
Agenda City of Loma Linda 
From the Department of Community Development 

 

PLANNING COMMISSION 
REGULAR MEETING OF 

August 7, 2013 
7:00 p.m. 

CITY COUNCIL CHAMBERS 
 
 

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

 

B. ROLL CALL 
 

C. PLEDGE OF ALLEGIANCE 
 

D. ITEMS TO BE DELETED OR ADDED 
 

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

 

F. AGENDA (THREE MINUTES IS ALLOTTED FOR EACH SPEAKER PER AGENDA ITEM) 

PUBLIC HEARING – CONTINUED ITEM 

1. PRECISE PLAN OF DESIGN (PPD) NO. 13-07, TENTATIVE PARCEL MAP 13-32 (NO. 19452), 
VARIANCE NO. 13-067 – A REQUEST TO DEVELOP AN 87-UNIT APARTMENT PROJECT 
FOR PROPERTY AT 25259-25303 VAN LEUVAN STREET, LOCATED IN THE R-3 HIGH 
DENSITY ZONE. THE PROJECT INCLUDES A REQUEST FOR A VARIANCE TO REDUCE TO 
THE REAR YARD SETBACK REQUIREMENT AND ALLOW A WALL THAT EXCEED 6-FEET 
IN HEIGHT ALONG THE REAR PROPERTY LINE AND A REQUEST TO CONSOLIDATE 
SEVEN PARCELS INTO ONE PARCEL.  THE PROPERTY HAS A GENERAL PLAN LAND 
USE DESIGNATION OF VERY HIGH DENSITY RESIDENTIAL (0-20 DU/AC) AND IS 
LOCATED IN THE R-3 HIGH DENSITY ZONE. (PUBLIC HEARING. – LIMITED TO 30 
MINUTES) 

Staff Recommendation: Recommend Approval to City Council 

PUBLIC HEARING – NEW ITEM 

2. DEVELOPMENT CODE AMENDMENT (DCA) NO. 13-080 – A CITY INITIATED REQUEST TO 
ADD TO THE LOMA LINDA MUNICIPAL CODE (LLMC), CHAPTER 17.105 – FORMULA-
BASED FAST FOOD RESTAURANT AND SECTION 17.105.010 TO TITLE 17 (ZONING), AND 
SECTION 17.02.205 – FORMULA-BASED FAST FOOD RESTAURANTS TO CHAPTER 17.02 
(INTRODUCTION AND DEFINITIONS), TO DEFINE AND ADD SPECIFIC PROVISIONS AND 
REGULATIONS RELATING TO FORMULA BASED FAST FOOD RESTAURANTS IN THE CITY 
OF LOMA LINDA. 

Staff Recommendation: Recommend Approval to City Council  
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3. APPROVAL OF MINUTES – (LIMITED TO 5 MINUTES) 

1. July 17, 2013 
 

G. REPORTS BY THE PLANNING COMMISSIONERS 
 

H. COMMUNITY DEVELOPMENT DIRECTOR REPORT 
 

I. 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. 

 
 
 
 
I:\PlanningCom (PC)\PC 2013\Agendas\8-07-13.doc 



Staff Report  City of Loma Linda 
        From the Community Development Department 

 

PLANNING COMMISSION MEETING OF AUGUST 7, 2013 
 

TO:  PLANNING COMMISSION 
 

FROM:  KONRAD BOLOWICH, ASSISTANT CITY MANAGER 
 

SUBJECT: PRECISE PLAN OF DESIGN (PPD) NO. 13-07, TENTATIVE 
PARCEL MAP 13-32 (NO. 19452), VARIANCE NO. 13-067__-_A 
REQUEST TO DEVELOP AN 87-UNIT APARTMENT PROJECT 
FOR PROPERTY AT 25259-25303 VAN LEUVAN STREET, 
LOCATED IN THE R-3 HIGH DENSITY ZONE. THE PROJECT 

INCLUDES A REQUEST FOR A VARIANCE TO REDUCE TO THE 
REAR YARD SETBACK REQUIREMENT AND ALLOW A WALL THAT 
EXCEED 6-FEET IN HEIGHT ALONG THE REAR PROPERTY LINE. 

 
SUMMARY 

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

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

1. Adoption of the Mitigated Negative Declaration 

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

 
PERTINENT DATA 

Owner/Applicant:   Golden Eagle Multi Residential Properties, LLC 

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

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

Topography:   Relatively flat 

Vegetation:    Sparse trees and grasses 
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BACKGROUND AND EXISTING SETTING 
 
Background 

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

The 4.37-acre project site is comprised of 7 residential lots of varying sizes and shapes 
and contains 6 residential multi-family structures and accessory structures.  All existing 
structures on the lot will be demolished as a result of the development.  Existing 
vegetation on the site includes trees, shrubs, palm trees and some native grasses and 
weeds.  As indicated the site is relatively flat. 
 
To the north of the site are older, existing single-residential developments. To the east 
and west are newer single-residential and multi-family residential developments.  To the 
south is the Southern Pacific rail road. 
 
The project site is located in an area of Loma Linda that is commonly referred to as the 
North Central Neighborhood (NCN), roughly located south of Redlands Boulevard, north 
of the San Timoteo Creek, east of Anderson Street, and west of Mountain View Avenue. 
The North Central Neighborhood contains a mix of single-family and multi-family 
residential developments and neighborhoods that to a large extent predate the City’s 
incorporation in the early 1970s. 
 
CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) STATUS 

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

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

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

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

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

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

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

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

Therefore, the project can be approved with a Mitigated Negative Declaration in 
accordance with the requirements of CEQA. 
 
PUBLIC COMMENTS 
 
Staff received the following request from the County of San Bernardino Department of 
Public Works, and has been made a condition of approval: 

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

 
ANALYSIS 

Project Description 

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

The subject site, as stated above, is located on the south side of Van Leuven Street 
between Poplar Avenue and Mountain View Avenue.  The property is located in the R-3 
Zone with a General Plan land use designation of Medium Density (0-9 du/ac). The 
surrounding uses, General Plan Land Use designation, and zones are as follows: 
 

Direction General Plan Designation Zoning District Existing Land Use 

Project 
Site 

Very High Density 
Residential 

Multi-Family Residence (R-3) 
Single-Family 
Residential 

North 
Very High Density 

Residential 
Multi-Family Residence (R-3) 

Single-Family 
Residential 

South 

None (immediately adjacent) 
 

Institutional and  
High Density Residential 

(across tracks) 

None (immediately adjacent) 
 

Institutional (I) 
Multi Family Residence (R-3) 

(across tracks) 

 
Rail Road Tracks 

 
Parking lot, 
Residential 

East 
Very High Density 

Residential 
Multi-Family Residence (R-3) 

Single-Family 
Residential 

West 
Very High Density 

Residential 
Multi-Family Residence (R-3) 

Multi-Family 
Residential 

The area in and around the subject site is in transition. The area includes a mixture of 
new and older stock single family residences and multi-family housing 

Site Analysis 

Development 
Standards – R-3 

Minimum 
Required 

 
Proposed 

 
Complies 

Front Setback 20’ 20’ Yes 

Side yard    

- Interior 5’ 20’ Yes 

 
- Exterior 

10% width of lot (not 
less than 10’, or more 

than 20’ 

Approximately 85’  
Yes 

- Rear 
-  Main Building 
-  Carport 
-  Open Parking 

spaces 

 
15’ 
0’ 
15’ 

 
Approximately 49’ 

0’ 
4.34’ 

 
Yes 
Yes 
No* 

Distance between main 
buildings 

10’ Varies, no less than 33’ 
at nearest point 

Yes 

Minimum Lot Width 70’ Approximately 503’ Yes 

Maximum Building Height 35’ 27’3”** 
To highest point on 

 
Yes 
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buildings 42’2” 

Minimum Lot Area 7,200 sq. ft. 190,357 sq. ft. 
(4.37 acres) 

 

Open Space 
 

- Balcony (max) 
 
 
 

- Open Space with 
no Amenities  

- Open Space with 
Amenities 
(counted at 1:2 
ratio to comply 
with required 
open space 
requirement) 

60,900 square feet 
 

No minimum, but 
balcony area may not 
exceed 50% to total 

required. 
 
 
 
 

73,620 sq.ft. 
 

10,356 sq. ft. 
 
 
 

8,342 sq.ft. 
 

27,461 x 2 = 
54,922 sq.ft. 

 
 

 
 
 
 
 
 
 

Yes 

Parking 218 
Garage: 87 

219 
Garage: 91 

 

 

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

 
Vehicular access will be provided from Van Leuven Street via a 46-foot wide driveway 
with landscaped median at the center of the project site, with a secondary driveway 
approach, which accommodates both residential traffic and emergency vehicular traffic.   
 
The site plan for the proposed development indicates that the five, detached, three story 
apartment buildings centrally located on the property, plus a recreational building with 
gym facilities.  The development includes two main apartment buildings fronting Van 
Leuven Street, giving the project street presence along Van Leuven Street.  Previous 
project drafts included carports fronting Van Leuven Street and lacked a walkability 
component, however, during the preliminary review stages and based on staff’s 
concerns, the applicant revised the site plan to its current form.  Two buildings are now 
oriented towards the street, and the project now includes a series of walkways 
throughout the development.  The remaining three apartment buildings are centrally 
located on the property, with a driveway separating the garages, the open parking 
spaces, as well as the recreational amenities.  The development also includes a half 
basketball court along the east property line, and a fully volleyball court along the east 
property line.   
 
Traffic 
 
The project is expected to generate an average of 579 vehicle trips per day (cars and 
delivery vehicles), with 44 trips occurring during the morning peak hours, 54 trips 
occurring in the afternoon peak period, and 54 occurring in the evening peak period., 
based on the Traffic Impact Analysis prepared by Transtech Engineers (May 30, 2013).  
The existing/prior uses to be removed from the site (5 multi-family residential units) were 
not subtracted from these counts, resulting in a worst-case scenario. 
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All new development project shall assure by implementation of appropriate mitigation 
measures that, at a minimum, traffic levels of service (LOS) are maintained at a 
minimum of LOS C throughout the City, Except where the current level of service is 
lower that LOS C.  In any location where mitigation measures shall be imposed on that 
development project to assure, at a minimum, that the level of traffic service is 
maintained at levels of service that are no worse than those existing at the time an 
application for development is filed. 
 
Presently, all of the nearby intersections are operating at a Level of Service (LOS) C or 
better, as shown in the table below: 

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

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

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

cumulative traffic does not exceed thresholds for “significant impacts”. 

All of the studied intersections were evaluated based upon thresholds as defined by the 

City of Loma Linda’s, Level of Service Standards.  As shown in the traffic impact 

analysis, all of the studied intersections are operating and are projected to operate at 

acceptable LOS A, B or C with the increase in project traffic to the existing traffic stream 

significant thresholds are not exceeded so no off-site mitigation measures are 

necessary for the development of the project  

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

# 
Units 

 
1 

Bedroom 
1.5 

Each 
Additional 
Bedroom 

.5 

 
Guest 

Parking 
.25 per 

bedroom 

 
 

Required 

 
 

Proposed  

 
 

Complies 

1 Bedroom 18 27 0 4.5 31.5   

2 Bedroom 51 76.5 25.5 25.5 127.5   

3 Bedroom 18 27 18 13.5 58.5   

 
Total 

 
87 

 
130.5 

 
43.5 

 
43.5 

218 
(87 

Covered) 

219 
(91 Covered) 

 
Yes 
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Both covered, open and handicapped parking spaces are distributed throughout the 
property, with a majority of the open parking spaces located along the rear portion of the 
development.  As proposed, the project complies with the parking requirements of the 
LLMC. 
 
Architecture Analysis 
 
The architectural style of the surrounding neighborhood is a mix of traditional residential 
architecture for both older and newer developments in the area.  The project proposes 
87 units divided into five, three-story modern, neo-Mediterranean style buildings.   
 
The buildings will include “S” tile roofing throughout the project.  The buildings will 
include a two-tone dark tan and brown accents.  The window trim, garage doors, and 
corbels include a dark brown finish.  The soffits, pool enclosure, gates, deck guardrails, 
stairway, wood pots and stucco foam trims will be painted a dark brown.  The main 
entry doors and shutters will be painted blue-gray. 
 
The buildings include multiple wall planes to reduce the massing that may be 
associated with three-story structures.  The apartment buildings include wall pop-outs, 
multiple gables and roof lines, wood accents (wood beams, corbels), and arches over 
the proposed balconies.  The primary hipped roof on the buildings also helps reduce the 
massing along the sides of the buildings. 
 

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

 No. of 
Units 

Minimum Unit 
Size 

Proposed Minimum 
Balcony 

Size 

Proposed 
Balcony 

1 Bedroom 18 675 sq. ft. 812 sq. ft. 70 sq. ft. 106 sq. ft. 

2 Bedroom 51 850 sq. ft. 1,083 sq. ft. 70 sq. ft. 123 sq. ft. 

3 Bedroom 18 1,025 sq.ft. 1,243 sq. ft. 70 sq. ft. 114 sq. ft. 

 
The units and accessory balcony comply with the minimum development standards of 
the R-3 Multi-Family Residence. 
 
Open Space 
 
As stated in the site analysis table above, the project requires 60,900 square feet of 
open landscape area.  The front yard and side yard landscape setbacks are not counted 
toward fulfilling this requirement.  As proposed the project complies with the open space 
requirement.  The project includes open space areas with no amenities and amenities.  
The central open area includes a number of amenities, including: 

 Pool and spa 

 Gym 
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 Club house 

 BBQ area 

 Trellis  

 Tot Lot 

 Meandering walkway 

Additionally, the project includes a half court (basketball) and a full volleyball court.  
When open space areas are improved with amenities, such as the ones listed above, 
the open space requirement is fulfilled at a 1:2 ratio, meaning that for every square foot 
of open space with amenities provided, two square feet of required open space is 
fulfilled. The 27,461 square feet of open space with amenities the applicant is providing 
count as 54,922 square feet of open space. 
 
While not counted towards fulfilling the open space requirement, the front setback 
includes a meandering sidewalk through a landscaped area that includes trees, shrubs, 
and ground cover. 
 
As proposed, the project complies with the open space requirement of the LLMC. 
 
Landscape Plan 

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

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

As stated in the table above, the applicant is requesting a variance from two sections of 
the municipal code, Rear Yard Setbacks and Fence Height.   
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Rear Yard 
 
The Applicant requests relief from Section 17.38.090, which prohibits open parking 
spaces and structures within the rear yard setback, with the exception of enclosed 
storage and carport structures.  The property measures 4.37 acres in size, which 
exceeds the minimum lot size in the R-3 zone, however the property is required to 
include a storm drain easement that somewhat limits the ability to locate buildings on 
the site, while at the same time addressing the negative impacts associated with the 
southern property is also negatively affected by the adjacent southern property.   
 
As stated above, the project includes a storm drain easement below the easternmost 
driveway.  Buildings cannot be located above the easement, so the easement limits the 
ability to situate a building along the east portion of the site while at the same time 
complying with the setback requirements.  Furthermore, the Southern Pacific Railroad 
abuts the property to the south, and in order to reduce the noise and vibration impacts 
to an acceptable level, the apartment buildings must be located as far away from the 
rear property line as possible, again further limiting the siting ability of the residential 
structures.  Therefore, the applicant is requesting a variance from Section 17.38.090 to 
allow the open space parking spaces, trash enclosures and garages within the rear yard 
setback and allow this area to serve as a buffer between the Southern Pacific Railroad 
property and the apartment buildings. 
 
Due to the fact that the property to the south is not residentially developed, the impacts 
that could potentially impact a residentially developed property, both visual and auditory 
resulting from the proximity of the open space parking, the trash enclosures and the 
garages, are not anticipated to negatively impact the southern property. 
 
Rear Property Wall Height 
 
The project site’s southern property line is located approximately 45 feet from the 
centerline of the Southern Pacific (SP) tracks.  The estimated exterior noise levels from 
the SP rail line is anticipated to be approximately 67.2 dBA Community Noise 
Equivalent Level (CNEL) at the façade of Building 4 (nearest building to tracks).  The 
estimated noise level is above the City’s 65 dBA CNEL, as shown in the table below: 
 

Rail Line 

Operations per Day
2
 

CNEL at 
Observer 
Location 
(dBA)

3
 

Noise Level at Specified Distance (dBA 
CNEL)

4
 

Freight AMTRAK 100 ft 200 ft 400 ft 800 ft 

Southern Pacific 40 4 67.2 67.2 63.7 59.6 55.1 
Source: First Carbon Solutions | Michael Brandman Associates.  Noise Impact Analysis 87-Unit Apartment Project, Loma 
Linda, San Bernardino County, California.  May 2013. 
Notes: 

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

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

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

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

 
Both the construction of the 10-foot high rear wall and the minimum STC rating of 30 or 
higher requirements should reduce the impact associated with Southern Pacific 
Railroad traffic on Building 4 to an acceptable level.   
 
Findings for Reduction in Rear Yard Setback and Increase in Fence Height 

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

In order to reduce the impacts associated with the Southern Pacific (SP) Railroad 
tracks located adjacent to the subject site, the residential structures must be located 
as far away from the south property line as possible.  The reduction in the rear yard 
setback will allow the applicant to centrally locate the apartment buildings on the site 
and limit the impacts associated with the SP line.  The noise study prepared by FCS-
MBA states that if not properly mitigated, the noise and vibration impacts associated 
with SP line traffic will exceed the allowable levels stated in the Noise Ordinance of 
the Loma Linda General Plan.  The proposed location of the residential structures 
requires the applicant situate the proposed driveway, garages, and open parking 
spaces as close to the rear property line as possible, serving as a noise buffer 
between the two properties.   
 
Furthermore, a required storm drain easement along the east portion of the lot limits 
the ability to construct any structures over the easement, further restricting the ability 
to locate the residential structures on the subject site.  The proposed location of the 
residential structures, plus the proposed 10-foot high block wall will reduce the 
impacts associated with SP traffic to a noise level that is compliant with the General 
Plan Implementing Noise Policies for Land Use and New Development.   
 
As stated previously, the projects southern property line is located approximately 45-
feet from the centerline of the Southern Pacific tracks.  Building 4 is located 
approximately 54 feet from the southern property line.  The estimated noise levels 
from the Southern Pacific line are anticipated to be approximately 67.2 dBA CNEL at 
the façade of Building 4 (nearest building to the tracks).  In order to reduce the noise 
level to the City’s 65 dBA CNEL maximum, a 10-foot high, masonry block wall is 
required of the project.  Relative to the width (521 feet) of the subject site and the 
fact that the property is located adjacent to the SP line, the visual impact associated 
with a 10-foot high wall will not negatively affect the adjacent neighbors.    
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2. That such variance is necessary for the preservation and enjoyment of the 

substantial property right possessed by other property in the same vicinity and zone 
and denied to the property in question. 

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

 
3. That the granting of such a variance will not be materially detrimental to the public 

welfare or injurious to the property or improvements in such vicinity and zone in 
which the property is located. 

The proposed relief from Section 17.38.90 of the LLMC will not be detrimental to the 
public welfare or injurious to property and improvements in that the majority of the 
property will not be altered in any way.  The property is located adjacent to the 
Southern Pacific Railroad property, which spans the length of the subject site, and 
will not be negatively affected by the proposed open parking spaces, garages, or the 
construction of the trash enclosures.  Construction will be subject to the necessary 
building code requirements to ensure compatibility and safety.  
 
In addition, the proposed relief from Section 17.38.080 (Maximum Height – Rear 
Yards) of the LLMC will not be detrimental to the public welfare in that the proposed 
10-foot high block wall will allow the development to comply with Implementing 
Policy 7.8.1.1 – Implementing Policies for Land use and New Development of the 
General Plan.  Furthermore, the proposed 10-foot high wall will located along the SP 
Line and will not be visually detrimental to the SP property.   
 

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

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

(consistent with the corresponding land use designation, density 
range, and applicable General Plan requirements), especially within 
large-scale residential development projects, in order to provide 
housing opportunities for a range of incomes and households  

Policy e - Provide the citizens of Loma Linda with a choice of areas of varying 
densities and housing with a range of costs. 

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

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

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

 
Tentative Parcel Map and Findings 

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

designations. 

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

 
2. The design or improvement of the proposed subdivision is consistent with the 

applicable general plan and zoning designations. 

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

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

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

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

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

 
5. The design of the subdivision is not likely to cause substantial environmental 

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

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

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

 
7. The design of the subdivision will not conflict with easements, acquired by the public 

at large, for access through or use of property within the proposed subdivision. 

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

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

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

 
In an effort to ensure that the foregoing project is consistent with the General Plan, 
compliant with the zoning and other City requirements, compatible with the surrounding 
area, and appropriate for the site, staff and the City Attorney have opted to apply the 
Conditional Use Permit Findings in LLMC §17.30.210 to this project, as follows:” 
 
1. That the use applied for at the location set forth in the application is properly one for 

which a precise plan of design is authorized by this title. 

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

 
2. That the said use is necessary or desirable for the development of the community, is 

in harmony with the various elements and objectives of the general plan, and is not 
detrimental to existing uses specifically permitted in the zone in which the proposed 
use is to be located. 

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

 
3. That the site for the intended use is adequate in size and shape to accommodate 

said use and all of the yards, setbacks, walls, or fences, landscaping and other 
features required in order to adjust said use to those existing or permitted future 
uses on land in the neighborhood. 

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

 
4. That the site or the proposed use related to streets and highways is properly 

designed and improved to carry the type and quantity of traffic generated or that will 
be generated by the proposed use. 

 The project site has access from Van Leuven Street, which can accommodate the 
type and quantity of traffic generated by the use. Currently the roadway can 
accommodate the existing volume of traffic and the future traffic from the proposed 
apartment development. 
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 Off-site improvements in the vicinity of the project site will include roadway widening, 
installation of sidewalk, curb, and gutter, and two driveway approaches.  A total of 
219 parking spaces are provided to accommodate the parking requirements of the 
87-unit apartment project. Additionally, the perimeter drive aisle provides emergency 
vehicle access all around the development. The proposed project and related on- 
and off-site improvements will not conflict with other uses immediately adjacent to 
the project site. 

 
5. That the conditions set forth in the permit and shown on the approved site plan are 

deemed necessary to protect the public health, safety and general welfare. 

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

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

A. Site Location Map 
B. Project Plans 
C. Conditions of Approval 
D. Mitigated Negative Declaration/Environmental Initial Study 
E. Landscape Photos (Trees) 
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EXHIBIT – E 
 

Size: 24” box Number: 57 
 

Shoestring Acacia        Afghan Pine 

   
 
 
 



E – 2 

Size: 24” box  Number: 29 
 

Red Push Pistache 

 



E – 3 

Size: 24” box  Number: 29 
 

Forest Pansy Redbud      Crape Myrtle Coral Pink 

  
 

Pink Dawn Chitalpa 

 



E – 4 

 Size: 36” box   Number: 7 
 

  San Gabriel Fruitless Olive       Holly Oak 

   
 
California Pepper 

 



E – 5 

 Size: 24” box  Number: 31 
 

 
Weeping Myall     Dwarf Southern Magnolia   African Sumac 
 
 
 
 
 
 
 
 
 
 
 
 



E – 6 

 Size: 24” box  Number: 12 
 

Crape Myrtle Light Lavender 

 



Staff Report  City of Loma Linda 
        From the Community Development Department 

 

PLANNING COMMISSION MEETING OF AUGUST 7, 2013 
 
 
PLANNING COMMISSION AGENDA:  
 
TO:   Planning Commission 
 
FROM:  Konrad Bolowich, Assistant City Manager 
 
SUBJECT: Development Code Amendment (DCA) 13-080 – Regulations 

Relating to Formula Based Fast Food Restaurants 
 
RECOMMENDATION 
 
It is recommended that the Planning Commission recommend approval of Development 
Code Amendment (DCA) 13-080 – Regulations Relating to Formula Based Fast Food 
Restaurants to the City Council. 
 
BACKGROUND 
 
The City of Loma Linda currently has at least six (6) formula based fast food restaurants 
with drive-through service in operation, with a seventh expected to open in mid to late 
2013. Under the current code, drive-through businesses are permitted in the C1, C2, 
East Valley Corridor – General Business and East Valley Corridor – General 
Commercial zones with a conditional use permit.  All drive through businesses 
regardless of activity require a conditional use permit.  This allows the City to review 
potential noise, air quality, and traffic impacts and to require mitigation measures prior 
to issuance of the permit.  Such permit, conditions of approval, and the resulting 
permission for this land use is reviewed and approved through the planning 
commission. 
The community has raised concerns that Formula-Based Fast Food Restaurants may 
dilute the City of Loma Linda’s small town professional atmosphere and a strong sense 
of community, small town character, unique economy, and Healthy City designation. 
 
ANALYSIS 
 
A ban on new Formula-Based Fast Food Restaurants with drive-through food service 
will favor the development of independent food service establishments in Loma Linda 
and may help reduce traffic congestion, pollution, and noise. 
The standardized architecture, standardized color schemes, decor and signage of many 
Formula-Based Fast Food Restaurants can detract from the distinctive character of the 
City’s neighborhoods and may hamper the City’s goal of a diverse restaurant base with 
distinct neighborhood food service outlets comprised of a mix of restaurant types for the 
enjoyment and health of residents, workers, students, and visitors. 

Approved/Continued/Denied 
By Planning Commission 
Date _________________ 



Page - 2 

Development Code Amendment (DCA) 13-080 

 

This ordinance would preserve the right of existing Formula-Based Fast Food 
Restaurants to continue to operate, renovate and to be replaced with a same sized 
facility at the same location as long as the establishment has remained in continuous 
operation after adoption of this ordinance. 
 
ENVIRONMENTAL 
 
This ordinance is categorically exempt from environmental review pursuant to Sections 
15060 and 15061(b) (3) of the California Environmental Quality Act (“CEQA”) because 
adding and amending sections of the existing Land Use Code to establish further 
regulations on formula-based fast food restaurants cannot result in direct or reasonably 
foreseeable indirect adverse physical changes in the environment. 
 
FINANCIAL IMPACT 
 

 Formula-Based Fast Food Restaurants with a drive-through generate 
approximately $20,000.00 per year in sales tax revenue.  

 

 Restaurants without drive-through service generate approximately $5,000.00 per 
year.  

 

 There will be a loss of approximately $15,000.00 per year per restaurant that is 
impacted by this ordinance.  

 

 It is unknown how many Formula-Based Fast Food Restaurants would be 
disallowed and consequently unknown how much future revenue will be 
impacted.  

 

 This ordinance has no impact upon current revenue or expenditure levels. 
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ORDINANCE ___ 

 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF LOMA 

LINDA AMENDING CHAPTER 17.02 (INTRODUCTION AND 

DEFINITIONS) AND ADDING SECTION 17.02.205, ADDING 

CHAPTER 17.110 TITLED FORMULA-BASED FAST FOOD 

RESTAURANT, AND SECTION 17.110.010 TO THE LOMA LINDA 

MUNICIPAL CODE TO ADD SPECIFIC PROVISIONS AND 

REGULATIONS RELATING TO FORMULA-BASED FAST FOOD 

RESTAURANTS. 
 

WHEREAS, it is the desire of the City Council of the City of Loma Linda to protect public 

health, safety, and welfare by modifying the City of Loma Linda Municipal Code to prohibit the 

operation of any new Formula-Based Fast Food Restaurants that offer drive-through food 

service, as defined below; and 

WHEREAS, Loma Linda is a vital and active City that retains a small town professional 

atmosphere and a strong sense of community and community character; and 

WHEREAS, Loma Linda has striven to retain its small town character, unique economy, and 

Healthy City designation in part, by encouraging, through the City’s land use regulations, the 

establishment of a diverse range of small businesses whose owners are involved in and support 

the community, both financially and otherwise; and 

WHEREAS, money earned by independent businesses is more likely to circulate within the 

local community and City economy than money earned by Formula-Based Fast Food 

Restaurants, which have corporate offices and which utilize vendors located outside of Loma 

Linda; and 

WHEREAS, drive-through food service, where patrons do not have to leave their automobile to 

place and receive their food order is nearly universal among Formula-Based Fast Food 

Restaurants, and a ban on new, and a prohibition against replacement of any existing Formula-

Based Fast Food Restaurants with drive-through food service will favor the development of 

independent food service establishments in Loma Linda and will reduce traffic congestion, 

pollution, and noise, and help encourage, foster, and attract alternative ways of transportation; 

and 

WHEREAS, Loma Linda is one of the five Blue Zones® in world, an area known for its health 

and longevity, seeks to retain and improve the conditions that led to this designation, including 

independent restaurants compatible with healthy food selections that are an amenity of 

neighborhood streets and promote health through physical activity and community engagement; 

and 

WHEREAS, the development patterns, standardization, and uniformity of Formula-Based Fast 

Food Restaurants intrinsically detract and discourage a healthy physical built environment and 

do not promote a strong sense of community, and potentially diminish property values in 

adjacent residential areas; and 

WHEREAS, the standardized architecture, the standardized color schemes, decor and signage of 

many Formula-Based Fast Food Restaurants can detract from the distinctive character of the 

City’s neighborhoods and desired development patterns; and 



 

 

WHEREAS, the advent of Formula-Based Fast Food Restaurants in the City, if not regulated, 

may hamper if not irreparably impede the City’s goal of a diverse restaurant base with distinct 

neighborhood food service personalities comprised of a mix of restaurant types for the 

enjoyment and health of residents, workers, students, and visitors; and 

WHEREAS, the City continues its efforts to meet the Greenhouse Gas (GHG) Reduction 

Measures by the State of California and the County of San Bernardino (City General Plan 

Chapter 4.6.4), recognizing that among the most significant reduction measures for GHG is the 

focus on mixed-use development patterns and alternative modes of transportation, all of which 

have advantages over conventional Formula-Based Fast Food Restaurant development and 

business patterns which are automobile-centered by nature; and 

WHEREAS, the City Council finds that this ordinance is categorically exempt from 

environmental review pursuant to Sections 15060 and 15061(b) (3) of the California 

Environmental Quality Act (“CEQA”) because adding and amending sections of the existing 

Land Use Code to establish further regulations on formula-based fast food restaurants cannot 

result in direct or reasonably foreseeable indirect adverse physical changes in the environment. 

 

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF LOMA LINDA DOES 

ORDAIN AS FOLLOWS: 

 

SECTION 1. Section 17.02 (Introduction and Definitions), of the City of Loma Linda Land Use 

Code is amended to add and define Formula-Based Fast Food Restaurant as follows: 

17.02.205 – Formula-Based Fast Food Restaurant. A national, regional, or local formula 

food service establishment that uses a Trademark, Logo, Service Mark or other mutually 

identifying name or symbol, and which maintains any Standardized Array of Merchandise, or 

Standard Services, Decor, Color Scheme, business methods, architecture, layout, Uniform 

Apparel, Signage or similar, standardized feature; and is dedicated to food service where 

food is consumed on or off the site and exhibits three or more of the following 

characteristics: 

A. Standardized menus, ingredients, and food preparation are dictated by a franchise 

agreement or other contractual controls that prohibit the restaurant 

owner/entrepreneur from deviation from the “formula”, to assure a uniform “product” 

that will meet the expectations of consumers at other Formula-Based Fast Food 

Restaurants under the same Trademark or logo, (regardless of location or ownership), 

for such uniformity. 

B. Food orders are almost always served in seven minutes or less from time of order to 

delivery 

C. Food is pre-made and wrapped before customers place orders; 

D. Food is served in disposable containers and wrappers, with disposable tableware;  

E. Food consumed on the premises is ordered from a wall menu while customers are 

standing at a service counter; 

F. Payment is made by customers before food is consumed; and 

G. The service counter is closer to an entry/exit than is the seating/dining area. 

 



 

 

SECTION 2.  Chapter 17.110 and Section 17.110.010, of the Loma Linda Municipal Code are 

hereby added to read as follow: 

CHAPTER 17.110 

FORMULA-BASED FAST FOOD RESTAURANT 

Section: 

17.110.010 – Formula-Based Fast Food Restaurant. Formula-Based Fast Food Restaurants 

shall comply with the requirements of this Section. The provisions of this Section are 

intended to ensure the preservation of Loma Linda’s unique neighborhood community 

character and to retain a diverse economic and business establishment by restricting and 

prohibiting the establishment of Formula-Based Fast Food Restaurants that offer drive-

through food service within all Zoning Districts and areas of the City. 

A.  Limitations on Use 

 No permit shall be issued for the establishment of a new or replacement of an existing 

Formula-based Fast Food Restaurant with drive-through food service within all 

Zoning Districts. 

B. Existing Formula-Based Fast Food Restaurants with drive through food service 

establishments shall: 

1. Be deemed an existing non-conforming use and shall be allowed to continue 

operation as a Formula Based Fast Food Restaurant;  

2. Shall be allowed to change ownership and branding, and shall be allowed to be 

remodeled as long as the square footage does not increase;  

3. Shall be allowed to be replaced with same sized facility at the same location as 

conditions warrant;  

4. Shall not be subject to amortization. 

C. For purposes of this definition and for the purposes of Chapter 17.110, the following 

words and phrases shall have the following meanings: 

1. “Standardized Array of Merchandise” shall be defined as 50% or more of in-stock 

merchandise from a single distributor bearing uniform markings. 

2. “Trademark” shall be defined as a word, phrase, symbol or design, or a 

combination of words, phrases, symbols or designs that identifies and 

distinguishes the source of the goods from one party from those of others. 

3. “Service Mark” shall be defined as a word, phrase, symbol or design, or a 

combination of words, phrases, symbols or designs that identifies and 

distinguishes the source of a service from one party from those of others. 

4. “Decor” shall be defined as the style of interior finish materials, which may 

include but is not limited to, style of furniture, wall coverings or permanent 

fixtures. 

5. “Color Scheme” shall be defined as selection of colors used throughout the 

business establishment, such as on the furnishings, permanent fixtures, and wall 

coverings, or as used on the Facade. 



 

 

6. “Facade” shall be defined as the face or front of a building, including awnings, 

looking onto a street or an open space. 

7. “Uniform Apparel” shall be defined as standardized items of clothing including 

but not limited to standardized aprons, pants, shirts, smocks or dresses, hat, and 

pins (other than name tags) as well as standardized colors of clothing. 

8. “Signage” shall be defined as a sign pursuant to Section 17.18.030(50) of the 

Loma Linda Municipal Code. 

9. “Logo” shall be defined as is a graphical element, symbol, or icon that, together 

with its logotype (which is set in a unique typeface or arranged in a particular 

way), form a trademark or brand. 

10. “Standard Services” shall be defined as mutually shared service methods which 

distinguish the source of a service of one party from those of others. 

11. “Drive-through food service” is defined as restaurant service of food and 

beverages directly to a customer while the customer remains in a motor vehicle. 

Such service is typically characterized by a lane for customer’s motor vehicles to 

form a queue for service; menu signage that is visible to the customer from a car 

as they approach in the lane; and often includes a stationary microphone and 

speaker that is incorporated into or near the menu signage to facilitate order 

placement and two-way communication with restaurant staff, enabling receipt of 

order before the vehicle arrives to the window through which restaurant staff 

collects payment and dispenses the order, all while the customer is seated in their 

motor vehicle. Alternative designs are possible, including two windows, one for 

order placement and payment, and a second for food delivery to the customer. 

The defining characteristic is the ability for the customer to complete the entire 

food and/or beverage transaction without leaving their vehicle.   

SECTION 3.  Effective Date. This ordinance shall take effect on the 31
st
 day following its 

adoption. 

 

********* 

IT IS HEREBY CERTIFIED that the foregoing ordinance was duly introduced at a regular 

meeting of the City Council of the City of Loma Linda on the __th day of Month Year, and 

legally adopted on the __ th   day of Month Year, by the following vote, to wit: 

 

Council names, votes. 
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