
RESOLUTION NO. 7450

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF REDLANDS APPROVING
PLANNED DEVELOPMENT NO. 3 FOR THE EAST VALLEY CORRIDOR SPECIFIC
PLAN TO FACILITATE THE DEVELOPMENT OF THE REDLANDS COMMERCE

CENTER

WHEREAS, Hillwood Investment Properties has filed an application with the City to
construct two warehouse/distribution centers consisting of a 600,727 square foot building and a

499,724 square foot building (the "Project") on approximately 50.67 acres located south side of
Lugonia Avenue, east ofBryn Mawr Avenue (the "Project Site"); and

WHEREAS, to facilitate development of the Project, the City Council of the City of
Redlands has approved Hillwood Investment Properties' application for Tentative Parcel Map
No. 19496 which will subdivide 50.67 acres into two parcels, 27.26 acres and 23.40 acres in size;
and

WHEREAS, the EV/SD (Special Development) land use designation governs the Project
Site and contains development envelopes which group blocks ofproperties together to establish a

designated minimum area that must be master-plamied as a single unit; and

WHEREAS, any development application filed within a development envelope must
address the development of the entire development envelope through the preparation of a

Concept Plan on a Planned Development application; and

WHEREAS, Hillwood Investment Properties has also submitted an application for
Planned Development No. 3 to permit the development of the 50.67 acres of undeveloped
property within the development envelope that governs the Project Site; and

WHEREAS, on July 29, 2014 and August 26, 2014, the City of Redlands' Plamiing
Commission held duly noticed public hearings on Hillwood Investment Properties' application
for Planned Development No. 3 at which time the public had the opportunity to present verbal
and written testimony on the proposed Project; and

WHEREAS, at the close of the public hearing, and after due consideration of all verbal
and written testimony provided, the Planning Commission adopted a motion recommending to
the City Council the approval of Planned Development No. 3; and

WHEREAS, on September 16, 2014, the City Council of the City ofRedlands held a duly
noticed public hearing on Hillwood Investment Properties' applications for the approval of
Planned Development No. 3 at which time members of the public had the opportunity to provide
verbal and written testimony on the proposed Project;
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NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY
OF REDLANDS AS FOLLOWS:

Section 1. The application of Hillwood Investment Properties for Planned Development
No. 3 is hereby approved, based upon the Planning Commission's recommendation and
determination that proposed Planned Development No. 3 is in conformity with the General Plan
of the City and that the Planned Development No. 3 would not affect the surrounding area or the
Redlands community in general, and further based upon staff's reports and the verbal and written
testimony presented to the City Council, and subject to the conditions of approval attached
hereto as Exhibit "A."

ADOPTED, SIGNED AND APPROVED this 16th day of September, 2014.

Pete Aguilar, Mayor
ATTEST:

Sam Irwin, ity Clerk
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I, Sam Irwin, City Clerk of the City of Redlands, do hereby certify that the foregoing Resolution
was duly adopted by the City Council at a regular meeting thereof held on the 16th day of
September, 2014 by the following vote:

AYES: Councilmembers Harrison, Foster, Gardner, Gilbreath; Mayor Aguilar
NOES: None
ABSENT: None
ABSTAIN: None

Sam Irwin, City Clerl
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EXHIBIT A

DEVELOPMENT SERVICES DEPARTMENT
PLANNING DIVISION ·

CONDITIONS OF APPROVAL FOR

PLANNNED DEVELOPMENT NO. 3
PARCEL MAP NO. 19461

Date of Preparation: July 25, 2014
Planning Commission Date: August 26, 2014
City Council Date: September 16, 2014
Applicant: Hillwood investment Properties
Location: Southeast comer of Lugonia Avenue and Bryn Mawr Avenue

CONDITIONS OF APPROVAL

1. The issuance of any permits shall comply with all provisions of the Redlands
Municipal Code and the East Valley Corridor Specific Plan

2. Uniess construction has commenced pursuant to a building permit, or a time
extension is granted in accordance with Code, this approvai shall expire two (2)
years from the date of City Council approval.

3. This approval is for a Planned 'Development tò construct two
warehouse/distribution centers on 50.67 acres located north-öf the Interstate 10
Freeway, along the south side of Lugonia Avenue; and the ëast 'éide of Bryn
Mawr Avenue in the EV/SD (Special Development) District of the East Valley
Corridor Specific Plan.

4. All plans submitted to the City shall reflect the City Council approval and any-
other cha-hgé? reqüiredTy tlTe-Council añ-d/br ätáff.~·Tliis'condition aÎflies' to th'e
site plani landscape plans, building elevations 'and rriaterials, grading, and all
other illustrations, text, or plans submitted to the. City 'iri connection with this
project.

5. No Certificate of Occupancy shall be'granted tintil all conditions of approval have
been satisfied.

6. The applican&shall not make any mbdifications or charïges durihk construction
that are ih conflict or contra'ry to the project's approved 'sité dësign, grading plan,
landscape vplan; -or btiilding elevations without· first consùltihg with the
Development Services Directòr or.his designee.

7. The project site·sball be kèpt in a weed ánd dust frëe do'ndition throughout all
periods of development.
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8. All on-site utilities shall be placed underground except power poles for lines over
66 KV. Plans shall be submitted that detail the undergrounding of all on-site
utilities, subject to review and approval by the Development Services Director,
prior to issuance of building permits.

9. Prior to the issuance of building permits, the applicant shall sIJbmit plans detailing
that roof screening is of adequate height to screen any roof-top equipment from
public view on all sides, subject to review and approval by the Development
Services Director. Screening of·air conditioning units and other equipment on the
buildings shall be incorporated into or compatible with the architectural design of
the buildings.. All equipment shall be screened from public.view of adjacent
roadways and.freeways. .

· -

10. Ground mounted equipment shall be screened from public view on all sides
subject to review and approval by the Development Services Director, prior to
issuance of building permits.

11. All, fire sprinkler risers shall be located inside the building. Any exterior fire
.and/or .mechanical equipment shall . be . appropriately screened, except for
equipment designated by the Fire.Chief as.being exempt from this requirement.

12. All roof drain down spouts shall be placed within the ·interior bf the building walls
and shall not be visible from the exterior of the building.

13. Äll f?estahding:wallin sÑäll licorporate-decoralive esign feature , such as tree
planter wgils, variable setbacks, decorative block, ..post ·caps, or other such
features to provide visual relief along the wall surface.. Concretestilt-up walls shall
incorporate a decorative design in the same style and quality as the·buildings.

14. Any walls exceeding eight (8) feet in height, above grade, shall require approval
of a separate Minor Exception permit.

15. Transformer cabinets and commercial~gas -meters shall not .be. located within
.- required. setbacks and. shall be screened -from public'view either by:architectural

treatrnent pr with landscaping.. Multiple ele.ctrical meters and panels shall be fully
enclosed and incorporated i.ntp the overall·architectural design,pf the building(s).
Backflow preventers shall be enclosed with landscaping that will provide
corrjplete screening-upon ;maturity.. The. location..and method·of enclosure or
screening of this equipment shall be shown ·on the construction plans and
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landscape plans prior to building permit issuance. Location of said equipment
shall be coordinated with appropriate utility company (i.e., Southem Califomia
Gas Company or Southem Califomia Edison Company). The applicant shall
submit plans showing details of screening subject to review and approval by the
Development Services Director, prior to issuance of building permits.

16. The applicant shall prepare plans that include a trash enclosure and/or trash
compactor(s) as specified by the Municipal Utilities & Engineering Department.
Trash enclosure design and location shall be subject to review and approval by
the Municipal Utilities & Engineering Director and Development Services Director
prior to issuance of building permits. Trash storage areas shall be completely
enclosed with solid masonry walls that have a decorative block and cap and solid
metal gate. The exterior design and finish of the trash enclosure shall be
designed to match or be compatible with the structures on site.

17. The Final Landscape Plans shall incorporate the following:

a. The landscape pian shall comply with all requirements for landscaping in
parking lots pursuant- EV4.0225 of thë.East Valley Corridor Specific Plan
or other Specific Plan. .-

b. The landscape plans shall be detailed and show the specific distribution,
size, and amount of each species of trees, shrubs, and groundcover;

c. No more than fifty percent (50%) of the trees shall be 15 gallon in size,-
tyvérity fivé-percént (2'5%) Tsháll^tié 2binch box-ïn si?ei änél~twenty-five
percent (25%) shall be 36-inch box innsize. All trees shall meet the
following minimum caliper sizes. .lf the caliper size cannot be met at the
container size then the developer shall increase the container size to meet
the required caliper. ·.4 .· ,

15-gallon: 3/4" to 1"
24-inch box: 1-1/4" to 1-3/4"
36-inch box: 2-1/2" to 2-3/4"

d. The Landscape Plan shall show concrete mow strips to separate turf from
other ground surfaces;

e. All trees shall be a minimum of 15-gallon size and be double staked.



Planned Development No. 3
Tentative Parcei Map No. 19461

Conditions of Approval
Page 4 of 19

Arbor guards shall be provided on all trees planted in turf areas;

f. The landscape plans shall identify measures such as root barriers and
deep watering to be utilized to minimize heaving of parking lot pavement
by tree roots;

g. An automatic irrigation system shall be utilized to irrigate the site's
approved landscape design.

h. Where automobile bumpers overhang landscaped planters, two feet (2') of
clear areas unobstructed by trees or shrubs shall be provided for
overhang.

i. A combination of landscaping benns and dense hedges and shrubs shall
be provided between parking areas and right of way. A continuous row of
shrubs shall be incorporated to screen parking lot areas from the public
right-of-way.

j. Trees with a trunk hëight of not less than.six feet (6') shall be installed in
the planters at each end of an aisle,- at ? three (3)' space intervals
throughout the parking area, and at twenty foot (20') intervals along the
periphery of the .parking area. Within. .parkin'g areas, trees may be
clustered in groups toiachieve a more natural setting provided the total
number of trees meets the previous planting requirements.

k. Ten (10) trees for·each parcel, a total of twenty (20) trees for the entire
site, shall be added in landscaping planters within the parking lot area, at
a one tree per (3) parking stall ratio; particularly at.the front of the area,
.adjacent to office storefronts. This may be achieived through the use of
landscaping planters or diamonds and/or clustering, where necessary as
to not interfere with and maintain accessible parking stalls and associated
loading areas.

18. The Landscape and Irrigation Plans shall be approved by the following City
departments, prior to the issuance of building permits:

? Submit Landscape and Irrigation Plans with each copy of the construction
plans for pian check to the Development Services Department, Building &
Safety Division, for distribution to other departments and for review and
approval by the Development Services Director.
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? The Landscape and Irrigation Plans shall be subject to review and
approval by the Municipal Utilities & Engineering Director and the
Development Services Director for compliance with the Water Efficient
Landscape Ordinance No. 2724 (Also known as Chapter 15.54 of the
RMC).

19. The landscape architect responsible for the design of the project's landscape
plan shall review and certify, prior to a .rèquèst by the applicant for a final
occupancy inspection, that the installed landscaping meets the specifications of
the approved landscape plan, except as modified in the conditions.of approval.

20. The evergreen trees, as identified on the landsc'ape plan, are to be maintained
and the trimming or maintenance of them shall serve·the purpose to bring them
into a full canopy-type configuration which is the.intent of this approval.

21. All lighting within the parking lot areas shall be asshoe box-type design that
directs the light, beam. downward ·and .not.·outward; ·ln addition, any lighting
attached to th.e. building shall ..be .shielded to prevent :light and glare from
projecting horizontally or outward. P.arking lot light fixtures shall not exceed the
overall height as permitted by the East Valley Corridor SpecificjPlan.

22. The illumination within the parking lot shall be a minimum of 0.5 foot candle and
illumination along all property lines of the project site shall not exceed 0.5·foot
ca_ndl,e. Walkway lighting shall have a maximum bei_gh.t of 12 fee.t and all parising
lot lighting sñaffhave a maximum height of 30 feet. . ...

23. Noise,producing equipment shall be acousticallyÏnÀulated to prevent impacts on
adjacent residential usès and/or sensitive. re,ceptors. The Ip.cation of such
equipment shall be show.n on the site plan and.shall.be subject to review and
approval by-the Development Services Direcipr, prior to issuance of building
permits. The plans shall also detail any noise reduction measures taken.

24. Pri r to issuance of grading permits, the construction contractor shall provide
evidence showing that the following measures shall be implemented to reduce air
pollutants .generated by eqµipment exhau.st and fugitive dust during pr.oject
construction: ·

. . s .
?

,
. ?

. .

? The construction contractor shall.select the .construction equipment used on
site based on .low emission ,factors- and high.· energy ..efficiency. The



Planned Development No. 3
Tentative Parcel Map No. 19461

Conditions of Approval
Page 6 of 19

construction contractor shall ensure that construction grading plans include a
statement that all construction .equipment will be tuned and maintained in
accordance wjth the manufacturer's specifications.

? The construction contractor shall utilize elecitic or diesel-powered equipment
in lieu of gasoline-powered engines where feasible. .

? The construction contractor shall ensure that construction grading plans
include a statement that work crews will shut off equipment when not in use.
·During smog . seasone (May :through. October), the overail len'gth of' the

.-construction period will be extended,sthereby decreasing the size;of the area
prepared each day, .to minimize irebiclesuand equipment, operating at the
same.time.

? The construction contractor shall time the construction activities so as not to
interfere with peak·bour traffic and to minimize..obstruction of through traffic
lanes adjacent to -tlie site; if necessary, a.flag person shall be retained to
maintain'safety adjacent to existing·roadways.

? The construction contractor shall support and encourage ridesharing and
transit incentives for the construction crëw.

? The construction contractor ähall 'demonstrate cómpliance with'SCAOMD
Rule M13 on:the ,use of architéctural coatings. Emissiori's ässociated with
ardhitectural coatings would·be reduced by corripfyingävith-these rules and
regulations, whidh'include-u?ing pré-óoated/naturàl-cofored·building materials,
water-based or low-VOC coating, and coating transfer or spray equipment
with' high transfer efficle'nty. .

.

"26. In the event:that any.subsurfáce archéological materials are encountered within
any-parholtbe project-grea,:allgroun'd=disturbing..construction-activities-must-be-
suspended in the vicinitfòf'the find until the deposit?is recórded'and·ev'aluated by
a qualified archeologist.

27 Pursuant· to Govémmerit Code Sec*tion 66020(d), céï·talii fees, dedications,
reservations or exactions irnposed by the City as a cóndition äf approval of this
project are- subject to a statutory ninety (90):dàyfrotest .peribd. Please be
advised that ·the. ninety ·(9b)'day protest périod for thos'e fëes dedications,
reservatiëns and exactibn?- which'aré subject to Govenimerit Code Section
66020(a) has commenced to run on the date this project was approved by the
Gity. · ·

28. The:åpplicent för this pèrmit, and its-successors and assigns; shall defend,
indemnify and hold harmless the City of Redlands, and its élècted officials,
officers, agents and employees, from and against any and all clairns, actions,

.andvproceedirigs to attack, set·áside, void'or annul the' äpßroval of·this permit by
the City;.or brought againät ·the City·-due·to.àcts or'òi.nissioris in any way
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connected tó the åpplicant's project that is· the subject of this permit. This
indemnification shall include, ·but not be limited to, damages, fees, costs,
liabilities; and expe'nses incurred in such -actions or- próceedings, including
damages for the injury~to property or persons, including death of a person, and
any award of attórneys' fees. ·.in'the event ariy such actio'rí is commenced to
attack, set aside, void or annui·all, ~or·any,..provisidné of- this permit, or is
commenced for any other reason against the City for acts ÓF Omissions relating to
the' applicant's- project, within fourteen (14) City bu'siness dàys:of the same, the
applicant shali file with the City a performance bond or irrevocable letter of credit

· (together, the "Security"),in a,form satisfactory to the"City and in the amount of
Three.Hundred Thousand Dolla'rs ($300,000), to ensure'applicant's performance
of its defense and. Indemnity obligations under this conditionkThe failure of the
applicant.to provide the·Security shall be deemed an express acknowledgement
and.agreement by the -applicant that the City shall have the authority and right,
without objection by the: applicante to revoke all entitlerhents· granted for the
project pursuant to this permit: .The City shall have no liability to the applicant for
the exerpise of Cityts.right to revoke..this·permit.

29. Transformer .cabineté, arÉd commercial gas meters shall.not be located within
.required setbacks and shall be screened from public view.either by architectural
treatment or with landscaping. Multiple electrical meters and panels shall be fully
enclosed and incorporated into the overall architectural design of the building(s).
Backflow preventers shall berenclosed with-landscapings.that will provide
complete .screening upon maturity.. .The location ·and method, of- enclosure or
screening of this equipment shall: be shown on the construction plans and
landsöápé"plárié piiör to~blilliiing permit issuance. ~Location-of-säld éqüipinent^
shaH be coordjnated with .appropriate utility. company·(i.e., Southem'Califomia
Gas..Company:ori.Spu.them Calif.omia liidison Company). .The applicant shall
·submit. plantshowing details of screening subject.to .review and approval by the
Development Services Director, prior to issuartce of building permits:

30. Prior to issuance of grading permits, the construction contractor shall provide
evidence showing that the following measures shall be implemented to reduce air
pollutants generated by equipment exhaust and fugitive dust during project
construction:

? The constr.uction contractor shall select-the construction equipment used
on site,based on,low ëmissidn ·factors ahd high energy efficiency. The
construction , contractor ..shall..ensure that construction grading plans
include a. statement that·all monstruction ·equipment wili be tuned and
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.maintained in accordance with the manufacturer's specifications.
? The construction cpntractor shall utilize electric or diesel-powered

equipment in lieu of gasoline-powere.d engines where feasible. .

? The construction centractor shai! ensure that construction grading plans
incl.ude.a statement that work.crews will shut.off equipment when not in
use. During s,mog season (May through October), the overall length of the
construction period will be extended, thereby .decreasing -the size of the
area prepared each day, to.minimize vehicles and equipment operating at
the:same time. . ..

? The construction contractor shall time the construction activities so as not
to interfere with peak hour.traffic·and to minirrijze obstructiori of through
traffic lanes adjacent to the site; if necessáry, a flag person shall be
retained.to maintain.safety adjacent to existing.roadways;

? The coristruction contractor shall support and encourage ridesharing and
transit incentives for the construction creiv.

? The construction contractor shall demonstrate compliance with SCAQMD
Rule 1113 on the use of árchitectural doatings. Emissions associated with
architectural coatings would be reduced by complying with these rules and
regulations, which include susing pre-coated/natural-colored building
materials, water-based or low-VOC coating, and coáting transfer or spray
equipment with high transfer éffiòiency.

31. During all site:excavatión and grading, the project coritractors shall equip all
construction equipment, fixed or mobile, with properly opërating and maintained
mufflers.consistent with manufacturefs_standar_d.s.. . .: ... . . . .

32. The construction contractor shall locate equipment stading areas that will create
the greatest practical distance between constructiòn related noise sources and
noise-sensitive receptors nearest to the 'project site during all project
construction. .

?

33. Construction contractors shall provide the Building & Safety Division a name and
phone. number of.a< contact .persen. in the- event that nois¥ lëvëls become
disruptive. The name and phone number shall be posted ön sitë, informing the
public who to contact. . » '

34. Prior to grading permit issuance, the applicant shall be required to comply with all
requirements of the Nationwide National Pollutant Discharge Elimination System
(NPDES) permit issued by the Santa Ana Regional Water Quality Control Board
and to the City of Redlands. The project shall also provide the appropriate



Planned Development No. 3
Tentative Parcel Map No. 19461

Conditions of Approval
Page 9 of 19

NPDES Best Management Practice's (BMP). .
···

35. All parking stalls.shall be designed to a nineteen (19) foot depth or altematively
stalls with an eighteen (18) foot depth that are adjacent to a six (6) foot or wider
sidewalk or adjacent to a planter with an interior diameter of five (5) feet or more.

36. Reciprocal access easements shall be recorded to ensure proper on-site
circulation .through.sha'red driveway entrances, 'drive"aisles, and/or parking lot
areas, prior to the issuance of building permits.

37. Berming..shall?e ·provided: within the :landscaping buffer along Bryn Mawr and
Lugonia Avenues to adequately screen

the5truck yard from view from the public
right-of-way. . ?

38. Mitigation Measure No. 1 (I-1.): The City shall conduct annual monitoring of the
landscaping installed between.l-10-and the-new·?tructures and shall verify that
the landscape vegetation is maturing in coríformance with the views shown on
Figures 1-2 and I-3 of the Mitigated Negative Declaration. If the landscaping is
not maturing as characterized by visual simulations, the property owner shall be
instructed to correct the plantings·ln accordance with the approved landscape
plan.

39. Mitigation Measure No. 2 (11-2):. The. project developer will fund acquisition of
farmland or farmland conservation easements.at a;ratio of 0.50/1. Based on the
50 acre area of the.project site, a total.of·25·acres of prime agricultural land or·

=conservatiorr~easernents-over25--aörde ofTriniè~ liDiicultII-rál -läiid ~15hall lie
acquired and permanently protected.· The .primè agricultural land or the
conservation easement shall be acquired and made available to an existing
farmland..trusttor comparable organization withiri one year of occupancy of the
project site, or a farmland trùst or coinparable.organization shall-verify.that it has
received ·sufficient·funds*to acquire prime agricultural land or a conservation
easement ·bver such" lands. . The-'City· concludes that implementation of this
measure provides r'easonable. mitigation based on the rnagnitude of the impact
pursuant State OEQA Guidelines Section 153·70 '

. . . ~.

40. Mitigation Measure No. 3 (Ill-1): The project developer·.shall .ensure that all
applicable SCAQMD Rules and Regulations are complied with during
construction and that no more than five (5) acres per day are disturbed by
equipment during grading. Disturbed areas not being actively graded shall be
watered a minimum of three times per day or more if necessary to prevent
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fugitive dust from observably leaving the project site. The following rules and
regulations are those required to be implemented: 402, 403, 481, 2700 and 2701,
2702, 3002. These measures are described in detail in Appendix 1.

41. Mitigation Measure:klo; 4 (Ill-2): The following operational mitigation measures
shall be implemented by the developer and future operators of the facilities.

a. The project applicant shall rovide sidewalks ·along the property
frontage onto Lugonia Avenue

b. The project applicant shall require that any future tenants institute a
ride sharing program and:èmployee vanpool/shuttle~that is oben to

- all employees. ?
'

. .
· '

c. The project applicant shall require that all building structures meet
Green Building Code Standards (CalGreen) and exceed 2013 Title

.24 Standards by 15 percent.
d. The. project applicant shall rèquire that all lighting. installed in the

proposed structures .uses on .average ·a minimum .of 10% less
energy..than conv.entionalmétal halide warehodse lighting.

e. . ...The .project applicant shall require that all faucets,· toilets and
. showers installed in the proposed.structuretutilize'low-flow fixtures.

f. The project applicant shall require that a water-efficient irrigation
system be installed.

g. · The project applicant shal) require all future teriants to institute
recycling programs.that reduces waste to landfills by a minimum of

.
. . 50jercent .and .includes designated_recycling_b_ins at each

pmposed-st-rùctuie and~.requires·all green.waste to be processed at
? a recycling or domposting facility.. . ~ · . .

42. Mitigation. Measure. No.·5·(IV-1): In compliance with the:CDFW Staff Report on
Burrowing -Owl Mitigation (.CDFW 20.12)othe applicant shall ensure that a pre..
.constructione burrowing owl~survey is . conducted at least ?4 days prior to
construction activities:A"qualified.Biologistishall conduct the survey -to·determine

. :if there are any~active ·burrowing -owl· burrows within or adjacent to.,(within 500
feet) the impact area. A follow-up .survey shall -be condúcted within 24 hours
prior to ground disturbance. If no active burrows are observed, construction work

·
. can proceed. . ..
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If an active burrow is observed outside the nesting seasòn ·(Septëmber 1 to
January 31) aòd the-burrow:is'within the impact area, a Burro1/vin'g Clwl Exclusion
Plan shall be prepared and submitted to CDFW' for approval, outlinirig standard
burrowing owl burrow .cibsing ·proceddres used to exclude burrovving owls (e.g.,
using·passive relocation with one-way ddors). Thë bürrow exclusioh shall be
conducted 'by á ·qualified Biologist during the' ndn-breeding 'sëason. Site
monitoring shall be conducted prior to, during, and after exclusion of burrowing
owls-from their burrovits in.order to ensure take is avoided. 'If exclusion occurs
immediately after, the end of the breeding ëeasón, daily moriitoring shall be
required for öne week to ensure young have fledged. i The loss of any active
burrowing owl burrow/territory sh'all be·mitigated through réplaceihent of habitat
and burrows at no lèss tlíah a 1:1 ratio.

If an active burrow is observed outside the nesting season (i.e., between
September 1 and January 31) and- the burrow is nöt within the irnpact area,
constructiorr- work shall' be restricted within 160· tó 1;605 feet "of the burrow
depending'on: the time öf, year :and level· of disturbarice near the site in
accordance with guidelines spëcifièd.by the CDFW

43. Mitigation Measure Nòs 6 (V-1): An·archaeologicaí monitoi- shäli.be required to be
on-site during any :earthwork activities within ·undisturbed native solis. If
prehistoric or historic resources over 50 years of age ·arè"èrícountered during
land modification, then activities in the immediate·afeá of the:find shall be halted
so that the :archaeologist .can assess the find, determing its sigólficance, and
make recommendetiòns fór appropriate mitidation%eatures consistent with the
provisibris-òf P0blic R'esoorðès-Cotle setatiöri7f083:2 (5)7(c) ätid^(8 .

- -

44. Mitigation Measure No. 7 (V-2): If human remains and/or "grave goods" (i.e.,
funerary objects) are found within thè'p^roject area, the City or its de%ignee shall
notify :thë Gity of 'Redlands Police Dëpartriient and San Bemärdino County
coroner ·immediately lit any eveñt' not riater than 24 hours áfter the time of
discovery. The coroner'sh'all· détermine wheth'error not'the circumstances,
manner, and'cause of death require .fúrther investigatiófi as a·ctime scene. If
not, the'coroner:shall ende'äver to:det'erminë if"thèdre'riiains are Nàtive~American.
This shail··be:accómi?lished in corisultation:with'a physic'al anthröpologist, human
ostèolo'gist,·or other quálified'specialiät

if the coroner dëtermines that tbe remaihs ars Nátive Amërican and not evidence
of a crime,: he/she' shall contact the Nativ/e ·Aiherican Heritage Commission
(NAHC) per CH&SC §7050.5(b). Thë NAHC wóuld theWitnmediately identify the
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. -persons or Tribe it believes to be to be most likely descended fromithe deceased
Native American. With the permission , of the . landowner, ,the .most likely
descendant (Mj.D) may inspect the site of the discovery and recommend means
for tr.eating or d.isposing of the hungan remain.s and any associate.d grave goods
with appropriate dignity. The MLD shall complete the inspection. and make a
recommendation within 48 hours of notification by the NAHC.

. If the.NAHC-is unableatp..identify an MLD, or .if thesMLD fai.ls.to make a
recommendation, or if the landown.er rejects, the MLD'.s recommendation and

. mediation.by the.NAHC fajls to provide.measures..acceptable to the landowner,
t!)e landowner shall. reinter the human remains and any .associated items with
appropriate dignity on the property in a location not subject to further subsurface
disturbance (PRC §5097.98).

- If the:hum.an remains are not those of.a.Native American, the City, shall consult
with the coroner, a biological anthropologist or human osteologist, and a qualified
historical archaeologist. to .develop an appropriate plarpfor treatment and to
determine if historical research, fur.ther archaeological excavations, and/or other
studies may be necessary before a treatment plan can be finalized. Also, if the
remains.are thpse.of an identifiable individual and not evidence of a crime, the
City shall notify the..next-of-kin, who may- wish to influenceLorecontrol the
subsequent disposition o.fitbe remai.ns.. . . .

. . . 3
.

, .

If- the next,o,f-kjrf(for non-indian remains).or-MLD so. requests, ,the City shall
coordinate disçussions.among concerned parties to;determine ifareb.urial at or

, n,ear .t|3e. original,site i.n a.location.not subject-.to further disturbance is feasible. If-
a proxiiitäte~i-ébüiial.~fpcation iji-715t-fè.asitiië~then tiië City may. continue to
coordinate discussions until a final disposition of the remains is decided upon.

F.ollpwing the.initial discovery and identification of any.hurr an remains, funerary
objects, ·sacred objects, or objects of cultural patrimony, within ,the project area,
no further archaeological excavation, recording, or .analysis of such remains
and/or objects shall occur until after.the_Ml;.D has made.,a recornmendation to the
landowrier ·with .respect tp the ·.dispositionc of- the remains .and/or objects.
The.rga,fter; the City.shall take into:account the recommendation of the MLD, and
shall Ae.cidg pn the nature- of..any, archaeplogical excavation r.ecording, or
analysis to be done of the discovered remainsian.d/or funerary objects:

45. Mitigation.Measure,No. 8.(VI-1):.Existing soils:withio the, proposed building areas
will be,pverexcavated to.af,depth of at least 5.feet below%isting grade and to a
:dep.th of at least 5 feet below proposed b.uilding.pad.(and .perimeter.).subgrade
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elevation, whichever is greater. The overexcavation will also extend to a depth
sufficient to remove any disturbed soils. Following completion of the
overexcavation, the subgrade soils within the building area should be evaluated
by the geotechnical engineer to verify their suitability to serve as the structural fill
subgrade, as well as to support the foundation loads of the new structure.

46. Mitigation Measure No. 9-(VI-2): The applicant shall. be 'required to include a
· Soli Erosion Controi Plan as part:of the Storm Water Pollution'Prevention Plan

(SWPPP) and Water Quality Mankgement- Plan (WCiMP):for the project site.
This section of the SWPPP/WQMP shall include measures designed to control
wind ànd water·erosior) on the site-during and'after -construction. These Best
Management Practicés - shall include , measures ·inóluding "landscaping,
hardscaping and·lncorporation of site.retention facilities'toireduce the volume of
stormwater runoff, minimize soil exposed to concentrated runoff and infiltrate
surface runoff. on the· project :àite iri accordance with the City's S'torm Water

. Management erdinance (Secti.on 15.54.160 of the înunicipal. code. These best
management practices shall be monitored· byrthè:lù!unicipal Utilities and
Engineering Services Department and the Building & Safety Division of the
Development Ser.vices. Dephrtment to verify effectiveness during cbnstruction
and future occupancy: · ·

'
? c : i '

47. Mitigation Measure=No. 10 (VI-3): All perrnanent·landscaping·shall be installed
. prior to finál. occupancy, and,5following cons.truction, 'disturbèd soils shall be
landscaped,aor otherwise treated (cove'rediwith gravel, imulöh ör hardscape, to
protect .soils from wind ánd water erosion; to be rnonitored by the Development
Services-DepartmentfPläñning-Divisióir-âifd sátisfiFdyriöi"tö occuìîancy of the"
project. : e ' ·· - - n.

48. Mitigation Measure No:11 (Vill-1):.All accidéntafspills or leakáge'áf petroleum or
other hazardous materials during construction activities shall be immediately
remediated in compliance·witipapplicable stäte and local.regulations regárding
cleánup.and,rlispós'ál.òf tiie contaminant'released? Thè coritaminated waste will
be collected tand disposed of at an..appropriátely licènsed disposal är treatment
facility. This"measufe will be ·iricorporated Mnto the SWPPP prepared for the
project development, a .

49. Mitigation Measure No. 12 (Vill=2): All.trash debris: ar d aste mate'rials should
be disposed of offsite, in accordance with, current local, state and federal
disposal regulations.
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50. Mitigation Measure No. 13 (Vill-3): Although unlikely, any stained soils or
materials containing petroleum residues, encountered during site earthwork,
should be evaluated prior to removal and disposal, following proper containment
procedures. Any buried trash/debris encountered should be evaluated by an
experienced environmental consultant prior to removal.

51. Mitigation Measure No.-1.4 (Vill-4): Although not anticipated, any wells uncovered
during site earthwork should be properly destroyed in accordance with State and
County guidelines if they are to be abandoned.

52. Mitigation Measure . No. 15. (Vill-5): ·

Owning to documented contamination,
groundwater beneath the subject site should not be used for potable water
supply. Human contact with groundwater should be avoided:

53. Mitigation Measure Not. .16 (Vill-6): Should .development encounter Asbestos
Cement Pipes (ACP.), they should be properly .disposed of in, accordance with
County and State guidelir.ies.

54. · Mitigation Measure No. 17-(iX-1): The-project shall be required.to:comply with all
requirements of the NPDES permit issued by the Santa Ana Regional Water
Quality Control Board and the City of Redlands. The project shall also provide
the.appropriate Best Management Practices (BMPs),within tlïe project site to
stop "first..fiu.sh" of accumulated pollutants from;entering >the City storm drain
system. The.project-specific BMPs may also incorporate other measures such as
bio-swales .in planter areas which can .also eliminate -the "first flush" of
accumuläte-d pollutañts' o~n·street suiface?'.-'HíMPs can include onsite bio-swales,
infiltration trenches, treatment units and detention basins that will reduce
pollutant levels from onsite runoff to meet as defined in Municipal Code section
15.54.160...The specific mix of BMPs will be reviewed and a'pproved by the City.

55. Mitigation Measure No. 18 (lX-2): The·applicant shall be required to comply with
the submitted Water Quality Management- Plan (WQMP) prepared in accordance
with Santa Ana.Regional-Water Quality Control Bpard guidelines to be reviewed
and .appro.ved by-the City·prior to issuance of a.grading permit. BMPs can
include onsite bio-swales, infiltration trenches, treatment units and detention
basins that will reduce pollutant levels from onsite runoff to meet as defined in
Municipal Code.section-15.54.160. The .specific mix of BMPs will be reviewed
a.nd approvedr by the ,Gity. ..

.
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56. Mitigation Measure No. 19 (IX-3): The project will be required to develop an
onsite stormwater facility plan that will achieve runoff volume .control from the
project site consistent with the backbone system identified in the EVCSP and
.EVCSP ElR. This system shall also include facilities to achieve pollutant
reductions defined in Municipal Code section·15.54.160. The City shall review
and-approve the facility plan prior to initiating grading:v

57. Mitigation Measure No. 20 (Xil-1): All grading and construction activities shall be
limited to the hours fröm 7:00 ä.m. to 6:00 p.m4 Monday through Saturday and
prohibited on Sundays and Federal Holidays; to be monitored by the
Development Services Department, Building & Safety Division and Planning
Division, and satisfied during construction of the project. All mobile or stationary
intemal combustion.engine powered equipment or machinery shall be equipped
with exhaust and air intake silencers in proper working order, or suitable to meet
the standards set forth herein.

58. Mitigation Measure No. 21 ( IV-1): Shall require a construction site security plan
approved by the Police Department providing adequate'sècurity measures such
as lights, video.cameras, vehicle transponders, locks,- alarms, trained security
personnel, fencing etc. The nature of the measures will depend ón the specific
requirements of the site, and may vary with the different stages of construction.
The developer shall be responsible for the -compliance of all sub-contractors
working.on the site.

59. Mitigation Measure No.22(XVI-1): The project shall pay Rs fair.share cost of
Year 2035 intersection improvements, 'which~are"estimatéi:1 to be~$624. ~Tlie"
project shall also pay any adepted traffic impact fees in addition to this fair share
contribution.

60. Mitigation Measure No. 23 (XVI-2): Construct Lugonia Avenue from'Bryn Mawr
Avenue to the east project boundary at is ultimate half-section width including
landscaping and parkway improvements in conjunction with the development

61. Mitigation Measure No. 24 (XVI-3): Construct Bryn Mawr Avenue from Lugonia
Avenue to the south project boundary at its ultimate half-section width including
landscaping and parkway improvements in conjunction with the development.

62. Mitigation Measure No. 25 (XVI-4): The site shall provide sufficient parking
spaces to meet the City of Redlands parking code requirements in order to
service on-site parking demand.
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63. Mitigation Measure No. 26 (XVI-5): Sight distance at each project access shall
be reviewed with respect to ·Caltrans and City of Redlands standards in
conjunction with preparation óf final grading, landscaping and street improvement
plans: The final set of plans shall demonstrate that sight distance standards are
met and shall be ·reviewed .and approved by the City as consistent with this
measure prior to issuance of grading permits,

64. Mitigation Measure No.·27 (XVI-6)::, Onsite traffic siÊning and striping shall be
implemented in conjunction with detailed construction.plans for the.project.

65. Mitigation Measure No. 26 (XVI-7): The project developer shall participate in the
pl)ased construction of off-site traffic signals through..payment of itraffic signal
mitigation fees. The traffic signals with the study area. at buildout should
specifically include an interconnect of the signals to function. irFa coordinated
system and the mitigation fee shall include this cost.

66. Mitigation Measure No. 29 (XVI-8 ): A Transportation Management Plan shall be
prepared as part of construction specifications and approved by the City prior to
construction.

67. Mitigation Measure No. 30 (XVI-9 ): All .roadway construction effects shall be
repaired arid retumed to operation in a condition comparable to that which
existed prior to initiating construction. The City shall verify the acceptability of all

. temporary,and permanent roadway repairs. .

68. Mitigation Measure.No. 31 (XVI-10): At all times during construction of the site
improvements, the site developer shall ensure that emergerYcy-fire or medical
vehicles are able to access all areas along the project alignment during
.construction. The Developer shall submit an incceptable temporary traffic routing
plan.to ensure that adequate circulation·.capacity is being maintained to serve
emergency functions (including emergency response and emergency evacuation
plans) along adjacent project roadways.

69. Each individual parcel shall be designed to not exceed fifty percent (50%) lot
coverage. .

' ··

70. The development shall be constructed to meet a minimum on-site landscaping
requirement consisting of fifteen percent (15%) of the overall site.
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CONDITIONS OF APPROVAL
TENTATIVE PARCEL MAP NO. 19461

L The issuance of any permits shall comply with all provisions of the Redlands
Municipal Code and East Valley Corridor Specific Plan.

2. Unless the Final Map is recorded, or a time extension is granted in accordance
with Code, this application shall expire two years after the date of City Council
approval.

3. This approval is for a Parcel Map subdivide 50.67 acres into twd parcels, 27.26
acres and 20.40.acres in size,·located-hórth+of the Intérstate to Freeway, along
the south side of Lugonia Avenue;.ánd the east side of Brin'Mawr Avenue within
the EV/SD (Special Development) District of the East Váliey Görridor Specific
Plan. ·

'
·

·

4. All plans submitted: to the City shall reflect the ·Gity Council approval and anyother changes;requirëd by the Council and/or staff. '
-

5. Thé applicant shall not make any módifications or-changes du'ririg -construction
that 'are.-In conflict or.contrarytto the projèct's .approved tentative map, site
design, grading plan, landscape plan, or building elevations without first
consulting with the Development Services Director or his designee.

6. Any conditions of approval regarding commâicarea imprövemènts that-will not be
cdliipIëted" pridr tö~iTcôr"dåtidh-~df~thFfiiTál map-i!iliäll bë^tliè~~?ubjéct of~a
Subdivision Improvement Agreemerit entered intosby the applicánt virith the Cityof Redlands, and at a.minimum the folloviting improvements sháll be considered:
landscáping, piivate rd'ads, curb,.gutter and·sidewalks,'trails,'lighting, walls and

. . fences, detention basins, greenways, and recreational facilities. 'Surety, in
accordance "with the staridards established ·by the Municipal' Utilities and
Engirieering

"

Departrnent; :shall be 'provided .to
-
guarántee corhplëtion of said

common area improvements .

7. The.applicant shall provide-plahs that detail retainmg-walls $r dbtáihnnent of slope
. eas'ernents.to'.maintain prope'rty lines at the töps of all slopes pner to äpproval of

8. The äpplicant shall.record the lotè by parcel rnap
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9. The applicant shall ensure that the project shall be kept in weed and dust free
condition throughout all periods of development.

10. Prior to final map approval, the applicant shall submit a final grading and
drainage plan that shows.how.off7site drainage from adjacent, up-stream, private
properties will be picked-up and carried to a City storm drain system. The pian
shall identify ·the:contours, improvements (buildings,.driveways, walls, etc.),
landscaping, and existing drainage systems of adjacent properties. 4The plan, at
a minimum shall show the area 20 feet from the parcel property Jine. The plan
shall identify the relationship of the subdivision and its proposed grading and
improvements to adjacent...properties .and their grading and. improvements and
show that the adjacent properties .will not;b.e negatively impacted as a result of
the acceptapse of drainage or onrsite..improvements.· Plans are torbe submitted,
reviewed and rapproved. by; the Development Services ID.epartment and the
Municipal Utilities & Engineering Department prior to approval of the.final map.

11. Pursuant to Government Code Section 66020(d), certain fees, dedications,
reservations or exa.ctions impo.s.ed by.th.e.Citysas a..condition.of·approval of this
project are subject toi. a statutor,y.·ninety (90) ·day,protest period. Please be
advised that the ninety (90) day protest period for those fees, dedications,
re.seïvations and exactions which are. subject. to Govemnient Code Section
66020(a) has commenced to run- on. ther date this project wasrapproved by the
City.. .c .

- ·
. .

12. The applicant for this permit, and its successprs and assigns, shall defend,
indemnify and. hold-harrpless .the City of Redlands',. and its -elected officials,
officers; aëëiits -and .empiòyees,'from a~iffiiigiiiifssTanÿ~ãndi all.,claims, iictio~ns,
and·pr.oceedings to attack, set·a.side, void.or annul the..approval of,this permit by
the Cityi.or brough.t .against the City due,-to..acts or. omissions is any way
connected to the 'applicant's. proje.ct .that isnthe subje.ct of: this· permit. This
inde.nirjificatiorp s!)gli inclu.de, b.ut.·,not·be limited to; darnagessfees, costs,

. .liabilities, and expenses in_curred in.. such actions er. proceedings, including
damages for the injury·to:property or persons,-includihg death-of.a pörson, and
any award of attomeys' fees. In the event any ,such·.action is commenced to
attack, set aside, void or annul all, or ahy, provisions of this permit, or is

.corgmençe.difer any e.th.ercreason against the.Gity for acts er omissions relating tó
the, api5|icant·'.s project,.within fourteen (14)rCity business?days.of the·same, the
applicant shall file with the City a performance bond br irrevocable letter,of credit
(together, the "Security") in a form satisfactory to the City and in the amount of
Three Hundred Thousand. Doliars (.$.300.,000); to-ensure appliöant:s performance
of its defense and indemnity obligations under this condition. The failure of the
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applicant to provide the Security shall be deemed an express acknowledgement
and agreement by the applicant that the City shall have the authority and right,
without objection by the applicant, to revoke all entitlements granted for the
project pursuant to this permit. The City shall have no liability to the applicant for
the exercise of City's right to revoke this permit.

Uscar Orci,
Development Services Director




