered an obstruction to
air navigation if it is of greater heights than the following: 1) a height of 500 feet above
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“h)

ground level at the site of the object; or 2) a height that is 200 feet above ground level or
above the established airport elevation.

The SBIA is at an elevation of approximately 1,159 feet above mean sea level and the
Project Site has a similar elevation of 1,160 feet above mean sea level. Since the
proposed three-story hotel would have an approximate height of 49 feet and occurs at
the same elevation as the SBIA, it would not exceed height restrictions as outlined in the
FAR Part 77, Section 23. Similarly the pylon sign proposed for freeway visibility would be
constructed at a total height of approximately 75 feet and would not exceed height

restrictions listed in FAR Part 77, Section 23. Therefore, no safety hazard to people or . .

aircraft would result, and no significant impacts are anticipated.

The Proposed Project includes the construction of a hotel with one access point from
Richardson Street east of the site, and another access point from Redlands Boulevard
south of the site. Secondary fire-access only would be provided along the western

boundary and -would tie in with the neighboring commercial property to the west.

Construction and operation of the Extended Stay Hotel would not disrupt emergency

- access within the area as the access along the western property boundary would -

provide emergency access for the site. No |mpacts to an emergency response. plan or
emergency evacuatlon plan would result. ‘

Additionally, the California Emergency Services Act requiree the City.to manage and
coordinate the overall emergency  and recovery activities within its jurisdictional

- boundaries. The City's. Emergency Operations Plan includes policies and procedures to

be-administered by the City in-the event of a disaster. During disasters, the City of Loma
Linda is required to coordinate emergency operations with the County of San
Bernardino. .Policies within the City's General Plan and updates to the City’s Emergency
Plan, as required by State law, would ensure the Proposed Project would not interfere -
with adopted policies and procedures

“The Clty of Loma Linda has defined areas susceptible to wildland fires by a boundary

identified as the Urban Wildland Interface division line. According to Figure 10.3 of the

City’s General Plan, the greatest fire hazard can be expected to come from the adjacent

hills and canyons in the southern portion of the City. The Project Site is located
approximately 1.4 miles.northeast of ‘the nearest identified hazardous fire area in the
city.. The Project Site is located within an urbanized area. The Project would not expose
people or structures to a significant risk of loss, injury-or death involving wildland fires.
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Issues and Supporting Information Sources:

Polentially
Significant
Impact

Less Than
Significant
With Mitigation
Incorporated

Less
Than
Significant
Impact

No
Impact

10.

HYDROLOGY AND WATER QUALITY. Would the
project:

a)

Violate any water quality standards or waste
discharge requirements?

0

()

()

()

b)

‘Substantially deplete groundwater supplies or

interfere substantially with groundwater recharge
such that there would be a net deficit in aquifer
volume or a lowering of the local groundwater
table level (e.g., the production rate of pre-
existing nearby wells would drop to-a level which
would not support existing land uses or planned:;

uses for which permits have been granted)?

0)

()

Substantially alter the .existin'g drainage pattern of
the site or area, including through the alteration

of the course of a stream or river, in @ manner,
‘which would result in substantial erosion or

siltation on- or off-site?

0

)

.d)

Substantlally alter the ex:stlng drainage pattern of | .
‘the site or area, including through the alteration

of the course of a stream or river, or substantua[ly
increase the rate or amount ‘of surface runoff in a

"‘manner that would result in flooding on- or off-

site?

0

)

Create or. contribute runoff water which would
exceed the capagcity of existing or planned -
stormwater drainage systems or provide _
substantial additional sources of polluted runoff?

10

0

f)

Otherwise substantially degrade water quality? .

9

()

@)

0)

)

Place housing within a 100-year flood hazard -
area as mapped on a federal Flood Hazard

_Boundary or Flood Insurance Rate Map or other

flood hazard delineation map?

()

0)

()

()

Place within a 100-year flood hazard area

“structures, which would |mpede or redlrect flood

flows?

0

%

Expose people or. structures to a significant risk
of loss, injury or death involving flooding,
including flooding as a result of the failure of a
levee or dam?

0)

)

Inundation by seiche, tsunami, or mudflow?

()

()

()
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Comments:
a,f)  The Proposed Project would disturb approximately 3.22 acres and therefore is subject to

the National Pollution Discharge Elimination System (NPDES) permit requirements. The
State of California is authorized to administer various aspects of the NPDES.
Construction activities covered under the State’s General Construction permit include
removal of vegetation, grading, excavating, or any other activity that causes the
disturbance of one acre or more. The General Construction permit requires recipients to
reduce or eliminate non-storm water discharges into stormwater systems, and to
develop and implement a Storm Water Pollution Prevention Plan (SWPPP). The purpose
of a SWPPP is to: 1) identify pollutant sources that may affect the quality of discharges -
of stormwater associated with construction activities; and 2) identify, construct and
implement stormwater pollution control measures to reduce pollutants in stormwater
discharges from the construction site during and after construction.

The RWQCB has issued an area-wide NPDES Storm Water Permit for the County of
San Bernardino, the San Bernardino County Flood Control District, and the incorporated
cities of San.Bernardino County. The City of Loma Linda then requires implementation of
measures for a project to comply with the area-wide permit requirements. A SWPPP is
based on the principles of Best Management Practices (BMPs) to, control and abate

_ pollutants. The SWPPP must include BMPs so that construction of the project would not

pollute surface waters. Implementation of the following mitigation measure would reduce
the potential for stormwater.discharges during grading and construction:

Mitigation Measure.7:

Prior to issuance.of grading permits, the applicant shall submit to. the City
Engineer a Notice of Intent (NOI) to comply with obtaining coverage under the
National Pollutant Discharge Elimination System (NPDES) General Construction
Storm Water Permit from the State Water Resources Control Board. Evidence that
this has been obtained (i.e., a copy of the Waste Dischargers Identification
Number) shall be submitted to the City Engineer for coverage under the NPDES
General Construction Permlt prior to the issuance of grading permlts

‘In addition to complylng with NPDES reqmrements, the City of Loma Linda also requires

the preparation of a Water Quality Management Plan '(WOMP) for development projects
that fall within one of eight project categories established by the RWQCB. Since the
Proposed Project is.a -commercial development of 100,000 square feet or more, and
includes a parking lot of 5,000 square feet, it is considered a Category prOJect A WQMP
was prepared for the project, and is being reviewed by the City.

As part of the WQMP, all Cétegory projects must identify any 'hy_drologic condition’ of .

. concern that would be caused by the project, and implement site design, source control,

and/or treatment control BMPs to address identified impacts. Since the downstream
conveyance channels that would receive runoff from the Project are not all engineered,
hardened and regularly maintained, hydrologic conditions of concern were identified for
the project. To ensure potential impacts are reduced to a less than significant levels, the
following mitigation measure, shall be implemented.
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b)

c;e)

g)

Mitigation Measure 8:

The Project Proponent shall comply with Best Management Practices set forth in
the Water Quality Management Plan and as approved by the City Engineer.

The City obtains all of its water from groundwater wells in the Bunker Hill Basin, an
aquifer underlying the San Bernardino Valley. Groundwater in the Bunker Hill Basin is
replenished from rainfall and snowmelt from the San Bernardino Mountains. The Project
Site -is currently vacant, but at one point, between the 1930s and 1990s, included
agriculture uses and a single-family residence. The Proposed Project would- receive
water supply directly from the City of Loma Linda whose source of supply is
groundwater. Water demands of the hotel and on-site landscaping would be more than

‘the current demand for vacant land. However, according to the City’s General Plan, the

site is ‘designated for commercial development, and therefore the Proposed Project
would not deplete groundwater supplies nor would it interfere with recharge since it is
not within an area designated as a recharge basin or spreading ground.

The Project would conform to AB 1881 - Water Conservation by utilizing low water use,
drought tolerant plants as well as native plants to minimize water usage. The automatic
irrigation. system shall be designed with the highest efficiency possibly utilizing drip
irrigation and high efficiency rotators where spray is necessary. To ensure water usage
is mmlmlzed the following mitigation measure shall be |mplemented

Mitigation Measure 9:
The |rr|gat|on system shall utilize a water émart controller in oi'der to maximize -
efficiency in the scheduling and shall include a rain shut off device to prevent

|rr|gat|on during times of pret:lpltatlon

The Proposed Project would include -more paved aréas’ and bU|Id|Hg coverage than what
is currently on-site; however, the Project would riot alter the course of any stream or .

‘river. The Proposed Project includes the ‘construction of an on-site water- treatment

retention basin, located near the northwest corner of the site that would capture all on-
site runoff. In the event flows from the site exceed the capacity of the basin, overflows
would be directed north to a lined, trapezoidal. channel maintained by Caltrans. .In a
study prepared by Caltrans, the channel was design to handle run-off from' developed
properties south of it, including the Project Site. Currently; Caltrans is proposing the
construction of a new box culvert near the intersection of Anderson Street and the 1-10
Freeway that would handle additional flows from adjacent properties.

The Project design includes landscaping of all non-hardscape areas to prevent erosion.
The Building Official and City Engineer must approve a grading and drainage plan prior
to the issuance of grading permits. Review and approval of the drainage plan would
ensure the Project would not result in substantial erosion, siltation, or ﬂoodlng on- or off-
site. No impacts are anticipated.

No evidence of recent significant flooding at the site was observed during the recent site
visit conducted in February 2016. The site is located greater than 3,200 feet away from a
100-year or 500-year flood zone as designated by the Federal Emergency Management
Agency. The Proposed Project would not place unprotected housing within a 100-year
flood hazard area as mapped on a Federal Flood Hazard Boundary or Flood Insurance
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)

Rate Map or other flood hazard delineation map, because no housing is proposed as

" part of the Project. No impacts are anticipated.

According to Figure 10.2 of the City's General Plan, the Project Site is located within
Zone X, which identifies areas that are outside of the 500-year floodplain. No structures
would be placed within a 100-year floodplain. No impacts would result.

The San Bernardino County Flood Control District covers the entire County (including
the incorporated cities), and provides planning, design, construction, and operation of
flood control facilities. Storm drain systems have been constructed throughout the City-of
Loma Linda to accommodate both the increased runoff resulting from development and
to protect developed areas within the City from potential localized flooding. The San
Bernardino County Flood Control District has developed an extensive system of
facilities, including dams, conservation basins, channels and storm drains to intercept
and convey flood flows away from developed areas.- The Proposed Project would not
contribute to off-site storm flows as all storm flow generated on-site would be captured in

- the water treatment retention basin proposed for the Project.

No portion of the City occurs within the inundation area of the Seven Oaks Dam. No
impacts would result. '

Due to the inla_nd distance from the Pacific Ocean, ‘over 60 miles east of the nearest
ocean, and any other significant body of water, tsunamis and seiching are not potential
hazards; therefore impacts from seiche and tsunami are not anticipated.

Issues and Supporting Information Sources: | i g;ggpﬁ‘;;"n{ Wff,ﬂg,[‘;ﬂgi';‘on S |

Less Than Legs
Than

1.

Impact Incorporated .| Impact Impact

LAND USE AND PLANNING.r Would the project: - . . ]
a)  Physically divide an established community? | ()| () | () [ ()

b) Conflict with any applicable land use-plan, policy, | () | () | () | ().
or regulation of an agency with jurisdiction over - ' .
the project (including, but not limited to, a general
plan, specific plan, local coastal program, or
zoning ordinance) adopted for the purpose of .
avoiding or mitigating an environmental effect?

c) Conflict with any applicable habitat conservation () (" () (v) -

plan or natural community conservation plan?

Comments:

a-b)

The proposed three-story, 95-room hotel would be constructed on property that.is
currently vacant, designated by the City of Loma Linda General Plan as Commercial,
and occurs within the East Valley Corridor General Commercial Zone. Surrounding land
uses include commercial development to the west (existing Harley-Davidson
Motorcycles), vacant land and commercial development to the east, the existing Holiday
Inn Express to the southwest, and Redlands Boulevard followed by residential, vacant
and commercial development to the south. The Project Proponent is requesting the
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approval of a CUP to allow the hotel to serve beer and wine? and a Variance for the
proposed on-site monument sign, wall signs and freestanding (Pylon-style) sign. The
bar would have limited operating hours commencing in the afternoon and closing before
midnight. The Proposed Project would be consistent with the General Plan and zoning
ordinance and would not physically divide an established community. Approval of the
CUP and Variance is not anticipated to result in any significant impacts.

The Proposed Project would not conflict with any applicable habitat conservation plan or
natural community conservation plan, because there is no habitat conservation plan or
natural community conservation plan within the area surrounding the Project Site and no
habitat conservation lands are required to be purchased as mitigation for the Proposed
Project.

Issues and Supporting Information Sources: T e [ o0

Less Than Less .
Than

Impact Incorporated Impact Impact

12. |
a) - Resultin the loss of availability of a known Ol O 0O |w

MINEIRAL RESOURCES. Would the project:

mineral resource that would be of value to the
region-and the residents of the State?

b) Result in the loss of availability of a locally O O () | )
' important mineral resource recovery site S
. delineated on a local general plan, specmc plan
. or other land use plan?

-Comments: '

a)

Accdrding to the"California'Department of Conservation, Division of Mines and 'Géolbg“y,

- the: Project Site and surrounding area are designated Mineral Resource Zone 3 (MRZ-3). - -

This designation is given for areas containing mineral deposits; the significance of which -
cannot be evaluated. from available data due to urbanization. The' Proposed Project .
would not result in the loss of availability of a known mineral resource that would be of
value to the region and the residents of the State; the site is:currently vacant however |t '
occurs within an urbanized area, and has limited accessibility for mining.

‘The Project would not result in the loss of avallablllty of a Iocally |mportant mineral
resource recovery site delineated on a local general plan, specific plan-or other land use
plan, because -there are no identified locally important mineral resources within the
project area. -

? City Ordinance No. 719 allows for bar service at hotels with 50 rooms or more.
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J ) Lgss_ Than Less
Issues and Supporting Information Sources: Sy s | | we
Impact Incorporated Impact Impact

13. NOISE. Would the project result in:

a) Exposure of persons to or generation of noise () (v) () ()
levels in excess of standards established in the
local general plan or noise ordinance, or
applicable standards of other agencies?.

b). E)iposure- of persons to or generation of () () () | ()
excessive ground borne vibration or ground
borne noise levels? :

c) . A substantial permanent increase in ambient () () (v) ()
~ Noise levels in the project vicinity above levels -
- existing without the project?

d) A substahtial temporary or periodic increase in () () (v) ()
' ambient noise levels in the project vicinity above
levels existing without the project?

e) - For a project located within an airport land use )y |1 O () ()
~ plan or, where such a plan has not been k
adopted, within' 2 miles of a public airport or
public use airport, would the project expose
people residing or working in the project area to
excessive noise levels? :

f) " For a project within the vicinity of a private - () () () (v)
airstrip, would the project expose people residing . '
or working in the pro}ect area to excessive noise
Jevels?

Comments

a c d) Noise can be measured in the form of a decibel (dB), which is a unit for describing the

. amplitude of sound. The predominant rating scales for noise in the State of California are

the Equivalent-Continuous Sound Level (Leg), and the Community Noise Equwalent

Level (CNEL); which are both based on the A-weighted decibel (dBA). L, is defined as

the total sound energy of time-varying noise over a sample period.. CNEL is defined as.

the time-varying noise over a 24-hour period, with a weighting factor of 5 dBA applied to

the hourly Leq for noises occurring from 7:00 p.m. to 10:00 p.m. (defined as relaxation

hours) and 10 dBA "applied to events occurring between 10:00 p.m. and 7:00 a.m.

defined as sleeping hours). The State of California’'s Office of Noise Control has

established standards and guidelines for acceptable community noise levels based on

the CNEL and Lgn rating scales. The purpose of these standards and guidelines is to

provide a framework for setting local standards for human exposure to noise. Residential

development, schools, churches, hospitals, hotels and libraries have a normally
acceptable community noise exposure range of 60 dBA CNEL to 70 dBA CNEL.

Development of the Project would require site preparation (i.e., grading and excavation),
and construction. These activities require the use of heavy equipment such as graders,
backhoes, and cranes. This equipment would generate noise that would be heard both
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on and off the Project Site. In February 2016, a Noise Impact Analysis was prepared by
Kunzman Associates for the Extended Stay Hotel (the report is available at the City
Community Development Department). Results of the analysis are summarized herein.

The project site is bounded by the I-10 Freeway to the north, a City water pump station
and Richardson Street to the east, vacant land and a Holiday Inn Express Hotel to the
south and west, and a Harley-Davidson retail store to the west. The State of California
defines sensitive receptors as those land uses that require serenity or are otherwise
adversely affected by noise events or conditions. Schools, libraries, churches, hospitals,
and residential uses make up the maijority of these areas. Nearby sensitive receptors
that may be affected by the Proposed Project-generated noise is an adjacent hotel
located south and west of the project site.

Noise measurements were taken along the eastern side of Richardson Street by the City
water pump station, the northeastern corner of the Holiday Inn Express property, to the
east of the Harley Davidson retail store, and the vacant lot to the west of the Holiday Inn
Express Hotel. Ambient noise levels ranged between 64.6-70.2 dBA L., and 68.7-85.3
Lyax- Traffic-from the 1-10 Freeway ‘and Redlands Boulevard were the dominant noise
sources. The water pump station noise was also audible.

The City of Loma Linda’s Municipal Code establishes the following noise regulations that
are relevant to the proposed project. Section 9.20.040 Land Use Compatibility for
Community Noise Environments of the ordinance identifies exterior noise levels of up to
65 dBA CNEL as “normally acceptable” and exterior noise levels of up to 70 dBA CNEL
as “conditionally acceptable” for transient lodging uses: Transient lodging-is conditionally
. acceptable only after a detailed analysis of the noise reduction requirements is made
and n0|se reduction insulation features are included as preventative measures.

The closest receptor to the Project Site is the Holiday Inn Express located approximately
"155 feet from the southwestern edge of the property line. Site grading is expected to
produce the highést construction noise levels. A worst-case construction noise scenario
"assuming the use of a grader, backhoe, dozer, excavator and water truck (modeled as a

" dump truck) all operatlng between 25 and 200 feet from the property line was calculated
using the Federal Highway Administration's Roadway Construction Noise Model

"~ (RCNM). Assuming a use factor of 40 percent for each piece of equipment, unmitigated
noise levels would reach up to 71.4 dBA Leq and 73.9 dBA Lmax at the nearest
sensitive receptor

' Municipal Code Section 9.20.070, Temporary Permit Procedures states that the owner
or opéerator of a noise source which violates, or potentially violates any of the provisions
of the noise ordinance may file an application with the city manager for a temporary
noise waiver from the provisions of Sections 9.20.030 and 9.20.050. Specifically, Section

1 9.20.070 (C) states that “Developers that are involved with building construction and
subdivision grading may exceed maximum noise levels between the hours of 7:00AM
and 8:00PM, Monday through Friday, provided that all equipment is properly equipped
with standard noise muffling apparatus specifically for such equipment (i.e., exhaust
mufflers). Heavy construction is not permitted on weekends, or national holidays.
Further, proposed construction activities must adhere to the Municipal Ordinance which
establishes allowed hours for. construction activities as long as all construction
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equipment shall use noise-reduction features (e.g., mufflers and engine shrouds) that
are no less effective than those originally installed by the manufacturer.

The proposed construction activities would conform to the Municipal Ordinance and the
applicable measures listed and would not result in a significant impact. No further
mitigation is required.

Project-Related Traffic Noise

Existing and Existing Plus Project noise levels were modeled for each roadway segment
included in the traffic study prepared for the Proposed Project (Kunzman Associates,
Inc., February 2016) in order to calculate project-generated increases in ambient noise
levels, as well as noise levels overall with operation of the project. Noise levels were
modeled using the FHWA Traffic Noise Prediction Model - FHWA-RD-77-108.

Modeled- Existing traffic noise levels range between 42.5-65.16 dBA CNEL and the
modeled Existing Plus Project traffic noise levels range between 43.26-65.25 dBA CNEL
at the nearest sensitive receptors along each road-segment. In no case would project
generated vehicle traffic result in increases of more than 1 dBA along affected road
segments. Project generated vehicle traffic will not- result in substantial increases in
ambient noisé levels. : '

Project Operational Noise _

- Operational noise -associated - with the_proposed'Project'-wouId include parking lot
activities and outdoor pool/recreational activities. Delivery trucks, trash trucks and trash
containers can also be a source of on-site noise. Typical parking lot noise is expected to -
range between 36 dBA Leq (conversation) to 72 dBA Lmax (parking lot sweeper) at a
distance of 50 feet. These noise events would not occur close enough to the Holiday Inn
Express to be readily audible over freeway trafflc noise. No other sensitive receptors
would be affected by prolect generated noise.

" Project compllance with Section 9.20.050 of the Clty of Loma Linda Mummpal Ordinance
would further lower potential- parkmg lot noise. This ordinance prohibits the operation of
outdoor maintenance equipment (i.e., leaf blowers, lawn mowers, and gas edgers),
parking lot sweepers, construction equipment, truck deliveries, and refuse collection
between the hours of 10:00 PM and 7:00 AM. Project operational noise is not expected
to result in a violation of the City of Loma Linda noise standards or cause permanent
‘substantial increases in ambient noise levels. .

Traffic Noise Impacte to the Propoesed Project

The City of Loma Linda has identified noise levels of up to 65 dBA CNEL as “normally
acceptable” for transient lodging (Section 9.20.030 of the City of Loma Linda Municipal
Code). The SoundPLAN model was 'used to calculate future noise levels at the proposed
Project associated with the 1-10 Freeway and to model a noise barrier to lower those
noise levels. Future average daily trips (2040) and vehicle mix (86.8% autos, 5.4%
medium trucks and 7.8% heavy trucks) found in data provided by Caltrans
(http://traffic-counts.dot.ca.gov/) was utilized to model future noise levels associated with
the 1-10 Freeway.
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Future noise levels associated with the I-10 Freeway will range between 51.0 and 80.3
dBA CNEL at the proposed Extended Stay Hotel. Two scenarios were evaluated to
mitigate freeway noise at the site. The first scenario is a combination of a 12-foot
perimeter wall and upgraded construction methods and the other scenario would be
without any wall and only upgraded construction materials. As concluded in the Noise
Analysis, construction of a 12-foot noise barrier would reduce noise levels by up 10 dB
at first story locations, up to 4.7 dB at second story locations and by less than 1:dB at
third story locations. Even with construction of the proposed barrier, exterior noise levels
would continue to exceed the City's “conditional” exterior noise level criteria of 70 dBA
CNEL and upgraded construction would need to be utilized to reduce |nter|or noise
levels to an acceptable level.

To ensure interior noise levels of 45 dBA CNEL are achieved, the followirig mitigation
measure shall be implemented: -

Mitigation Measure 10:

The hotel roof and window/wall assemblies shall brovide an exterior to interior
noise reduction of 32-35 dBA CNEL for all facades facing north, 24 dBA CNEL for

.all facades facing west, and 30- 32 dBA CNEL for all facades facing east.

Implementatlon of the above mltlgatlon measure would reduce potenhal rmpacts from
future noise levels to less than significant. Normal commercial construction would be
sufficient for facades facing south and no mltrgatlon is warrant along this . portron of the
hotel.

Constructlon and operatlon of the proposed hotel would not require the use of equrpment
which would generate excessive ground ‘borne vibration or ground-borne noise levels.
Construction activities can produce vibration that may be felt by adjacent uses. Although
the primary sources of vibration during conistruction would be from bulldezers and
vibratory rollers, other vibratory equipment could bé used during installation of pavement
over the entire site. The vibration intensity (peak particle velocity (ppv) in inches/second)
is on the vertical scale and the vibration frequency is on the horizontal scale. A wbratory
roller could produce a ppv of up to 0.21 inch per second at 25 -feet. There are no
sensitive receptors within 25 feet of the Project Site. Construction related vibration would
not result in a significant impact. A few heavy trucks can be expected to visit the Project
Site to deliver supplies on a regular basis. These trucks would not be anticipated to™ -
exceed 0.10 in/sec ppv at 10 feet (Caltrans 2002). Predicted operational related vibration
levels at the nearest off-site structures, which are located in excess of 25 feet from the
traveled roadway segments, would not be anticipated to exceed even the most
conservative threshold of 0.2 mch/second ppv. No impacts from ground-borne noise or
vibration would result.

The Project Site is not located within an Airport Land Use Plan, and is not within two -
miles of a public or private airport or airstrip. However, according to the City Loma Linda
General Plan Figure 10.4, the Project Site occurs within the SBIA Area. The SBIA is
located approximately 2.3 miles northeast of the Project Site. Implementation of
Mitigation Measure 10 would ensure that the proposed hotel will be constructed with
appropriate noise attuning construction materials (i.e., graded windows) to reduce noise
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from the adjacent I-10 Freeway. Exposure to aircraft noise would also be reduced to
levels expected to be less than significant. Therefore, no significant impacts are
anticipated and no additional mitigation is warranted.

f) There are no private airstrips within the vicinity of the Project Site, and as stated in
response to question (e) above, no significant impacts from aircraft noise are
anticipated.

Lo ) Less Than |. Less
Issues and Supporting Information Sources: s i M L O L Y
) i .Impacl Incorporated Impact ‘Fmpacl

‘14. POPULATION AND HOUSING. Would the project:

a) Induce substantial population growth in an area, () -1 0O | ™
either directly (for example, by proposing new .
homes and businesses) or indirectly (for
example, through extension of roads or other
infrastructure)? :

b) Displace substantial numbers of existing housing, | () () () (v)

) " necessitating the construction of replacement s |
- housing elsewhere? : - _

c) ° Displace substantial numbers of people, ' () O | -(.\?) '
necessitating the construction of replacement :
housing elsewhere?

* Comments: B L o _

a) Construction at the site would be short-term and would. not create any new Ieng term
construction jobs. Operation of the hotel would require. approximately ten full-time
employees and up to five part-time employees. The addition of 15 employees would not
induce a substantial population growth in the'area. No |mpact would result -

b) .. The Project Site is currently vacant. No |mp_acts to existing hoUsmg_ would result.

c) The Proposed Project would not di'splece any people as the Project Site is currehtly

vacant and housing would not be required elsewhere. No impacts would result. .
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: Less Than Less
Issues and Supporting Information Sources: i W L Y
Impact Incorporated Impact Impact
15. PUBLIC SERVICES. Would the project result in

" maintain acceptable service ratios, response times or
.other performance ob;ectives for any of the pubhc

a) Fire protection?

substantial adverse physical impacts associated with the
provision of new or physically altered governmental
facilities, need for new or physically altered
governmental facilities, the construction of which could
cause significant environmental impacts, in order to

services:

O O |10

b) Police protection? ‘ ()

) [ O

: c) Schools? ' ‘ ()

() | )

(
(
d) Parks? _ () (
(

)
) O [ ()
)
)

e) - Other public facilities? . | () - ). 0

Comments

a)

" Fire_Protection — Fire protectuon is prowded by the Fire and Rescue D|V|S|0n of the

Department of Public Safety, City of Loma Linda. Fire Station 251 sérves the site and is
located at 11325 Loma Linda Drive, approximately 1.3 miles south of the Project Site.
The Community Development. Department and the Department of Public Safety enforce
fire standards during review of building plans and inspections. The City maintains ajoint
response/automatic aid agreement with the fire .departments in nelghborrng cities .
including Colton, Redlands, and San Bernardino. The Department also participates .in
the California Master Mutual Aid Agreement. The proposed hotel would be required to
comply with City fire suppression standards including building sprinklers and adequate .
fire access. Following receipt of required development fees, |mpacts to fire protectlon
would be less than significant.

. Police p'rotection —The San Bernardino County Sheriff's Depél'tn;\ent (SBSD) providés

police protection for the City. The SBSD currently has 12 sworn officers assigned to the -
City. With an estimated population of 23,600 people, the ratio of officers to citizenis is
approximately 1:1,967. Operation of the 95-room hotel would not result in a significant
number of guests or employees, and no new permanent residéents. Following recelpt of
required development fees, impacts to the SBSD would be less than significant.

Schools — School services within the City of Loma Linda are provided by the Redlands
Unified School District and the Colton Joint Unified School District. Operation of the hotel
would not result in a significant amount of new jobs as the 95-room hotel would require
ten full-time-and up to five part-time employees. The employees would be expected to
come from the local area and therefore no significant impacts to schools would result.

Parks — Operation of the hotel would not result in a significant amount of new jobs as
only approximately 15 employees would be required. The employees would be expected
to come from the local area and therefore no additional parkland would be required, and -
no impacts would result.
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e)

Maintenance of Public Facilities: The additional amount of traffic generated by the
proposed Project is 776 daily trips. The Project applicant would be required to pay fees
established by the Public Works Department to minimize impacts to public roads (refer

to Section 17 Traffic and Circulation of this Initial Study). Therefore, potential impacts to

maintenance of local roads are anticipated to be less than significant.

Less Than Less
Issues and Supporting Information Sources: it Moo i LI WL Y (R
. . |_Impact Incorporated Impact Impact
16.  RECREATION. Would the project:
a) Increase the use of existing neighborhiood and () () 1O (v)
regional parks or other recreational facilities such ' ;
that substantial physical deterioration of the
facility would occur or be accelerated?
b) Does the project include recreational facilities or 1 () () () | ()
require the construction or expansion of : '
recreational facilities which might have an
. adverse physical effect on the environment?
Comments: . .
a-b) . Operation of 95-room ‘hotel would not result in a si‘gnifiéant émount of new jobs as
: . approximately ten full-time and up to five part-time employees would be required for. : -
operation and maintenance. The employees would be expected to come from the local
. area and therefore the Proposed Project would not increase the use of existing -
neighborhood or regional parks or other recreational facilities resulting in-a substantial
physical deterioration of such facilities. No impacts would result. - o e
) ’ ; . ' Less Than ' Less
" “Issues and Supporting Information Sources: _ et Bl Wi ) L )
) . ) | Impact Incorporated Impact Impact
17. TRANSPORTATION/TRAFFIC. Would the project:
. a) Cause an increase in traffic, which is substantial O | () ()

in relation to the existing traffic load and capacity
of the street system (i.e., result in a substantial
increase in either the number of vehicle trips, the
volume to capacity ratio on roads, or congestion
at intersections)?

b) Exceed, either individually or cumulatively, a () () () (v)
level of service standard established by the
county congestion management agency for
designated roads or highways?
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Issues and Supporting Information Sources: i Ml s A P B
Impact Incorporated Impact Impact
c) Result in a change in air traffic patterns, including | () () () (v)

either an increase in traffic levels or a change in
location that results in substantial safety risks?

d) Substantially increase hazards due to a design () (v) () ()
feature (e.g., sharp curves or dangerous ;
intersections) or.incompatible uses (e.g., farm
equipment)? ‘

e)  Resultininadequate emérgency access? ) () () 4 ) (v)

f) Result in inadequate parking capacity? () () () | )

9) Conflict with adopted policies, plans, or programs | () () () )
supporting alternative transportation (e. g bus :
turnouts bicycle racks)

Comments:

a,b).

In February 2016, Kunzman Associates, Inc. prepared a Traffic Impact Analysis for the
Extended Stay Hotel (the report is available at the City Community Development
-Department). The purpose of the report is to provide an assessment-of the traffic
impacts resulting from the development of the Project and to identify the traffic mitigation
measures necessary -to -maintain the established Ievel of service standard for the

- elements of the |mpacted roadway system.

As requrred by Measure V, or the Growth Management Element of the amended City of .
Loma Linda General Plan, which is an initiative approved by voters in November 2008,

~any.location where the level of service is below LOS C, the Transportation Element

criterion; at the time.an application for development is submitted, mitigation measures .

' , 'shall be imposed to ensure that the Ievel of traffic service is maintained.

'A series of scoplng discussions were conducted with the-Crty of Loma Linda to define

the desired analysis locations for the Proposed Project's future analysis years. In

. addition, the San Bernardino- Associated Governments staff was also contacted to

drscuss the project and its associated travel patterns.

"No analyS|s is requlred further than five miles from the Project Site. Additionally, the

Project does not contribute traffic greater than the freeway threshold volume of 100
two-way peak hour trips to the I-10 Freeway. The project does not contribute traffic
greater than the arterial link threshold volume of 50 two-way trips in the peak hours on
facilities serving intersections outside of the City of Loma Linda. Existing intersections
traffic conditions were established through morning and evening peak hour traffic counts
obtained by Kunzman Associates, Inc. from September 2015. Project traffic volumes for
all future projections were estimated using the manual approach. Trip generation has
been based upon rates obtained from the Institute of Transportation Engineers, Trip
Generation, 9th Edition, 2012.

The definition of an intersection deficiency has been obtained from the City of Loma
Linda General Plan and Measure V. The General Plan and Measure V state that peak
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hour intersection operations of Level of Service C or better are generally acceptable.
The study area intersections currently operate at Level of Service C or better during the
peak hours for existing traffic conditions, except for the study area intersection of
Anderson Street at Redlands Boulevard that is currently operating at Level of Service D
during the evening peak hour.

The existing delay and Level of Service for the study area intersections currently operate
at an acceptable Level of Service during the peak hours for existing traffic conditions,
except for the following study area intersections that are currently operating at an
unacceptable Level of Service during the evening peak hour including: 1) Anderson
Street at Redlands Boulevard, and 2) Mountain View Avenue at Redlands Boulevard.

The Proposed Project is projected to generate a total of approximately 776 daily vehicle
trips, 50 of which would occur during the morning peak hour and 57 of whlch would
occur during the evenmg peak hour.

For Openmg Year (2017) With PrOject traffic conditions, the study area intersection of
Anderson Street and Redlands.Boulevard is projected to operate at unacceptable Level
of Service during the evening peak hour. However with improvements the study area .
intersections are projected to operate within acceptable Levels of Service consistent with
Measure V during the peak hours for Existing Plus Project traffic condltlons with

" rmprovements

For Year. 2040 with and without Project, the study area intersectians of Anderson Street
at. Redlands Boulevard, and Mountain View: Avenue at Redlands Boulevard are
projected to operate-at an unacceptable Level of Service during the evening peak hour,
without improvements. Table 5 summarizes the  necessary intersection improvements
- and costs associated with maintaining a LOS of C. the study area intersections are
projected to operate within acceptable Levels of Service consistent with Measure V
durlng the peak hours for Horlzon Year (2040) Without Project traffic conditions, with
: 'Improvements : g

Table 5 -
Extended Stay Hotel
Intersectlon Improvements and Costs

Intersection - Improvement : Total
‘AndersonStreet at .| Construct additional eastbound through lane?; Nexus*
Redlands Boulevard = | Construct additional westbound through lane Nexus
‘Mountain View Ave at | Construct northbound right turn lane, $50,000
Redlands Boulevard - | Construct additional eastbound through lane; Nexus
: ' Construct eastbound right turn lane with overlap; | $60,000
Construct additional westbound through lane Nexus
Construct westbound right turn lane with overlap. | $60,000
Total $170,000

3 Improvements are only needed for Horizon Year (2040).
4 Improvement is included within the 2011 San Bernardino Associated Governments (SANBAG) Development
Mitigation Nexus Study.
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Table 6
Extended Stay Hotel
Fair Share Contribution Calculetion

Intersection Total Peak Existing | Horizon Year | Project Total Project | Project
Cost Hour Traffic (2040) Traffic New % of Cost
with Project Traffic. New Share
Traffic Traffic
Anderson Street at Nexus Morning 3,036 3,927 24 891 2.7% $-
Redlands Boulevard - Evening 3,330 . 4178 . 28 848 3.3% $ -
Mountain View Ave at $170,000 | Morning 2,863 4,080 21 610 3.4% $5,852
Redlands Boulevard Evening 3,367 |- 4,945 24 . 710 3.4%
i Total | $170,000 . $5,852

To ensure the Proposed Project ensures acceptable Levels of Service consistent with
Measure V, the following mitigation measures are required:

Mitigation Measure 11:

Construct Richardson Street from the north project boundary to the south project
boundary at its ultimate cross-section width including Iandscapmg and parkway
improvements in conjunctlon with development.

Mitigation Measure 12:

Sight distance at project access shall comply with standard California Department -
of Transportation/City of Loma Linda sight distance standards. The final grading,
landscaping, and street improvement plans shall demonstrate that sight distance
standards are met. Such plans must be reviewed by the City and approved as
consistent with this measure prlor toi |ssue of gradlng permlts

Mltlgatlon Measure 13

The Project Proponent shall oontnbute on a falr share ba5|s, calculated to be
$5,852, to the construction of a northbound right turn lane at the intersection of

~ Mountain View Avenue and Redlands Boulevard. Improvements at the

intersection shall also include an eastbound right turn lane with overlap and a.
westbound right turn lane with overlap. -

Implementation of the above mitigation measures would ensure accepta'ble Levels of
Service con3|stent with Measure- V during the peak hours with Project traffic conditions.

The site is not located within an airport Iand use plan and is not W|th|n two miles of a
public airport. The nearest airports are the San Bernardino International Airport, located
approximately 2.3 miles north of the Project Site. According to Figure 10.4 of the City's
General Plan, the Project Site is located within the San Bernardino International Airport
influence area. Since the height of the hotel would not exceed three-stories and the
proposed pylon sign would be similar in height to an existing sign in the area (i.e., 75-
foot high Chevron freeway pylon sign), the proposed hotel would not change air traffic
patterns or create a safety hazard to people or aircraft. No impacts would result.
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d)

f)

The Proposed Project would not create or substantially increase hazardous conditions due
to its design. There are no sharp curves, dangerous intersections, or incompatible uses
that would interfere with traffic flow. Access to the site would be provided by a driveway
along Richardson Street, and a driveway from Redlands Boulevard, and secondary
emergency vehicle access from the westerly adjoining property ingress.

The projected left turn and arterial peak hour volumes were reviewed for left turn lane
warrants on Richardson Street at the project access intersection with project traffic
conditions. The proposed three-legged intersection of Richardson Street at the project
access is projected to warrant a left turn lane due to a turning volume of approximately
25 vehicles the arterial peak hour volume per lane is greater than 430 (major approach
volumes divided by 2 lanes) during the evening peak hour. The recommended minimum
acceptable design length for a turn storage length is 150 feet for arterials with speeds
less than 45 miles per hour. The recommended maximum single turn storage length
shall be 300 feet.

Required storage lengths have been calculated based on the guidelihes provtded in the

California Department of Transportation Highway Design Manual, Section 405.2 (2)(e).
The turning-storage length on Richardson Street at the project access was analyzed to
verify the storage capacity for the proposed project. The calculated storage length based -
on volume is less than the recommended storage length (150 feet minimum) based on
the.roadway speed. Currently Richardson Street is two ‘lane undivided r.oa_dway with no
posted speed; however, because of the turning movement warrant, a 150 foot
northbound left turn lane should be added in conjunctlon with the other prOJect
improvements. : . : -

To ensure potential trafflc hazards are reduced the followmg mlttgatlon measure shall be‘
implemented:.

Mitigation Measure 14: -

Prior to issuance of building occupancy the Project Proponent shall construct a
left turn lane of a minimum 150 feet in length on northbound Richardson Street at
the project access. The recommended maximum turn storage length shall not
exceed 300 feet. -

The Project would have access to Rlchardeon Street and Redlends Boulevard, with
secondary emergency access from the westerly adjoining property ingress. No |mpacts
are anticipated. :

According to the City's Mummpal Code the Proposed.Project is reqmred to provide 104
parking spaces (1.1 parking stalls per room). The site plan allocates a total of 109
parking spaces resulting in an excess of five spaces. No impacts from inadequate
parking spaces would result.

An existing bus stop (Omnitrans) is located approximately 600 feet southeast of the
Project Site entry on Redlands Boulevard, and another bus stop occurs on the southeast
corner of Redlands Boulevard and Richardson Street (approximately 500 feet from the
Project Site). Currently there are no designated bike lanes along Richardson Street or
Redlands Boulevard. Development along Richardson Street and Redlands Boulevard
includes existing parking areas and interior roadways currently used by patrons and
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employees. Traffic ingress/egress onto adjacent exterior roadways would not change.
Therefore, no impacts to bus patrons or cyclists are anticipated.

Less Than Less
Issues and Supporting Information Sources: et W ) L S

Impact Incorporated Impact Impact

-18.

UTILITIES AND SERVICE SYSTEMS. Would the
project: - O 0 [0]O0
a) Exceed wastewater treatment requirements-of .

the applicable Regional Water Quality Control
Board?

b) Require or result in the construction of new water | () | () (v) ()
or wastewater treatment facilities or expansion of |
existing facilities, the construction of which could
cause significant environmental effects?

c) Require or result in the construction of new storm | () |- () ) | )
water drainage facilities or expansion of existing
facilities, the construction of which could cause
significant environmental effects?

d) Have sufficient water supplies available toserve | () .|" () “| (¥) ()
: the project from existing entitlements and ‘
resources, or are new or expanded entltlements _
needed? = . ‘

e) - Resultin a determination by the wastewater =~ | () O 1) | ()
treatment provider, which serves or may serve -
the project, that it has adequate capacity to serve
the project’s projected demand in addition to the
provider's existing commitments? .

) Be served by a landfill with sufficient permitted O 1 O [ ()~

capacity to accommodate the project's solid
waste disposal needs?

g) Comply with Federal, State, and local statutes | () | (¥) () ().
and regulations related to solid waste? ‘ '

Comments:

.a,b,e) The City of Loma Linda’s wastewater is treated by the City.of San Bernardino through a

Joint Powers Agreement. The City of San Bernardino operates both a secondary and a
tertiary plant that discharge effluent to the Santa Ana River. The Proposed Project would
be served by the City of San Bernardino sewer collection and treatment system; which -
has waste treated by the San Bernardino Water Reclamation Plant (SBWRP). The -

- Proposed Project would generate wastewater that can be discharged to a municipal

system with sufficient capacity. The SBWRP is a regional plant that serves a larger
population than just the City of San Bernardino and Loma Linda (Highland and San
Bernardino International Airport). The existing flow to the SBWRP of 28 million gallons
per day (MGD) could be expected to increase cumulatively (at build-out) by 20.2 MGD
for a total flow of 48.2 MGD. This amount would exceed the existing design capacity of
33 MGD by 15.2 MGD. Additional facilities would need to be built or expansion of
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i

f)

existing facilities would need to be completed to accommodate the proposed build-out in
the service area of the SBWRP.

The wastewater collection system is currently experiencing deficiencies and the City of
Loma Linda's Wastewater Collection System Master Plan report of 2002 predicted an
increase in system pipe capacity deficiencies of 57,022 out of 750,718 linear feet of pipe
by the year 2025. That report was not based on the build-out projections presented in

-the General Plan Update EIR.

Mitigation presented in the City's General Plan Update .EIR requires the City to update
the Wastewater Collection System Master Plan to reflect General Plan Update build-out
statistics, review treatment facility capacity periodically and adjust Sewer Capacity Fees
when appropriate in consultation with participating communities to accommodate
construction of new or expanded wastewater treatment and collection facilities.

Based on average annual domestic water requirements for hotel land uses and as -
evaluated in the City of San Bernardino's General Plan Update EIR, the Project is

_projected to generate 47,575 gallons per day (gpd) of wastewater flow (based on water

demand previously calculated for a 100-room hotel/conference center pro-rated for an
approximate: 95-room hotel). These flows would be .accommodated with existing
capacities of both the sewer system and the SBWRP. The Project is consistent with the
City of Loma Linda General Plan and would be required to meet the requisites of the:

' Santa Ana Regional Water Quality Control Board regarding wastewater quallty Impacts -

are conSidered less than significant.

The Project Slte and surroundmg area is currently served:by ekisting' storm dreins.

.Although no significant amount of additional stormwater is anticipated, drainage plans -

would still be reviewed by the City Engineer to ensure the system would-have sufficient

_carrying - capacity. The Project also includes the construction of an on-site water
" treatment retention basin. No significant impacts are antlmpated '

The production and distribution of water within the City of Loma Llnda' is provided by the
City’s Department of Public Works, Water Division: The City's groundwater is supplied -
from. six wells. The total production capacity of these wells totals 7,900 gallons per
minute. In addition to the groundwater wells, the City has two emergency connections
with the City of San Bernardino and one with the City of Redlands. The City has the
ability to finance and construct required facilities necessary to obtain the water supply to
meet planned growth through the collection of development fees and the use of other
funding methods.

As previously discussed, the hotel is projected to generate 47,575 gallons per day of

-wastewater. Based on projected sewer flows, it is estimated that the Project would have

a water demand of approximately 59,469 gallons per day (approximately 75 percent of
water use to sewer). The Project’'s water supply requirements would be considered a
less than significant impact on the City's system; the water supply and system -
requirements will be assessed during project review and approval. The applicant would
be required to pay service fees. A less than significant impact is anticipated.

The City of Loma Linda contracts with Republic Services of the Inland Empire to provide
solid waste collection services. Solid waste not diverted to recycling or composting
facilities is transported to the San Timoteo Sanitary Landfill located in the City of
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Redlands. The San Timoteo Sanitary Landfill is permitted to receive up to 1,000 tons per
day. According to the California Integrated Waste Management Board’s estimated solid
waste generation rates for hotels, the Proposed Project is expected to generate
approximately 190 pounds per day (95 rooms times two pounds per room per day) or
0.095 tons per day. Proposed development would not generate a significant amount of
additional solid waste into the City’s waste stream. The San Timoteo Sanitary Landfill is
permitted to receive 1,000 tons per day. Estimated project-generated waste represents
approximately 0.0095 percent of the total permitted waste received at the landfill. The
solid waste collection system would not be affected by the development of the Project

. Site.

Construction & Demolition debris represents a large portion of materials being disposed
of at landfills. To achieve the State-mandated diversion goal, the City has implemented a
variety of programs that seek to reduce the volume of solid waste generated, encourage
reuse, and support recycling efforts. City programs include the distribution of educational -
materials to local schools. and- organizations. The City. also requires all applicable -
projects to comply with Resolution No. 2129 Construction and Demolition -
.Recycling/Reuse Policy as adopted by the City Council. To ensure the Proposed Project
contributes towards' the dtversmn mandate the following mitigation measure shall be
implemented: ;

Mltlgatlon Measure 15:

The Project . Proponent shall comply with City adopted pohmes regarding the"-

reductlon of constructlon and demolition (C&D) materials. -

Issues and Supportlng |nf0l'matI0n Sources ; Significant |With Miligalion | Significant No

Less Than Less
Potentially Significant Than

Impact Incorporated Impact Impact "

MANDATORY FINDINGS OF SIGNIFICANCE

19.
' a) Does the pro;ect have the potential to degrade () () () ( )

the.quality of the environment, substantially
reduce the habitat of a fish or wildlife species,
‘cause a fish-or wildlife population to drop below
self-suistaining levels, threaten to eliminate a
plant or animal community, reduce thé number or
restrict the range of a rare or endangered plant or
animal, or eliminate important examples of the
major periods of California history or prehistory?

- b) " Does the project have impacts that are - () () () |'(v)

individually limited, but cumulatively
considerable? ("Cumulatively considerable"
means that the incremental effects of a project
are considerable when viewed in connection with
the effects of past projects, the effects of other
current projects, and the effects of probable
future projects)?
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L Less Than Less
Issues and Supporting Information Sources: Sty bt st | v
Impact Incorporated Impact Impact
c) Does the project have environmental effects () () (v) ()
which will cause substantial adverse effects on
human beings, either directly or indirectly?

Comments:

a)

b)

Critical habitat identifies specific areas that are essential to the conservation of a listed
species and, with respect to areas within the geographic range occupied by the species.
During a recent site visit conducted in February 2016, the site was void of vegetation
and in a graded state. Records of observation for sensitive species were retrieved from
the California Natural Diversity Data Base (CNDDB) on February 23, 2016 for the San
Bernardino ‘South and Redlands USGS 7.5-minute quadrangle. Review of data
indicated that there are no CNDDB records in the immediate vicinity of the Project site.

‘ A few Iow-growing trees on-sitt would be removed to allow for the proposed

development, but would be replaced in accordance with the approved landscape plan.
Mature eucalyptus trees that occur within the Caltrans right-of-way to the north would
remain and-would not be impacted by the proposed development. Since the Project Site
is adjacent to the freeway: and commercial development, it is anticipated that no impacts
to any species identified as a candidate, sensitive, or special status species in local or
regional ‘plans, policies, or ‘regulations, or by the California Department of Fish and

- Wl|d|lfe ar U.S. Fish and Wildlife Service would result.

-In October 201'1, F’roperty Solutlons, Inc. prepared a Phase | Site Assessment for the

- Project Site (the report is available at the City Community Development Department).
" Based on a review of the historical sources, the Project Site was utilized for agricultural

-purposes since at least the 1930’s. The site was developed with rural residential and
agricultural-related structures. in the 1930s through the 1990s. The Proposed Project
would involve grading and other earthwork that could potentially unearth unknown
historic resources. Implementation of mitigation measures contained in this Initial Study
would ensure potentlal impacts to these resources is reduced to a less than 5|gn|f|cant :
level. ,

' Although not significant on its own,- the Projeét would contribute to curulative air

emissions in the region, as would all future development in the region. The Loma Linda
General Plan EIR was prepared to determine if any significant adverse environmental
effects would result with implementation of the proposed General Plan. The EIR
concluded that the General Plan would result in unavoidable significant impacts to air
quality, biological resources, water supply, traffic and circulation and open space.
Mitigation measures were adopted for each of these resources; however they would not
reduce impacts to less than significant levels. As such, the City adopted a statement of
overriding considerations to balance the benefits of development under the General Plan
against the significant unavoidable adverse impacts (CEQA Guidelines Section 15092
and 15096(h)). No further discussion or evaluation of cumulative impacts is required.

Proposed development at the site would not cause substantial long-term adverse effects
on human beings, either directly or indirectly. In October 2011, a Phase | Environmental
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Site Assessment was performed for the Project Site (the report is available at the City
Community Development Department). A review of regulatory’ State and Federal
agencies records did not reveal chemical contamination or any record of a hazardous
material/waste dump, spill, or transportation accident at the Project Site. The Project Site
does not occur on a list of hazardous materials sites compiled pursuant to Government
Code Section 65962.5, and therefore would not create a significant hazard to the public
or the environment.

In addition, construction activities would temporarily increase ambient noise levels for
the. surrounding area. According to the.-City's Development Code, all temporary
construction activities are exempt from the noise standards as long as construction
activities are limited to the daytime hours (7:00 a.m. to 10:00 p.m.) Monday through
Friday, with no heavy construction occurring on weekends or national holidays, and
construction equipment is to be properly maintained with working mufflers. Adherence to
the City's Mummpal Code would reduce potentlal impacts.
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EARLIER ANALYSES

Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA
process, one or more effects have been adequately analyzed in an earlier EIR or Negative
Declaration per Section 15063(c)(3)(D). The effects identified above for this project were within
the scope of and adequately analyzed in the following earlier document(s) pursuant to
applicable legal standards, and such effects were addressed by mitigation measures based on
the earlier analysis. The following earlier analyses were utilized in completing this Initial Study
and are available for review in the City of Loma Linda, Community Development Department: = -

e City of Loma Linda General Plan, Updated May 2009

e City of Loma Linda Final General Plan Update Environmental Impact Repbrt, LSA
Associates ' : ' :

e Phase | Environmental Assessment of Vacant Parcel, Redlands Boulevard and.
Richardson Street, Property Solutions Incorporated, October 19, 2011.

¢ Towne Place Extended Stay Hotel, Traffic Impact Anélysis, Kunzman Associates,
February 13, 2016. ' ) ' :

o Towne Place Exterided Stay Hotel, Noise I'mpact- Analysis, Kunzman Associates, Inc., :
- February 15, 2016. _

o Preliminary‘Fouhﬂatién Soils. EXplofatio‘ri_ and Pavement Design Recommendations at
the North Side of Redlands Boulevard, Intersection of Poplar Street, Loma Linda, -
California, GEO-ETKA, Inc., May 29, 2013. - '



MITIGATION MONITORING REPORTING PROGRAM

Project: Extended Stay Hotel; CUP 15-135, V 15-136, MSP 15-137 Applicant: Sagemont Hotels

Date: March 16, 2016

Lead Agency: City of Loma Linda

Mitigation Measures No. / Responsible for Monitoring Timing of Method of Verified Date
Implementing Action Monitoring Frequency Verification Verification /Initials
Air Quality
Mitigation Measure 1: The Project Proponent will be City of Loma During on-site | During site On-site Inspection
required to use Low VOC Paint at 50 g/l for all interior | | inda Community | painting inspections
and exterior painted surfaces. Development activities
Department
Cultural Resources
Mitigation Measure 2: In the event historic or [ Applicant/ Throughout During site On-site
archaeological resources are unearthed, a qualified | Contractor; City ground inspections inspections
archaeologist shall be contacted to determine if | of Loma Linda altering
reporting the finds is required and if further monitoring [ Community activities
during site earthwork is warranted. If, at any time, | Development
resources are identified, the archaeologist shall make | Department
recommendations to the City of Loma Linda for
appropriate mitigation measures in compliance with the
guidelines of the California Environmental Quality Act.
Mitigation Measure 3: In the event Native American | Applicant/ In the event During inspections | On-site
resources are uncovered and at the discretion of the | Contractor; City resources are | & monitoring inspections
Lead Agency, a Native American monitor shall be | of Loma Linda discovered.
included in the monitoring program. In this case, the | Community
Native American monitor may be of Gabrielino, Serrano, | Development
or Luiseno descent. Department
Mitigation Measure 4. Should paleontological resources | Applicant/ Throughout During site On-site
be uncovered during grading, a qualified vertebrate | Contractor; City ground inspections inspections
paleontologist shall be contacted to perform a field | of Loma Linda altering
survey to determine and record any non-renewable | Community activities
paleontological resources found on-site. The | Development
paleontologist shall determine the significance, and | Department
make recommendations to the City of Loma Linda for
appropriate mitigation measures in compliance with the
guidelines of the California Environmental Quality Act.

EXHIBIT-C



Mitigation Measures No. /

Responsible for
Monitoring

Monitoring

Timing of
Verification

Method of
Verification

Verified Date
/Initials

Implementing Action

Cultural Resources

Frequency

Mitigation Measure 5: If human remains of any kind are
found during earthwork activities, all activities must
cease immediately and the San Bernardino County
Coroner and a qualified archaeologist must be notified.
The Coroner will examine the remains and determine
the next appropriate action based on his or her findings.
If the coroner determines the remains to be of Native
American origin, he or she will notify the Native
American Heritage Commission whom will then identify
the most likely descendants to be consulted regarding
treatment and/or reburial of the remains. If a most likely
descendant cannot be identified, or the most likely
descendant fails to make a recommendation regarding
the treatment of the remains within 48 hours after
gaining access to them, the contractor shall rebury the
Native American human remains and associated grave
goods with appropriate dignity on the property in a
location not subject to further subsurface disturbance.

Applicant/
Contractor;

City of Loma
Linda Community
Development
Department, and
County Coroner

In the event
human
remains are
found

During ground
disturbing
activities

On-site
inspections

Geology and Soils

Mitigation Measure 6: The Project Proponent shall
implement recommendations as provided in the May
2013 Preliminary Foundation Soils Exploration report
(pages 6 through 10) prepared by Geo-Etka, Inc. for
foundation design, bearing value, total and differential
(static) settlement, earth pressures, slab on grade,
pavement design and grading.

Building
Inspector

During
excavation
and grading

During site
inspections

On-site inspection




Mitigation Measures No. /

Responsible for
Monitoring

Monitoring
Frequency

Timing of
Verification

Verified Date
/Initials

Implementing Action

Hydrology and Water Quality

Method of
Verification

Mitigation Measure 7: Prior to issuance of grading | city Engineer Prior to Receipt of Notice | Receipt of Waste
permits, the applicant shall submit to the City Engineer a issuance of of Intent Dischargers
Notice of Intent (NOI) to comply with obtaining coverage grading Identification
under the National Pollutant Discharge Elimination permits Number

System (NPDES) General Construction Storm Water

Permit from the State Water Resources Control Board.

Evidence that this has been obtained (i.e., a copy of the

Waste Dischargers ldentification Number) shall be

submitted to the City Engineer for coverage under the

NPDES General Construction Permit prior to the

issuance of grading permits.

Mitigation Measure 8: The Project Proponent shall | city Engineer Throughout During on-site On-site inspection
comply with Best Management Practices set forth in the the life of the inspections

Water Quality Management Plan and as approved by Project

the City Engineer.

Mitigation Measure 9: The irrigation system shall utilize a | Applicant/ Completion of | During on-site On-site inspection
water smart controller in order to maximize efficiency in | Contractor, development | inspection

the scheduling and shall include a rain shut off device to | City of Loma

prevent irrigation during times of precipitation.

Linda Community
Development
Department, and
County Coroner

Noise

Mitigation Measure 10: The hotel roof and window/wall
assemblies shall provide an exterior to interior noise
reduction of 32-35 dBA CNEL for all facades facing
north, 24 dBA CNEL for all facades facing west, and
30-32 dBA CNEL for all facades facing east.

Building
Inspector

During
construction

During on-site
inspections

On-site
inspections




Mitigation Measures No. /
Implementing Action

Responsible for
Monitoring

Monitoring
Frequency

Timing of
Verification

Verified Date
/Initials

Traffic and Circulation

Method of
Verification

Mitigation Measure 11: Construct Richardson Street | City Engineer Prior to issuance | During review

from the north project boundary to the south project of Final of Final plans

boundary at its ultimate cross-section width including Occupancy

landscaping and parkway improvements in conjunction Permit

with development.

Mitigation Measure 12: Sight distance at project access | City Engineer Prior to issuance | During review On-site inspection
shall comply with standard California Department of of Final of Final plans;

Transportation/City of Loma Linda sight distance Occupancy on-site

standards. The final grading, landscaping, and street Permit inspection

improvement plans shall demonstrate that sight distance

standards are met. Such plans must be reviewed by the

City and approved as consistent with this measure prior

to issue of grading permits.

Mitigation Measure 13: The Project Proponent shall | City Engineer Prior to issuance | During review Receipt of fair
contribute on a fair share basis, calculated to be $5,852, of Final of Final plans; share; payment/
to the construction of a northbound right turn lane at the Occupancy on-site On-site inspection
intersection of Mountain View Avenue and Redlands Permit inspection

Boulevard. Improvements at the intersection shall also

include an eastbound right turn lane with overlap and a

westbound right turn lane with overlap.

Mitigation Measure 14: Prior to issuance of building | City Engineer Prior to issuance | During on-site On-site inspection
occupancy the Project Proponent shall construct a left of Final inspection

turn lane of a minimum 150 feet in length on northbound Occupancy

Richardson Street at the project access. The Permit

recommended maximum turn storage length shall not

exceed 300 feet.

Utilities and Service Systems

Mitigation Measure 15: The Project Proponent shall | city Engineer Throughout During City On-site inspection
comply with City adopted policies regarding the construction of inspections

reduction of construction and demolition (C&D)
materials.

the project




CONDITIONS OF APPROVAL
CONDITIONAL USE PERMIT (CUP) NO. 15-135
VARIANCE (V) NO. 15-136
MASTER SIGN PROGRAM (MSP) NO. 15-137

COMMUNITY DEVELOPMENT DEPARTMENT

General

1. Within forty-eight (48) hours of this approval of the subject project, the applicant shall
deliver a payment of two thousand, two hundred and ten dollars and twenty-five
cents ($2,210.25), please make check out to the Clerk of the Board of Supervisors.
This will enable the City to file the appropriate environmental documentation for the
project. If within such forty-eight (48) hour period the 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.

2. Within one year of this approval, the Conditional Use Permit shall be exercised by
substantial construction 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:
CONDITIONAL USE PERMIT (CUP) No. 15-135 March 16, 2017

3. The review authority may, upon application being filed 30 days prior to the
expiration date and for good cause, grant a one-time extension not to exceed 12
months. The review authority shall ensure that the project complies with all current
Development Code provisions.

4. In the event that this approval is legally challenged, the City will promptly notify the
applicant of any claim or action and will cooperate fully in the defense of the
matter. Once notified, the applicant agrees to defend, indemnify, and hold
harmless the City, their affiliates officers, agents and employees from any claim,
action or proceeding against the City of Loma Linda. The applicant further agrees
to reimburse the City of any costs and attorneys fees, which the City may be
required by a court to pay as a result of such action, but such participation shall not
relieve applicant of his or her obligation under this condition.

5. Construction shall be in substantial conformance with the plan(s) approved by the
Planning Commission. 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, fences and structures;

EXHIBIT -D



CUP 15-135, V 15-136, MSP 15-137
Conditions of Approval
Page 2

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 development project.

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
other forms of air pollution; glare control; exterior lighting design and control; noise
control; odor control; screening; signs, off-street parking and off-street loading;
and, vibration control. Screening and sign regulations compliance are important
considerations to the developer because they will delay the issuance of a
Certificate of Occupancy until compliance is met. Any exterior structural
equipment, or utility 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 Master Sign Program is approved as a part of this permit. However, prior to
establishing any new signs, the applicant shall receive a sign permit from the
Planning Division (pursuant to LLMC, Chapter 17.18) and building permit for
construction of the signs from the Building Division, as applicable.

The Applicant is required to comply with all applicable SCAQMD rules and
regulations as the South Coast Air Basin is in non-attainment status for ozone and
suspended particulates (PM10). The project shall comply with Rules 402 nuisance
and 403 fugitive dust which require the implementation of Best Available Control
Measures (BACM) for each fugitive dust source; and the AQMP which identifies
Best Available Control Technologies (BACT) for area sources and point sources,
respectively. This would include, but not be limited to the following BACMs and
BACTs:

1. 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.

(c) 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.



10.

11.

12.

13.

14.

15.

CUP 15-135, V 15-136, MSP 15-137
Conditions of Approval
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Exhaust emissions from construction vehicles and equipment and fugitive dust
generated by equipment traveling over exposed surfaces, would increase NOx and
PMyy levels in the area. Although the Proposed Project would not exceed SCAQMD
thresholds during construction, the District will be required to implement the
following conditions as required by SCAQMD:

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

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

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

5. 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 work with the City’s franchised solid waste hauler to follow a
debris management plan to divert the material from landfills by the use of separate
recycling bins (e.g., wood, concrete, steel, aggregate, glass) during demolition and
construction to minimize waste and promote recycle and reuse of the materials.

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.

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.

Prior to issuance of any Building and/or Construction Permits, the applicant shall
submit to the Community Development Department proof of payment or waiver
from both the City of San Bernardino for sewer capacity fees and Redlands Unified
School District for school impact fees.

The applicant, property owner, and/or business operator, if applicable, shall
maintain the property and landscaping in a clean and orderly manner and all dead
and dying plants shall be replaced with similar or equivalent type and size of
vegetation.

D-3
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Mitigation Measures

16.

17.

18.

19.

20.

21.

22.

The Project Proponent will be required to use Low VOC Paint at 50 g/l for all
interior and exterior painted surfaces.

In the event historic or archaeological resources are unearthed, a qualified
archaeologist shall be contacted to determine if reporting the finds is required and
if further monitoring during site earthwork is warranted. If, at any time, resources
are identified, the archaeologist shall make recommendations to the City of Loma
Linda for appropriate mitigation measures in compliance with the guidelines of the
California Environmental Quality Act.

In the event Native American resources are uncovered and at the discretion of the
Lead Agency, a Native American monitor shall be included in the monitoring
program. In this case, the Native American monitor may be of Gabrielino, Serrano,
or Luiseno descent.

Should paleontological resources be uncovered during grading, a qualified
vertebrate paleontologist shall be contacted to perform a field survey to determine
and record any non-renewable paleontological resources found on-site. The
paleontologist shall determine the significance, and make recommendations to the
City of Loma Linda for appropriate mitigation measures in compliance with the
guidelines of the California Environmental Quality Act.

If human remains of any kind are found during earthwork activities, all activities
must cease immediately and the San Bernardino County Coroner and a qualified
archaeologist must be notified. The Coroner will examine the remains and
determine the next appropriate action based on his or her findings. If the coroner
determines the remains to be of Native American origin, he or she will notify the
Native American Heritage Commission. The Native American Heritage
Commission will then identify the most likely descendants to be consulted
regarding treatment and/or reburial of the remains. If a most likely descendant
cannot be identified, or the most likely descendant fails to make a recommendation
regarding the treatment of the remains within 48 hours after gaining access to
them, the contractor shall rebury the Native American human remains and
associated grave goods with appropriate dignity on the property in a location not
subject to further subsurface disturbance.

The Project Proponent shall implement recommendations as provided in the May
2013 Preliminary Foundation Soils Exploration report (pages 6 through 10)
prepared by Geo-Etka, Inc. for foundation design, bearing value, total and
differential (static) settlement, earth pressures, slab on grade, pavement design
and grading.

Prior to issuance of grading permits, the applicant shall submit to the City Engineer
a Notice of Intent (NOI) to comply with obtaining coverage under the National
Pollutant Discharge Elimination System (NPDES) General Construction Storm
Water Permit from the State Water Resources Control Board. Evidence that this
has been obtained (i.e., a copy of the Waste Dischargers Identification Number)
shall be submitted to the City Engineer for coverage under the NPDES General
Construction Permit prior to the issuance of grading permits.

D-4
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24.

25.

26.

27.

28.

29.

30.
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The Project Proponent shall comply with Best Management Practices set forth in
the Water Quality Management Plan and as approved by the City Engineer.

The irrigation system shall utilize a water smart controller in order to maximize
efficiency in the scheduling and shall include a rain shut off device to prevent
irrigation during times of precipitation.

The hotel roof and window/wall assemblies shall provide an exterior to interior
noise reduction of 32-35 dBA CNEL for all facades facing north, 24 dBA CNEL for
all facades facing west, and 30-32 dBA CNEL for all facades facing east.

Construct Richardson Street from the north project boundary to the south project
boundary at its ultimate cross-section width including landscaping and parkway
improvements in conjunction with development.

Sight distance at project access shall comply with standard California Department
of Transportation/City of Loma Linda sight distance standards. The final grading,
landscaping, and street improvement plans shall demonstrate that sight distance
standards are met. Such plans must be reviewed by the City and approved as
consistent with this measure prior to issue of grading permits.

The Project Proponent shall contribute on a fair share basis, calculated to be
$5,852, to the construction of a northbound right turn lane at the intersection of
Mountain View Avenue and Redlands Boulevard. Improvements at the
intersection shall also include an eastbound right turn lane with overlap and a
westbound right turn lane with overlap.

Prior to issuance of building occupancy the Project Proponent shall construct a left
turn lane of a minimum 150 feet in length on northbound Richardson Street at the
project access. The recommended maximum turn storage length shall not exceed
300 feet.

The Project Proponent shall comply with City adopted policies regarding the
reduction of construction and demolition (C&D) materials.

FIRE DEPARTMENT

31.

32.

33.

The applicant shall submit a complete set of plans to the Loma Linda Fire
Department for review and approval prior to the issuance of building permits.

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 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.
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PUBLIC WORKS DEPARTMENT

34.

35.

36.

37.

38.

All public improvement plans shall be submitted to the Public Works Department
for review and approval.

Any damage to existing improvements as a result of this project shall be repaired
by the applicant to the satisfaction of the City Engineer.

All site drainage shall be handled on-site and shall not be permitted to drain onto
adjacent properties.

All necessary precautions and preventive measures shall be in place in order to
prevent material from being washed away by surface waters or blown by wind.
These controls shall include at a minimum: regular wetting of surface or other
similar wind control method, installation of straw or fiber mats to prevent rain
related erosion. Detention basin(s) or other appropriately sized barrier to surface
flow must be installed at the discharge point(s) of drainage from the site. Any water
collected from these controls shall be appropriately disposed of at a disposal site.
These measures shall be added as general notes on the site plan and a statement
added that the operator is responsible for ensuring that these measures continue
to be effective during the duration of the project construction.

As is the case for any roadway design, the City of Loma Linda should periodically
review traffic operations in the vicinity of the project once the project is constructed
to assure that the traffic operations are satisfactory.

Applicant signature Date

Owner signature

End of Conditions
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RICHARDSON STREET
LOMA LINDA, CA

Applicant:

SAGEMONT HOTELS
hpatel@sagemonthotels.com

CONCEPTUAL LANDSCAPE PLAN

RICHARDSON AVE.

TIPPECANDE AVE.

MOUNTARRVIEW AVE.

REDLANDS BLVD.

SITE

POPLAR ST.
IMA ST,

COLD|

ANDERSON ST.

Vicinity Map i

not to scale Norlh

<4 i
EXISTING FENCE EXISTING FENCE

CONCEPTUAL WATER CONSERVATION STATEMENT

This project will conform to AB 1881 by utilizing low
water use, drought tolerant plants as well as native plants
to minimize water usage. The automatic irrigation system
shall be designed with the highest efficiency possible
utilizing drip irrigation and high efficiency rotators where
spray is necessary. This system shall utilize a water smart
controller in order to maximize efficiency in the
scheduling and shall include a rain shut off device to
prevent irrigation during times of precipitation.

SITE DATA:

OVERALL SITE........ccooommmmmrensnsmrreneneesoneennnn 140,563 SQL FT.
REQUIRED LANDSCAPE AREA (20%)........... 28,112 SQ. FT.
LANDSCAPE AREA PROVIDED......................33,546 SQ. FT.

133418 NOSAHVHOIA

Planting Plan

Scale: 1" = 20' North

Planting Legend See Planling Delails I

I INTENDED MATURE SZE

SYMBOL ary. SIZE BOTANICAL NAME COMMON NAME WATER USAGE (HxW)
* 6 36 Box  Chamaerops humilis - 3 Tk Mediterranean FanPaim~ Mod 101,08
4
J__ 12 12 Broan Trunk  Washinglonia filifera California Fan Palm Low 50H @815
13 24" Bax Eriobotrya deflexa ‘Copperlong' Bronza Loqual Mod 15H, 0825
17 15 Gal. Chitalpa lashkentensis Chitalpa Tree Low 25H,820
13 15 Gal, Plantanus acerfolia ‘Columbiz’ Columbla Plana Tree Mod 50 H, 025
6 24' Box RAhus lancea *Standards’ African Sumac Low 25H.025
0 24" Box Rhus lancea Mulli-Trunk African Sumac Low 25H025
23 | 15Gal. Tristania conferta Brisbane Box Tree Low 50H, 815"

3r 24" Box Cupressus sempenitens Italian Cypress Low 6O H, B4

92 5Gal. Aeonium arboreum 'Schwarzkopt Large Purple Aeonium Low 3H82
3 5Gal Agave americana Cenlury Pianl Low 5H.85
12 5 0al. Aloe slriata Coral Aloa Low 2H@2
kL) 50al, Alyogyne huegelil Blue Hybiscus Low 6Ha6
3 5 Gal, Arbutus ungdo ‘Compacta’ Strawberry Bush Low 6H 86
152 56al. Asparagus densiloRum Meyert et A et Mod 20,82
55 5Gal, Bougainvillea ‘Barbasa Karst' Bougalnvillea Low 4'H, 04

B 5Gal, Camellia japonica Beb Hape' Japanese Camellia High GHO6
185 5Gal. Hemerocallis Hybrid Russian Rhapsedy’  Daylily Mod ZH.g2
2 56al. Lavatera assurgentiflora Tree Mallow Low GH A6
17 50al. Phormium lenax ‘Apricol Queen’ Hew Zeland Flax Mod IH B4
65 §Gal. Rosa floribunda lceberg’ White Shrub Rosa Mod 4H03

Low

176 5Gal. Westringia Iulicosa Coasl Rosemary 5HO6

5598

I
SO.FT. Flats Baccharis pilularis Coyota Bush Low ZH A6

L}
@
e
YA
®
)
®
®
‘. 112 5Gal. Callisteman viminalis ‘Liitla John' Dwarl Botilebrush Low IHB4
&,
3
D
®

3240 1Gal.

80 A 10 0. Hassella tenuissima Mexican Feather Grass V. Llow ZHB2

;:]'1:? Flats. Lanana montevidensis ‘Alba’ White Trailing Lantana Low 1-ZH,06-8

SO F. Fats Senstlo mandraliscae Blue Chalk Sticks Low THEY

i Fiats Trachelospermum asiaticum Asian Jasmine Low HBE
Bio-ratention Mix

10,177 Hydro-seed

S0.FT. Fesluca longlalia ‘Firefly

NO SUBSTITUTIONS, SPECIES OR VARIETY. CONTRACTOR ASSUMES ALL RESPONSIBILITY FOR ALL
ISSUES RESULTING FROM SUBSTITUTIONS. DESIGN WAS CREATED USING EXACT VARIETY INDICATED.

IF SUBSTITUTIONS ARE NECESSARY, CONTRACTOR MUST CONTAGT LANDSCAPE ARCHITECT FOR

SUBSTITUTION APPROVAL.
A 3" DEEP LAYER OF SHREDDED BARK MULCH SHALL BE PLACED IN ALL PLANTING BEDS, EXCEPT

LAWN AREAS.

PLANT COUNTS ARE FOR BIDDING PURPOSES ONLY. CONTRACTOR SHALL BE RESPONSIBLE FOR EXACT
COUNT PER PLAN.

ALL ABOVE GROUND UTILITIES AND IRRIGATION EQUIPMENT SHALL BE SCREENED.

EXHIBIT - E

R I C H A R D
Aun ASSOCIATES

Landscape Archileclure
1585 8. 'D' Street, Suite 103 (909) 888-5568
San Bemnardino, CA 92408 fax: (909) 384-9854
e-mail: rpa.la@verizon.net
www.richardpopeandassociates.com

Job No. 09-09 LKD MR Richard Pope, Landscape Architect CA# 2664 I
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CONCEPTUAL LANDSCAPE PLAN

RICHARDSON STREET
LOMA LINDA, CA

Applicant:

SAGEMONT HOTELS
hpatel@sagemonthotels.com

SITE
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EXISTING FENCE

wi
=
. 5
g 2 Y
g % :
z g g
§ =
= E
(=]
=
REDLANDS BLVD.
/ COURT ST. B I
B 0 g
= =1
2 g e g
=]
£

CONCEPTUAL WATER CONSERVATION STATEMENT

This project will conform to AB 1881 by utilizing low
waler use, drought tolerant plants as well as native plants
to minimize water usage. The automatic irrigation system
shall be designed with the highest efficiency possible
utilizing drip irrigation and high efficiency rotators where
spray is necessary. This system shall utilize a water smart
controller in order to maximize efficiency in the
scheduling and shall include a rain shut off device to
prevent irrigation during times of precipitation.

SITE DATA:

OVERALL SITE oo 140,563 SQ. FT.
REQUIRED LANDSCAPE AREA (20%)...........28,112 SQ. FT.
LANDSCAPE AREA PROVIDED...........conesineunn 33,546 SQ. FT.

13341S NOSA¥VHOIH

Planting Plan

Scale: 1" = 20" North

Planting Legend

See Planting Details I

SYMBOL an. SIZE

] 36* Box

12 12 Brown Trunk

1 24" Box
1 15611,
1 15 Gal,
6 24'Box
10 24 Box
2 15.Gal.
0 !
* 3 24" Bax
. ) 504l
*- N 56l
* 112 50al,
. 35 56l
. W 56al,
. 152 504,
. 55 56al.
‘ 112 564l
‘ 8 56,
@ = 564,
& 2 5641,
@ 7 56al.
@ o 5641,
@ 176 5al,
Flals
16al,
30oc.
Flats
Flats
540
SOFT. Flats

10,177
ST Hydro-seed

NO SLFBSTITUTIO:NS. SPECIES OR VARIETY. CONTRACTOR ASSUMES ALL RESPONSIBILITY FOR ALL
ISSUES RESULTING FROM SUBSTITUTIONS. DESIGN WAS CREATED USING EXACT VARIETY INDICATED.

IF SUBSTITUTIONS ARE NECESSARY, CONTRACTOR MUST CONTACT LANDSCAPE ARCHITECT FOR

SUBSTITUTION APPROVAL

A 3" DEEP LAYER OF SHREDDED BARK MULCH SHALL BE PLACED IN ALL PLANTING BEDS, EXCEPT

LAWN AREAS.

PLANT COUNTS ARE FOR BIDDING PURPOSES ONLY. CONTRACTOR SHALL BE RESPONSIBLE FOR EXACT

COUNT PER PLAN.

BOTANICAL NAME
Chamagrops Mmi‘ll! =3 Trunk
Washinglonia filifera
Eriobotrya deflexa ‘Coppeilone’
Chitalpa tashkentensis
Plantanus acerfolia ‘Columbia®
Rhus lancea ‘Standards’

Rhws lancea Multl-Trunk
Tristania conferta

Cupressus sempervirens

Aeonium arboreum ‘Schwarzkoph
Agave amaricana

Aoe striaa

Atyogyne huegelil

Arbutus unedo ‘Compacts’
Asparagus densifolium Meyeri'
Bougalnvillea Barbara Karst'
Callistemon viminalis ‘Lile Joha®
Camellia japonica Bob Hope'

Hemerocallls Hybrid ‘Russian Rhapsody’

Lavalera assurgentifiora

Phomium tenax ‘Apricol Queen’

Rosa floribunda eeberg’

Westringia ilicosa

Baccharls pilutaris

Nassella tenuissima

Lantana monlevidensis 'Alba’

Senzcio mandraliscae

Trachelospermum asialicum

Big-retention Mix
Festuca longlotia Firefly

COMMON NAME

Mediterranean Fan Paim

Calitornta Fan Paim

Bronze Logual

Chitalpa Tree

Columbia Plane Tree

Altican Sumac

Alfican Sumac

Brisbane Bax Tree

Italian Cypress

Large Purple Aeonlum
Century Plant

Coral Aloa

Blug Hybiscus

Stawberry Bush

Meyers Asparagus aia
Faxlail Fern

Bougalnvillea
Dwari Bottlebrush
Japanese Camellia
Daylily

Tree Mallow

New Zeland Flax
White Shrub Rose
Coas! Rosernary

Coyola Bush

Mexican Fealher Grass

White Tralling Lantana

Blue Chalk Sticks

Asian Jasming

WUCOLS Y
WATER USAGE

Mod

Low

Mod

Low

Low

V. Low

Low

Low

Low

ALL ABOVE GROUND UTILITIES AND IRRIGATION EQUIPMENT SHALL BE SCREENED.

Job No. 09-09

LKD MR

EXHIBIT - E

R I C€C H A R D

Landscape Archllectiure

1585 S. 'D' Street, Suite 103
San Bernardino, CA 92408
e-mail: rpa.la@verizon.net
www.richardpopeandassociates.com

Richard Pope, Landscape Architect CA# 2664 I

(909) 888-5568
fax: (909) 384-9854

INTERDED MATURE SZE

(HxW)

10H 88

50 H, 815

15'H, 828

25H,020

50 H, 825

25H,025

25H,025

50H, 815

60 H, B4

IHB2z
5H.B85
ZHB2
6HE6
6H 86
2HB2
A'H, g4
IHB4
GHDE
2'H.82
EHB6
B4
4H03
5HO6

ZHB6

ZHOZ

1-ZH, 06-8

THar

VHO5




PRELIMINARY GRADING AND WAQMP PLAN

CONSTRUCTION NOTES

(1) CONSTRUCT AG PAVEMENT PER SOILS REPORT
(2) CONSTRUCT 6" CURB AND GUTTER

(Z) CONSTRUGT &" CURB

(4) CONSTRUCT 4" PCC SIDEWALK

(5) CONSTRUCT PCC RIBBON GUTTER
(E) CONSTRUCT TRASH ENGLOSURE

WQMFP/BMP NOTES

(@) 50-10¢ LANDSCAPE PLANTING
(z)SD~11: RGOF RUNOFF CONTROLS
(3) sp-12: EFFICIENT IRRIGATION

(@) sp-32: TRASH ENCLOSURE

(&) Te-11: INFILTRATION BASIN
(&) Tc-32: BIURETENTION BASIN

(T) PARKING LOT SWEEPING

OWNER/APPLICANT:

SAGEMONT HOTELS

CONTACT — HIRAL PATEL

6071 JOSHUA PALMER WAY

BANNING, CA 92220
951-545-4888

A.P.N.: 0281-162-50

LEGAL DESCRIPTION:

THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE
COUNTY OF SAN BERNARDINO, STATE OF CALIFORNIA, AND IS

DESCRIBED AS FOLLOWS:

PARCEL 2 OF PARCEL MAP NO.

19540,

IN THE CITY OF LOMA

LINDA. COUNTY OF SAN BERNARDINO. STATE OF CALIFORNIA.

AS PER MAP RECORDED IN BOUK 242.

PAGES 39-41 OF PARCEL
MAPS. IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.~
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33533 Pabble Brook Circle |
Temecula, Califomia 92592
office@ritarch.com
wowwtflarch.com

Phone (751) 302-5444

ROBERT F. TUTTLE ARCHITECTS, INC,

ARCHITECTURE.
PLANNING,
DESIGH

ALL DRAYANGS AND WATTEN MATERIAL

SAGEENONTT

Client Street

Sagemont Hotels - Hiral Patel

SECOND FLOOR PLAN 1 {‘g

scale 1/18°=1-0"

THIRD FLOOR PLAN 1 {‘g

scale 1/16°=1-0"
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FILENAME:

CHANNEL LETTER SPECIFICATIONS

"TownePlace Suites”

Construction: 0.50" Aluminum channel letter with 0.63"
aluminum backs

Face Material: 3/16" 2447 white acrylic

Decoration: 3M 3635-7152 teal dual-color film applied to 1st
surface

Trim Cap: 1" Painted Matthews MP08339 teal, satin finish
Exterior Finish: paint Matthews MP08339 teal, satin finish
Interior Finish: Paint reflective white

lilumination: White LED's

"Marriott"

Construction; 0.50™ Aluminum channel lefter with 0.63"
aluminum backs

Face Material: 3/16" 2447 white acrylic

Decoration; 3M 3635-7152 teal red translucent film applled
to 1st surface

Trim Cap: 1" Painled Matthews MP0B937 red, satin finish
Exterior Finish: paint Matthews MP08937 red, satin finish
Interor Finlsh: Paint reflective white

llumination: Red LED's

Signage

NORTH & SOUTH
Elevalion Signage

EXT BUILDING SIGNS - CITY OF LOMA LINDA

MONUMENT SPECIFICATIONS

Construction: Aluminum angle frame with .125"
aluminum shoebox style faces, CMU block base

Face Conslruction: Routed aluminum with backer panel,
paint color mathews MP08339 teal, stain finish, and
Pantone 877 C Silver, satin finish

Backer panel: .118" white solar grade polycarbonate
"TownePlace Suites” and "Marriott” to appear white
during the day and “TownePlace Suites" to illuminate
‘white and "Marriott” to llluminate red at nighttime

Iflumination: white LED's for "TownePlace Suites and red
LED's for "Mariott"

Interior finish: paint reflective white

Routed aluminum with
white solar grade
polycarbonate backer
panel, color teal

scale: N.T.S.

STUCCO FINISH - ——
Match Dunn Edwards
DE 5823 (blue grey)

MONUMENT SIGN - CITY OF LOMA LINDA
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WEST Elevation
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