
RESOLUTION NO. 6793

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF REDLANDS

ADOPTING FINDINGS OF FACT PURSUANT TO THE STATE SUBDIVISION

MAP ACT FOR TENTATIVE PARCEL MAP NO. 18550

AND APPROVING TENTATIVE PARCEL MAP NO. 18550

WHEREAS, the Redlands Planning Commission has adopted its Resolution No.  1175
recommending approval of Tentative Parcel Map No. 18550 to the City Council of the City of
Redlands (" this City Council"); and

WHEREAS, a certified copy of Planning Commission Resolution No. 1175 and related
material has been forwarded to this City Council;

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY

OF REDLANDS AS FOLLOWS:

Section 1.  The City Council of the City of Redlands hereby approves Tentative Parcel
Map No.  18550 for the Redlands Commons Project,  subject to the conditions of approval

identified in Exhibit " A" of this Resolution, and based upon the following findings which apply
to both the tentative and final maps for Tentative Parcel Map No. 18850:

A.       The proposed map is consistent with applicable General and Specific Plans, as
well as applicable provisions of the City of Redlands Municipal Code.

The property within Tentative Parcel Map No. 18550 (" TPM 18550") is located in the

and will consist of 20,000 square feet of single- story office space, 75, 000 square feet of inline
retail space, and 10, 500 square feet of restaurant space and will encompass 12. 95 net acres.  As

addressed in greater detail in the EIR prepared in connection with TPM 18550, which analyzed

the environmental effects of TPM 18550 pursuant to the California Environmental Quality Act
Public Resources Code Section 21000 et seq.) (" CEQA"), TPM 18550 advances the goals and

policies of the City of Redlands General Plan ( the " General Plan") as well as the East Valley
Corridor Specific Plan( the " EVCSP").

On the General Plan Land Use Map, TPM 18550 is designated for " Commercial" land
uses.  The General Plan contains Guiding Policies which influence planning decisions within the
City. The Guiding Policies that are applicable to TPM 18550 are as follows:

Policy 4. 40g — " Locate High and Medium- Density development near regional
access routes, employment centers, shopping areas, and public services."

Policy 4. 50a — " Encourage development of office space in the East Valley
Corridor."

Policy 4. 62a — " Develop the EVCSP so as to promote and facilitate high- quality
commercial and industrial development within the Corridor area."
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TPM 18550 is, and will be, consistent with the General Plan; development of TPM 18550

would not conflict with the General Plan policies and it is consistent " ith the intent of the

General Plan since it locates Medium- Density development with a floor area ratio (" FAR") of

0. 19 ( approximately 105, 500 square feet/ 12. 95 acres), close to major access routes, employment

centers, and services.  TPM 18550 is a " keystone" location within the EVCSP area due to its

proximity to the I- 210 and San Bernardino Avenue, and as such, has the unique ability to create a
highly accessible and visible master planned development within contiguous property boundaries
without the limitations imposed by property ownership patterns and existing street systems seen
throughout most of the EVCSP area.   TPM 18550 creates a fully integrated development of
office and commercial uses rather than development of less desirable fragmented land uses

spread out over several locations.    Also,  because TPM 18550 consists of high- quality
commercial components,   it will create significant employment opportunities for the

local/ regional population.  Therefore, the City finds that TPM 18550 is and will be consistent
with the General Plan.

In addition to the General Plan, TPM 18550 is subject to the EVCSP.  The EVCSP tailors

the policies of the General Plan for the characteristics of the East Valley Corridor area and
indicates that the intent is to develop the East Valley Corridor into commercial areas will create
employment opportunities for City residents as well as commuters into the City from other areas.
TPM 18550 will be near existing and proposed residential uses so that employees and visitors
will not have to travel long distances, thereby reducing commuting distances and improving the
jobs to housing ratio.

Much like the General Plan, the EVCSP contains a number of policies intended to guide

growth and development within the East Valley Corridor.  The applicable EVCSP goals include:

Goal EV2. 0205( a) — " Develop the EVCSP so as to facilitate the high-quality
commercial, industrial, and residential development within the corridor area."

Goal EV2. 0205( a)( 1) — " Maximize generation of employment opportunities in a

region which has a significant imbalance of housing versus employment
opportunities."

Goal EV2. 0205( a)( 2) --- " Facilitate location in the project area of a wide range of

commercial uses to serve the region,   local industry,   and residential

neighborhoods."

As noted above, TPM 18550 contains commercial and office uses that would provide a

range of new employment opportunities within the area.  Furthermore, the development within

TPM 18550 is consistent with the EVCSP in that it includes setbacks, building heights, massing,
meandering pathways, landscaping, architectural features, and artwork that will result in an
aesthetically high quality development.  Therefore, TPM 18550 is and will be consistent with the
EVCSP.

With regard to the Redlands Municipal Code,  Concept Plan No.  7 for Redlands

Commons and Trojan Groves ( the " Concept Plan"), and the regulations contained therein, have

been designed to be consistent with the City' s Municipal Code.  The Concept Plan is intended to
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allow for development standards that specifically address the needs of TPM 18550, while
insuring substantial compliance with the spirit,  intent,  and provisions of the various City
ordinances.  TPM 18550 will comply with all applicable development standards contained in the
Concept Plan.  Consequently, the City finds that TPM 18550 is and will be consistent with the
General Plan, the EVCSP, as well as all applicable provisions of the Municipal Code.

B.       The design and improvement of the proposed subdivision are consistent with

applicable General and Specific Plans.

The General Plan contains a number of Implementing Policies that are intended to
impose development guidelines for developments within the City.  The applicable Implementing
Policies include:

Policy 4. 621 — " Maximize generation of employment policies in a region which

has a significant imbalance of housing versus employment opportunities."

Policy 4. 62m — "Facilitate location in project area of a wide range of commercial

uses to serve the region, local industry, and residential neighborhoods."

Policy 4. 62u--" Develop opportunities for community oriented services within the
General Plan area."

Policy 4.62gg — "Enhance the beauty of the East Valley Corridor and the overall
quality of life for users and residents of the area."

Upon build out, TPM 18550 will consist of commercial uses that will conform to the

requirements of the General Plan.   For example, the General Plan states, "[ t] he East Valley

Corridor is the best, perhaps only,  location capable of attracting the office, high-tech and
distribution jobs the eastern portion of San Bernardino Valley needs." See General Plan, Section

4. 0, p. 36.  To this end, TPM 18550 consists of office, retail and restaurant uses and encompasses
12. 95 net acres and 15. 22 gross acres.  The office component will include two single- story office
buildings of 9, 000 and 11, 000 square feet.  The retail component will include a neighborhood

inline retail center and various outparcels that would serve the growing needs of the existing
neighborhoods and the new households moving to the area.  It will include 75, 000 square feet of

retail space and 10, 500 square feet of restaurant space.  Building heights for the retail buildings
will range from 20 to 60 feet, with the office buildings ranging in height from 20 to 54 feet.
inclusive of parapets and mechanical equipment.  All commercial buildings would be set back at

least 40 feet from proposed residential uses, and there would be a 35 foot landscaped buffer

separating TPM 18550 from proposed uses to the north.  The retail component will be designed

to provide high visibility for the retailers and for the entire commercial portion of Redlands
Commons.  The buildings will be set back from San Bernardino Avenue and Texas Street with

landscaping and possible outdoor seating.

With regards to the EVCSP, TPM 18550 is within the Special Development District.  To

this end, the Concept Plan establishes development standards that apply to all land and buildings
within the Development Envelope.  The Concept Plan' s development standards governing TPM
18550 include:
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a.   All lots shall have adequate width, depth and area to accommodate all parking
setbacks, landscaping, loading, trash enclosures, and access requirements.

b.  Maximum building height of 60 feet for structures located on TPM 18550.

c.   No minimum lot coverage is required.

d.   Setbacks: front yard — 25 feet; street side yard — 25 feet, side and rear yards —

none ( when adjoining a residential district, 40 feet from the building to the
abutting residential lot line).

e.   In addition to the above development standards there are also landscaping,
parking,  site lighting,  trash enclosure,  screening,  fencing,  wall,  and sign

requirements.

The design and improvement proposed for this property will be consistent with the uses
permitted and conditionally permitted within the Special Development District within the
EVCSP, as well as consistent with the development and design standards of the Concept Plan.

The required yards, setbacks, walls, and landscaping features associated with TPM 18550 would
adequately buffer TPM 18550 from adjacent uses, yet would also ensure integration with other
surrounding uses.   The property is more than adequate to accommodate TPM 18550,  and
associated improvements required by the EVCSP, including parking, landscaping, and off-site
improvements.  Since TPM 18550 will conform to applicable design guidelines associated with

the Special Development District and the Concept Plan, the City finds that the design and
improvements of the subdivision is and will be consistent with the EVCSP.

TPM 18550 is a well designed commercial development that will provide a wide range of

commercial opportunities as well as services to the local community as well as the region at
large.  The design and improvements will incorporate landscaping, setbacks, trees, art work and
Other fixtures to attract high- quality tenants as well as create a substantial number of new jobs
while enhancing the overall character of the community.  Consequently, the City finds that the
design and improvement of TAM 18550 is and will be consistent with the General Plan and the
EVCSP.

C.       The site iLphysically suitable for the proposed type of development.

TPM 18550 is currently in use as an active citrus grove, but will ultimately be developed
to accommodate a mixed use,  commercial/ office development.    TPM 18550 is physically
suitable for the proposed type of development because there are no environmental hazards, there

is suitable roadway access, and TPM 18550 will be connected to the City' s utility infrastructure.
Furthermore, the land is relatively flat, with low potential for soil subsidence or erosion.  There

are no known locally active or potentially active faults trending toward or through TPM 18550.
Because TPM 18550 is not in an Alquist-Priolo Earthquake Fault Zone, the potential for damage

as a result of direct rupture is remote, and TPM 18550 would not present any adverse impacts
with respect to exposing people or property to hazardous conditions resulting from rupture of a
known earthquake fault in TPM 18550.   TPM 18550 is, however,  like much of Southern

California located in Seismic Zone 4.  As a result,  there is a risk of seismic shaking.

JACity Council ReportsT[anninglCC 01. 06.0916793 TPM 18550 Redlands Commons January 6, 2009.doc 4



Accordingly, development will be required to comply with all design standards applicable to
Seismic Zone 4 ( the most stringent in the state) in order to reduce risk to TPM 18550 occupants.

TPM 18550 has not been identified as being in an area subject to potentially susceptible

liquefaction by the California Geologic Survey ( the " CGS") or the County of San Bernardino.
Regional groundwater maps and groundwater data indicate that shallow groundwater conditions

do not exist locally, nor have they existed historically.  As a result, the potential for liquefaction
to occur on- site is very low.   In addition, TPM 18550 is outside any Landslide Hazard Zone
defined by the state. TPM 18550 does not contain any marsh or riparian woodland acreage,
wetlands, or urban streams or watercourses.  Therefore, the City finds that the Site is physically
suitable for the type of development.

D.       The site is physically suitable for the 12roposed density of development.

The office and retail component would encompass 12. 95 net acres of the Redlands
Commons TPM 18550.  This site is more than adequate to accommodate the 9, 000 square foot

and 11, 000 square foot single story garden office buildings, 75, 000 square feet of inline retail
space and 10, 500 square feet of restaurant space, and associated improvements required by the

EVCSP, including parking, landscaping, and off-site improvements. Within the EVCSP area, the
General Plan indicates that building density standard for nonresidential uses permits a maximum
FAR of 0.25 to 0. 6 for commercial uses, and 0.6 to 0.9 for office uses. See General Plan, Section

4. 0, p. 4.  The EVCSP, however, further limits the FAR in the East Valley Corridor to 0. 6 for
office, and 0. 25 for commercial.  See EVCSP, p. 134- 65.  The FAR for TPM 18550 is 0. 19, well

below the maximum for commercial and office uses. Therefore, upon build out, TPM 18550 will

not exceed the FAR imposed under the General PIan and the EVCSP.   The EVCSP contains

development and performance standards which are designed to ensure an orderly transition from
Special Development District uses to existing residential uses.  TPM 18550 has been configured

in a way that minimizes impacts generated by the proximity of the commercial portion of TPM
18550 to the residential.

The commercial uses will be located along San Bernardino Avenue.  Retail uses will be

concentrated on the western, northern and southern edges of the commercial center.  Office uses

will be concentrated on the eastern edge of the area, at the intersection of Texas Street and San

Bernardino Avenue.  All commercial uses will be set back at least 40 feet from residential uses,

including a 35 foot landscaped buffer.   The required yards, setbacks, walls, and landscaping

features associated with TPM 18550 would adequately buffer the commercial portion of TPM
18550 from adjacent uses,  yet would also ensure integration with other surrounding uses.

Surface parking spaces and landscaping will occupy the remainder of the site.   The General

Commercial component will also include approximately 2. 93 acres of open space/ landscaping.
A landscaped area is also proposed along the northerly edge of the Redlands Commons
commercial area to separate the residential and commercial land uses.

Furthermore, the commercial uses proposed for this property will be consistent with the

uses permitted and conditionally permitted within the General Commercial District of the
EVCSP.     Sections EV3. 0710 and EV3. 0713 of the EVCSP also allow permitted and

conditionally permitted uses listed in the Neighborhood Commercial and Administrative
Professional Districts in the EVCSP General Commercial District.   In addition,  individual
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buildings will be constructed in accordance with established height restrictions and setbacks

contained in the Concept Plan.  The exterior design, including landscaping, signage, and lighting
will conform to all applicable design guidelines contained in the Concept Plan.  TPM 18550 will

also have adequate parking,  ingress and egress and loading areas for the density proposed.
Infrastructure serves TPM 18550 and improvements will be made to accommodate the proposed

density.  Therefore, the City finds that TPM 18550 is physically suitable for the proposed density
of development.

E.       The design of the subdivision and the proposed improvements are not likely to

cause substantial environmental damage or substantially and avoidably injure fish or wildlife or
their habitat.

The design of the subdivision and the proposed improvements will not cause substantial

environmental damage or substantially and avoidably injure fish or wildlife or their habitat.
TPM 18550 does not include habitat corridors, linkages, crossings, or travel routes and is,

therefore, not expected to support any appreciable terrestrial or avian wildlife movement.  TPM

18550 does not connect two or more significant wildlife habitats because the surrounding areas
are completely developed with urban and agricultural uses to the north and south of TPM 18550.
On the western portion of TPM 18550, I-210 creates a significant barrier to movement.  TPM

18550 does not contain any marsh or riparian woodland acreage, wetlands, or urban streams or
watercourses, and extensive mitigation measures will mitigate any potential impacts to sensitive
species to a less than significant level.  The mitigation measures noted in the EIR include:

MM 4. 4- 1( a): Surveying for nesting special- status avian specials not more than 30
days prior to construction.  The results of surveys to be submitted to the U. S. Fish
and ' Wildlife Services and/ or the California Department of Fish and Game, as well

as the City of Redlands.  In the alternative the developer can begin construction

after the previous season for local raptors and other special species has ended

after August 15) and before the next breeding season begins ( Before February
15).

MM 4. 4- 1( b):  If active nests for special- status avian species or raptor nests are

found within the construction footprint, construction activities shall be delayed

within a minimum 500-foot buffer zone surrounding active raptor nests and a
minimum 250- foot buffer zone surrounding nests of other special- status avian
species until the young have fledged.

MM 4. 4- 2:  One day prior to disturbance of the citrus trees within the orchard
located on TPM 18550, at least two biologists, one of which shall hold a valid

California Scientific Collection Permit, shall conduct a pre- construction survey of
the area in order to relocate any individual silvery legless lizards. This can be
achieved through active capture and relocation to other suitable habitat outside of

the potential areas of impact ( i.e., outside TPM 18550).

The EIR' s analysis indicates that there are no significant and avoidable impacts relating
to the nesting habitat for migratory avian species of special concern and/ or raptors on Redlands
Commons; the loss of the silvery legless lizard; the loss of foraging areas for sensitive bat
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species; and the movement of any native resident or migratory fish or wildlife species.   The

environmental impacts of the commercial development were analyzed in the EIR.   See EIR,

Section 4. 4.    Therefore,  the City finds that design of the subdivision and the proposed
improvements will not cause substantial environmental damage or substantially and avoidably
injure fish or wildlife or their habitat.

F.       The design of the subdivision and the proposed improvements are not likely to
cause serious public health problems.

The design of the subdivision and the proposed improvements are not likely to cause
serious public health problems.  Construction of TPM 18550 will not endanger, jeopardize or

otherwise constitute a menace to the public convenience, health, interest, safety, or the general
welfare of persons residing or working in the vicinity of TPM 18550.   TPM 18550 will be

designed in such a manner so that potentially conflicting uses will be segregated from one
another in order to reduce potential public health problems.   The Project will provide all

infrastructure necessary for TPM 18550 including adequate sewer and water systems.

TPM 18550 is required to be connected to the City' s sanitary sewer system where the
sewage will be directed to facilities administered by the City of Redlands Municipal Utilities and
Engineering Department ( the " MUED").  As reflected in the EIR, the MUED has reported that

TPM I8550 would not violate the existing California Water Code because the subdivision will
be connected to the public sewer system and will only have a minor incremental impact on the
quantity of the effluent from facilities administered by the MUED.  TPM 18550 will consist of

commercial and office uses and will not discharge pollutants such as industrial sludge, noxious

gasses, medical wastes or radioactive materials.  TPM 18550 will not exceed the City' s capacity
to treat wastewater as the City has the ability to process 9. 5 rngd.  The facility is currently only
processing 6. 5 mgd.  Uses within Parcel Map 18550 will generate 7, 925 gallons per day.  As a

result, the Parcel Map will only reflect a slight imposition on the City' s wastewater capacity.

With regard to solid waste, TPM 18550 will result in a new source of solid waste.  The

City operates the California Street Landfill, which is a Class III landfill that accepts all solid

waste generated within the City' s boundaries.  The total permitted daily throughput capacity for
the landfill is 829 tons.  Currently, the average daily disposal is approximately 320 tons per day.
The residual average capacity is approximately 509 tons per day.  Operation of TPM 18550 will

general 0. 13 tons per day, or 48 tons per year.  As a result, the City has more than adequate
capacity to serve TPM 18550.   Furthermore, TPM 18550 will observe the Municipal Code' s

regulations that govern the procedures for collection, transfer, processing, and disposal of solid
waste.   With regards to stormwater drainage, TPM 18550 will upgrade all curbs and gutters

where appropriate in order to accommodate all drainage flowing from TPM 18550.  As a result,

the City finds that the design of the subdivision and the proposed improvements are not likely to
cause serious public health problems.
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G.       The design of the subdivision and the proposed improvements will not conflict

with easements ac uired by the public at- large for access through or use of property within the
proposed subdivision.

The design of the subdivision and the proposed improvements will not conflict with

easements acquired by the public at large for access through or use of property within the
proposed subdivision. No such easements are known to exist.  Needed public access for roads

and utilities will be acquired by the City and/ or appropriate utilities prior to recordation of the
proposed tract.  All easements and public rights of way to serve TPM 18550 will be designated
on the Final Map.  Therefore, the City finds that the design of the subdivision and the proposed
improvements will not conflict with easements acquired by the public at large for access through
or use of property within the proposed subdivision.

H.       The proposed subdivision will not result in parcels that would be too small to

sustain their agdcultural use pursuant to the California Land Conservation Act  " Williamson

Act"

The proposed subdivision will not result in parcels that would be too small to sustain

their agricultural use pursuant to Williamson Act contracts.  Although the area comprising TPM
18550 currently consists of an active citrus grove, TPM 18550 is not located in a City designated
Agricultural Preserve area, nor is it subject to a Williamson Act contract.   As noted in the

analysis of the Concept Plan, the property comprising TPM 18550 is within a SD District, which
envisions future development within the East Valley Corridor that will provide new residences
and businesses to that will potentially attract growth to the area.  To this end, as demonstrated in
the Measure U findings, the proposed density increase would not convert viable agricultural land
to non- agricultural uses.   The area surrounding the Project is becoming urbanized, with the
potential of Wal- Mart to the south,  existing residential uses to the northeast,  proposed

commercial development to the east, a proposed high school to the north and the existence of 1-

210 to the west.  With its prime access to freeways and major arterials, the property comprising
TPM 18550 has been the logical place where this growth would occur.   While most of the

growth has occurred south of the I- 10, residential developments and neighborhood retail centers

have sprung up in the northern portion of the City as well, particularly in the area surrounding
TPM 18550. Agricultural uses on- site are not capable of success or continuing effectiveness, nor
are they practicable.

Further, as demonstrated in the EIR Findings, the property comprising TPM 18550 is
designated as containing Prime Farmland and Farmland of Statewide Importance and will
convert this land from agricultural to urban uses, including commercial and residential. This
property, however, is currently designated as Commercial by the City General Plan and as a
Special Development District by the EVCSP, which anticipates future urban development,
including commercial and office development.    Further,  the East Valley Corridor area is
considered a prime location for commercial and industrial development due to its proximity to

large urban areas and relatively few topographic and environmental constraints.   TPM 18550

would not, however, instigate a change that that is not already reasonably foreseeable under the
applicable land use plans and zoning assessed in the EVCSP or the General Plan.
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Presently, agriculture has been permitted as an interim use on the land, but was not
anticipated as a long term use.   As there are a number of current and future non- agricultural

developments in the area, the transition into a more intensive use represents a logical, outward

expansion of urban development.  Thus, the City finds that approval of the proposed subdivision
will not result in parcels of land that would be too small to sustain their agricultural use pursuant
to the Williamson Act.

ADOPTED, SIGNED AND APPROVED this 6th day of January, 2009.

1 4r of the City of Redlands
ATTEST-

City

TTEST:

City C rk
1

I, Lorre Poyzer, City Clerk of the City of Redlands, California, do hereby certify that the
foregoing Resolution No. 6793 was duly adopted by the City Council at a regular meeting
thereof held on the 6th day of January, 2009, by the following vote:
AYES: Councilmembers Gilbreath, Gallagher, Aguilar; Mayor Harrison
NOES: Councilmember Bean

ABSENT:    None

ABSTAIN:   None

Lorne p6yzer, 
Ci21: miaCity Redlands,
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