ﬁ‘ TARDING
KEOUNTY LAND USE SERVICES DEPARTMENT
PLANNING COMMISSION STAFF REPORT

HEARING DATE: May 5, 2015 AGENDA ITEM: 2
Project Description: Vicinity Map N1

APNs: 0274-182-34, 43 and 46
Applicant: AMCAL Las Terrazas Fund LP-Darin Hansen
Community: City of Colton/Fifth Supervisorial District
Location: Northwest corner of Valley Boulevard and
Cypress Avenue.
Project No.: P201500538
Staff:  Aron Liang, Planner
Rep.: Jay Ross
Proposal: A General Plan Land Use District Amendment
from Single Residential (RS) and Commercial
General (CG) to Special Development-
Residential (SD-RES), a Lot Merger to
combine three parcels into one 5.92-acre
parcel and a Planned Development Permit to
construct a 112-unit affordable housing
project with community and childcare

buildings.
1,100 Hearing Notices Sent On: April 21, 2016 Report Prepared By: Aron Liang
SITE INFORMATION:
Parcel Size: 5.92 acres
Terrain: Flat
Vegetation: Limited vegetation with shrubs and grasses along the project site edges

SURROUNDING LAND DESCRIPTION:

AREA EXISTING LAND USE LAND USE ZONING DISTRICT
SITE Commercial General (CG) and Single Residential
Vacant
(RS)
North Single-family residential uses Single Residential (RS)
South Valley Boulevard and Interstate Freeway 10 Commercial General (CG) and CALTRANS
East Single-family residential and commercial uses Commercial General (CG) and Single Residential
(RS)
West Commercial uses Commercial General (CG)
AGENCY COMMENT
City Sphere of Influence: City of Colton None
Water Service: City of Colton Will Serve Letter Received
Septic/Sewer Service: City of Colton Will Serve Letter Received

STAFF RECOMMENDATION: That the Planning Commission Recommend that the Board of Supervisors
APPROVE the General Plan Amendment from Single Residential (RS) and Commercial General (CG) to Special
Development-Residential (SD-RES) and the Planned Development Permit.

This project shall be referred to the Board of Supervisors for final action. Therefore, the recommendations of the
Planning Commission are not the final action and cannot be appealed to the Board.
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VICINITY MAP / EXHIBIT 1
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LAND USE ZONING DISTRICT MAP
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AERIAL MAP
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ASSESSOR’S PARCEL MAP
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GENERAL PLAN AMENDMENT

Existing General Plan/Zoning Designations:
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SITE PLAN / PLANNED DEVELOPMENT PERMIT
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PROJECT RENDERINGS

2-Story Building
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PROJECT RENDERINGS (cont.)

Community Building
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PROJECT RENDERINGS (cont.)
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PROJECT RENDERINGS
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CONCEPTUAL LANDSCAPE PLAN
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BACKGROUND

On February 12, 2013, the Board of Supervisors (Board) approved a $2,266,000 loan in Neighborhood
Stabilization Program (NSP) funds to the developer, AMCAL Las Terrazas Fund L.P. (AMCAL), for
development of the Las Terrazas Affordable Housing Project (Project). These funds were used to acquire
the Project site, to and to cover pre-development costs associated with technical studies, engineering,
architectural design, and other plans required to entitle the Project. The NSP loan will be repaid from
future revenues generated from the Project operations.

AMCAL was selected to develop the Project as a result of a competitive process, in which eight (8)
proposals were received in response to a Request for Proposals (RFP) No. RHD-2011/2012-01, issued
on November 22, 2011. The purpose of the RFP was to select a developer to assist the County with
providing decent, safe, long-term, high-quality affordable housing as a community asset for the Project
site, in the unincorporated area of the County, adjacent to the City of Colton.

PROJECT DESCRIPTION
The Project consists of a General Plan amendment, a Planned Development Permit and a lot merger to
consolidate three parcels that comprise the site.

General Plan Amendment (GPA): Currently, the majority of the site (approximately 5.6 acres) is
designated General Commercial (CG) by the General Plan. The rest of the site (0.32 acre) is designated
Single Residential (RS). A Planned Development Permit for mixed use development may be processed
in the CG district, but only a single residence is permitted in the RS district. Therefore, a GPA is proposed
to consolidate the zoning designation of the entire site to the Special Development-Residential (SD-RES)
district. This designation is ideal for a mixed-use planned development that will be primarily residential.
It will also be compatible with the mixed uses and land use designations surrounding the site. There are
single family homes in the RS district directly to the north; a storage facility, and mixed office and
commercial uses on properties zoned CG to the west and southeast; and mixed residential uses in an
area zoned Multi-Residential (RM) to the northeast.

Lot Merger: A lot merger will be required to eliminate internal property lines and combine three existing
parcels into one 5.92-acre parcel to accommodate development of the Project.

Planned Development Permit (PDP): The Project provides a mixed-use, 112-unit, 100% affordable
residential development with a wide array of on-site services and amenities, including:

A child care center, open to residents and neighbors.

Resident services, including classes in English as a second language, personal finance, nutrition,
resume assistance and after-school programs.

A community building with a kitchen, lounge, classrooms and computer lab.

Outdoor barbecues and picnic areas, play areas and “tot” lots.

A Pool, sports court, and outdoor exercise stations.

Passive open space, walking paths, and gardens.

Covered parking with solar panels on carport covers.

The PDP is comprised of Preliminary and Final Development Plans, which demonstrate design
excellence beyond what would be achieved with development under standard zoning requirements, in
conformance with Chapters 84.18, Planned Development Standards and 85.10, Planned Development
Permits of the County Development Code (Development Code). The PDP allows flexibility in
development standards, to create a site-specific design that meets the goals of the Project. Affordable
housing incentives also allow easing of standard regulations, in exchange for the commitment to
affordable housing.
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Development Incentives: Although the PDP application review procedures and the Affordable Housing
Program provide for multiple incentives and concessions in the form of relaxed development standards,
the only development standards eased for the Project were reductions in open space requirements, a
modified standard for parking spaces for 2 and 3-bedroom units, and a modification of the building length
standard. The design of the Project efficiently provides quality in the open space to compensate for a
reduced quantity, and the parking provided for residents is still 1.7 spaces per unit, overall. These
standard modifications are detailed in the Project analysis.

Other benefits and noteworthy features of the Project include:

Designed for Leadership in Energy and Environmental Design (LEED) Silver certification.
Mediterranean architecture with red tile roofs, archways, and decorative iron work.
Perimeter fencing of decorative block and wrought iron.

A 55-year affordability covenant.

On-site, accredited, property management.

Crime-free multi-housing program participation.

Infrastructure improvements, including extension of water and sewer services.
Remediation of contaminated soils from previous agricultural use.

Progress toward Regional Housing Needs Assessment goals for affordable housing.

Project Development Schedule: Subject to approval by the County and successful competition for the
next available cycle of tax credit financing, the Project would be scheduled to begin construction in March
of 2017, with completion anticipated in September 2018.

ANALYSIS:

Development Standard Concessions:

Chapter 83.03 of the Development Code (Affordable Housing Incentives — Density Bonus) provides for
additional density or concessions in development standards to be granted to affordable housing projects,
as an incentive to produce affordable housing. A PDP in the SD-RES is permitted to be developed
consistent with the maximum residential density of the Multi-Residential (RM) land use district, which is
20 units per acre. The proposed Project density is only 18.9 units per acre, so no density bonus is
requested. There are a few development standards that the Project does not fulfill. These standards
can be modified by the PDP process, provided that the design of the resulting project is excellent, and
merits the modifications. Staff recommends approval of the Project design on that basis. However, the
Project is also eligible for development standard concessions as an affordable housing concession.
Following are details of the requested concessions:

1. Reduction in common open space from 40% (103,195 sq. ft.) to 17% (43,218 sq. ft.).

2. Reduction in private open space per unit from 225 sq. ft. to 55 sq. ft. (patio) for ground-floor units,
and from 60 sq. ft. to 55 sq. ft. (balcony) for upper-floor units.

3. Reduction in minimum unit size for 1-bedroom units from 650 sq. ft. to 570 sq. ft. and for 2-
bedroom units from 850 sq. ft. to 835 sq. ft.

4. Increase in maximum building length from 100 ft. to 146 ft., 156 ft., and 161 ft.

5. Reduction in parking from 2 spaces to 1 space for 2- and 3- bedroom units (carports will be used).

The quality of the open space and other on-site amenities and services compensates substantially for
the reductions of standard requirements requested by the Project. The following table contains a detailed
breakdown of the elements of the Project, including the concession items listed above and the
compensating amenities:
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Table 1: Project Components

Project Component | Description

Dwelling Units 112 units, ranging from 525 to 1,020 square feet (net), for a density
of 18.9 DU/Acre. Units will be rented as affordable housing for low
and very-low income households of the community.

Day Care The daycare center will be 2,500 square feet, with at least 75 square
feet of play area per student. There will be capacity for 4 employees
and 40-50 children. The floor plan will provide:

» 1 office
+ 2 classrooms
» Shared restroom

Several storage areas

» 1 teacher lounge/kitchen.

Hours of operation: Monday-Friday 8:00 am to 6:00 pm

The facility would serve residents and neighbors.

Community Building | The community building will be one-story, 2,300 square feet, and
will host events and classes, and be used to provide other social
services.

Social Services Social services to be provided include:
English as a second language
Resume assistance

After school program

Personal finance

Nutrition

Case management

Amenities Landscaped areas, “tot” lots, gardens, a pool, a
sports court/recreation area, barbecue/picnic areas, totaling
43,218 square feet.

Parking The Project provides 205 parking spaces, consisting of 194 resident
(1.7 spaces per unit), and 11 daycare spaces. Solar panels will be
installed on the carports.

Storm Drainage A storm drain is located on the northwest corner of Cypress Avenue
and Valley Boulevard. This drain will be re-built to provide 2 new
inlets and a 100-ft. extension to the channel on the south side of
Valley Boulevard.

Sewer The Project will require a 400-ft. extension north along Cypress Ave.
from the existing sewer main on Valley Blvd. The City of Colton will
provide sewer and water service to the Project.

Source: Withee Malcolm Architects, LLP 2016.

Site Access: Primary site access will be provided on Valley Boulevard. A gate is proposed for the Valley
Boulevard access, located beyond the parking area for the day care center and community building.
Pedestrian access gates will also be provided along Valley Boulevard. A driveway on Cypress Avenue,
directly opposite of H Street, will be gated for resident exit only, and will also provide emergency service
entry. Internal roadways wrap around the five residential buildings, providing access and parking
adjacent to each building.
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Transit Service: Omni Trans provides public transit service in the Project area. The applicant proposes
to construct a shelter for the existing bus stop located on Valley Boulevard, adjacent to the Project site.

Soils Remediation: Due to previous agricultural use of the site, on-site soils are contaminated and require
remediation. Under the oversight of Department of Toxic Substances Control (DTSC), approximately
715 tons of contaminated soil will be excavated and disposed of. The remediation procedure will ensure
that the site is safe for development of the proposed Project.

COMMUNITY OUTREACH

During 2012, three community meetings were held to discuss preliminary plans for the Project, including
funding sources and resident eligibility. Concerns from the neighbors about potential funding from the
Mental Health Services Act (MHSA) to provide housing for qualifying residents led County staff and
AMCAL to re-evaluate the design and the funding strategy for the Project. The result is a $32,000,000,
100% affordable, 112-unit mixed-use planned development, with substantial amenities, including on-site
child care. It is a multi-generational affordable community, with no MHSA funding component.
Comments from neighbors also influenced the site design, maximizing the structural setback from the
northerly property line, and limiting the northern-most buildings to two-story height, to avoid imposing a
large building mass adjacent to the existing homes in the neighborhood.

On January 13, 2016, AMCAL held another community meeting to present the revised Project plan,
including the child care center, which will be available to both residents and the surrounding community.
The residents of the area still expressed concerns about potential adverse impacts on their property
values, especially if the site should deteriorate and not be managed well. In response, AMCAL has
committed to participation in the Crime Free Multi Housing Program (CFMHP). The CFMHP is a
partnership between the County Sheriff's Department, property managers/owners, landlords and
residents, who work together to foster a safer community in rental properties. The CFMHP is designed
to help residents, owners and managers keep drugs and other illegal activity off their properties. In
addition to CFMHP participation, AMCAL has partnered with FPlI Management, an accredited
management organization, which is one of the largest and most experienced in the nation.

Project Notices: Based on feedback from area residents in the community outreach meetings, the radius
of notification regarding the Project, including public hearing notices, has been increased to a radius of
% mile surrounding the Project site. This results in a mailing list of over 1,200 recipients.

NEPA/CEQA

Because a portion of the Project funding will come from the federal Neighborhood Stabilization Program,
the Project is subject to the National Environmental Policy Act (NEPA), as well as the California
Environmental Quality Act (CEQA). An Environmental Assessment (EA)/Initial Study (IS) has been
prepared for the proposed Project, in accordance with NEPA and CEQA. The EA/IS concluded that if
the Project is developed in accordance with applicable County standards, and with the recommended
mitigation measures, the Project will not have a significant adverse effect on the environment. Therefore,
staff recommends adoption of a NEPA Finding of No Significant Impact (FONSI) and a CEQA Mitigated
Negative Declaration (MND).

On February 9, 2016, a Notice of Intent and Notice availability (NOI/NOA) to adopt a joint FONSI and
MND was released for a 30-day public comment review period from February 10, 2016, to March 10,
2016, in accordance with NEPA and CEQA requirements. During the public review period, several
comment letters were received from public agencies and the public. A summary of the comments, with
responses, is provided in Exhibit G.

Following is a brief summary of key issues analyzed in the EA/IS document:
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Aesthetics: The Project will improve the aesthetic quality of the site, and will be compatible with, and a
positive addition to the surrounding neighborhood. The architectural style of the Project is a
Spanish/Mediterranean motif that pays homage to the mission heritage and traditional adobe
construction in the history of the area. All facades have extensive articulation with varied vertical planes
that project out and step back, breaking up the mass of the buildings. The roofs will be traditional red
tile, with varying pitches, with gables and eaves that add interest. Additional details include horizontal-
slat shutters for windows, decorative ironwork and clay work, classic light fixtures on the walls, balconies
with railings and frames, and archways that have nooks and decorative columns.

Air Quality: The Project site is located in the South Coast Air Basin (SCAB), which is designated as an
extreme nonattainment area for ozone, and a non-attainment area for PMio and PM.s. The Project would
be located within a “non-attainment” area that conforms to the EPA-approved State Implementation Plan
(SIP), and requires no individual National Emissions Standards for Hazardous Air Pollutants (NESHAP)
permit or notification for the Project. The Project would not exceed the SCAQMD’s localized or regional
thresholds of significance for construction activities or long-term operations. Because the site is located
adjacent to a major transportation corridor (Interstate 10), mitigation has been included to reduce
potential health risks to residents with state-of-the-art heating, ventilation, and air conditioning (HVAC)
systems, equipped with high-efficiency filters.

Greenhouse Gases: The Project will comply with Title 24 requirements of the California Green Building
Code. Furthermore, the Projectis pursuing LEED Silver Certification. Operational GHG emissions would
be largely derived from passenger vehicles making trips to and from the site. The CalEEMod model runs
calculated the Project’'s GHG emissions (including remediation activities). There will be 428 metric tons
of CO; equivalents generated during remediation and construction. The SCAQMD recommends
amortizing construction emissions over a period of 30 years to estimate the contribution of construction
emission to operational emissions over the Project lifetime. Amortized over 30 years, the construction
of the Project will generate 14 metric tons of CO; equivalents on an annualized basis. Furthermore, the
Project would generate a total of 1,393 metric tons of CO; equivalents during operation. Adding the
amortized construction emissions results in approximately 1,407 metric tons of CO- equivalents, which
is well below the County Greenhouse Gas Reduction Plan threshold of 3,000 metric tons of CO;
equivalents emissions for residential and commercial land uses.

Hazardous Materials: Chemicals in the soils relating to past agricultural use of the site exceed California
Human Health Screening Levels CHHSLs for residential uses. Therefore, remediation is required to
eliminate this hazard, according to the following mitigation measure:

e HAZ-1: Prior to the issuance of a grading permit, the Project Applicant shall provide
documentation to the County of San Bernardino indicating DTSC approval of a plan containing
all corrective measures required for the Project to remove contaminated soil.

The Applicant has entered a voluntary agreement with the DTSC. The Applicant will excavate the
impacted soil for transport and disposal at a licensed off-site disposal facility in accordance with
requirements of the DTSC. The site will be remediated to meet US EPA Regional Screening Levels for
residential soils and DTSC Human and Ecological Risk Office Human Health Risk Assessment Note 3.

Traffic: A traffic analysis, prepared for the Project by Linscott Law & Greenspan on October 15, 2015,
has been approved by the County Traffic Engineer. The Project is forecast to generate approximately
918 daily vehicle trips, which include approximately 93 a.m. peak hour trips and 106 p.m. peak hour trips.
The effect of these trips on the surrounding roadway network was analyzed for both near-tem Year 2018
conditions, and long-term Year 2035 conditions. The forecast year 2018 and forecast year 2035 analyses
included traffic associated with ambient growth, in addition to a range of cumulative projects identified by
County staff. The study area for the analysis includes four (4) key study intersections.
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Key Study Intersections:

Cypress Avenue at H Street (County of San Bernardino)

Pepper Avenue at Valley Boulevard (City of Colton)

Cypress Avenue at Valley Boulevard (County of San Bernardino)
Rancho Avenue at Valley Boulevard (City of Colton)

PR

Based on the study, the addition of Project-generated trips to the surrounding roadway network was
determined to result in no significant adverse traffic impacts under any of the analysis scenarios. The
Project site is located on a major thoroughfare, Valley Boulevard, and is served by Omni Trans bus stops
located within 0.1-mile of the site. The Project will also provide a bus stop shelter at the nearest bus stop
on Valley Boulevard. Additionally, the Project will provide bicycle racks on-site to encourage alternative
forms of transportation, and will install a sidewalk along the Valley Boulevard frontage. The following
improvements recommended by the traffic study to ensure adequate access to and from the Project site
have been included in the conditions of approval:

¢ Install a “STOP” sign and stop pavement markings at the Project driveway on Valley Boulevard.

¢ |Install a “STOP” sign and stop pavement markings at the Project driveway on Cypress Avenue.

e Restripe Valley Blvd. along the Project frontage to provide a two-way left turn lane and 60 foot
eastbound left turn pocket at its intersection with Cypress Avenue.

The Project is also required to pay fees pursuant to the Regional Transportation Facilities Mitigation Plan
for the Colton Subarea. The total fee is approximately $366,943.

SUMMARY

In conclusion, staff recommends approval of this Project as a well-designed, high-quality, addition to the
community. The amenities and services and affordable homes to be provided by the Project will be a
substantial investment that will benefit many.

RECOMMENDATION: That the Planning Commission RECOMMEND to the Board of Supervisors that
the following actions be taken:

1) ADOPT the Mitigated Negative Declaration (MND), pursuant to CEQA, and the Finding of No
Significant Impact (FONSI), pursuant to NEPA.

2) ADOPT the findings recommended for approval.

3) APPROVE the General Plan Amendment from Single Residential (RS) and General Commercial
(CG) to Special Development-Residential (SD-RES) on 5.92 acres located at the northwest corner of
Cypress Avenue and Valley Boulevard.

4) APPROVE the Planned Development Permit for the Las Terrazas Mixed-Use Affordable Housing
and Childcare Project for development of 112 affordable dwelling units with community and child care
buildings, subject to the conditions of approval.

5) DIRECT the Clerk of the Board to file the Notice of Determination.

ATTACHMENTS:
Exhibit A: Findings
Exhibit B: Conditions of Approval

Exhibit C: Joint Environmental Assessment/Initial Study Document

Exhibit D: Mitigation Measures

Exhibit E: Comment Letters from Property Owners

Exhibit F: Comment Letters from Responsible Agencies

Exhibit G: Responses to CommentsExhibit H:  City of Colton Response to Comments
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Planning Commission Hearing — May 5, 2016

For a General Plan Land Use District Amendment (GPA) from Single Residential (RS) and
Commercial General (CG) to Special Development-Residential (SD-RES), a Lot Merger to
combine three parcels into one 5.92-acre parcel and a Planned Development Permit to
construct a 112-unit affordable housing project with community and childcare buildings
(Project), the following findings are made:

FINDINGS - GENERAL PLAN AMENDMENT (COMMERCIAL GENERAL AND SINGLE
RESIDENTIAL TO SPECIAL DEVELOPMENT-RESIDENTIAL)[SBCC 86.12.060]

1. The proposed GPA, a request to change the official land use district from RS and CG to SD-
RES, would create consistent zoning on a vacant site, to allow new mixed-use development.
Establishment of the SD-RES zoning district will permit new affordable housing development
and support services in an area that has not experienced new development under the current
CG and RS land use designations for decades. The proposed GPA would allow new
development compatible with and complementary to the surrounding neighborhood, consistent
with the following policies of the County General Plan:

Policy H-2.2 - Continue to utilize Planned Development density bonus and incentive
provisions as described in the County Development Code (Development Code) to allow
the development of lot sizes less than that normally required by residential land use
districts.

Policy Implementation: The Project would utilize a Planned Development Permit (PDP)
that would allow flexibility in the application of development standards to construct 112
multi-family homes for low- and very low-income households in the unincorporated area
of San Bernardino County, consistent with Government Code Section 65915 and
Development Code Chapter 83.03 - Affordable Housing Incentives and Density Bonus.
Additionally, the units will help the County meet its Regional Housing Needs
Assessment (RHNA) requirements, as identified in the Housing Element of the General
Plan by providing additional low and very low-income housing opportunities in the
County and a 55-year affordability covenant that will ensure the long term affordability of
the designated affordable units in the Project.

Policy H-2.3 - Allow flexibility in the application of residential and mixed-use
development standards in order to gain benefits such as exceptional design quality,
economic advantages, sustainability, or other benefits that would not otherwise be
realized.

Policy Implementation: The proposed GPA will allow the Project site’s location on a
vacant parcel adjacent to existing residential development to the west and north to be
developed with a mixed-use affordable housing project and childcare center on
approximately 5.92 acres. The Project will provide a significant community benefit by
providing 112 new affordable housing units, restricted to low and very low-income
households on the site. Other on-site amenities include a pool, barbeque area, “tot” lot
and a child care center. Further, a community recreation area of approximately 30,000
square feet will be provided on site, including a “tot” lot, community open space,
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barbeques, a dog run, and a sports court and recreation area to serve residents.
Additional benefits of the Project include increased property value, infrastructure
improvements, increased sales tax revenue generated by new residents of the Project,
job creation for development and operation of the Project, and the catalyst effect for
additional development to occur in the area.

2. The proposed GPA will not be detrimental to the public interest, health, safety, convenience,
and welfare of the County. The proposed GPA will facilitate development of a vacant site with
a mixed-use affordable housing project and childcare facility, located in an urbanized area, on
an arterial corridor with a full array of services available. Therefore, no detrimental effects to
the public interest, health, safety, convenience or welfare are anticipated. Further, the
compatibility of the proposed mixed-use affordable housing project and childcare center was
evaluated in the Project Environmental Assessment (EA)/Initial Study (1S), which concluded
that if the Project was developed in accordance with applicable County standards and
appropriate mitigation measures, there would be no significant Project-related environmental
impacts, and the site would be suitable for residential development. In addition, the Project will
promote General Plan policies that encourage mixed-use affordable housing to be developed
in proximity to transit, services and amenities to serve residents.

3. The proposed land use zoning district change is in the public interest, there will be a community
benefit, and other existing and allowed uses will not be compromised. The proposed GPA will
enable and facilitate an affordable housing project and childcare center and related off-site and
on-site improvements which must be developed in conformance with the Development Code
and other State and local development regulations. The proposed GPA of the land use
designation of the property to SD-RES will advance the General Plan Housing Element,
helping the County meet its RHNA goals by providing additional low and very low-income
housing opportunities with amenities, in proximity to neighborhood services.

4. The proposed land use zoning district change will provide a reasonable and logical extension of
the existing land use pattern in the surrounding area. The proposed GPA will allow efficient
development of affordable housing on a vacant parcel that is adjacent to existing housing. The
Project will introduce a mixed-use affordable housing project with childcare services that will be
compatible with the existing neighborhood, and will infuse new improvements in an area that
has not seen new development in many years. This new mixed use development is a logical
extension of the existing single family development to the north and east, and will be more
compatible with the existing neighborhood than potential development under the current
General Commercial designation.

5. The proposed land use zoning district change does not conflict with provisions of the
Development Code. The Project conforms to the size and location criteria specified for the SD-
RES land use district, and all future construction will be required to conform to the SD-RES
development standards and other applicable land use regulations.

6. The proposed land use zoning district change will not have a substantial adverse effect on
surrounding property. An EA/IS has been prepared for the proposed Project which concluded
that if the Project is developed in accordance with applicable County standards, and with the
implementation of the recommended mitigation measures, the Project will not have a significant
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adverse effect on the environment. This includes potential impacts on surrounding properties
and potential impacts on the quality of the human environment. Standard conditions of
approval of development projects in the County ensure that the development of the project will
not adversely affect surrounding properties. These conditions have been included in the
recommendation for approval of the Las Terrazas Affordable Housing and Childcare Project.

The affected site is physically suitable in terms of design, location, shape, size, operating
characteristics, and the provision of public and emergency vehicle (e.g., fire and medical)
access and public services and utilities (e.g., fire protection, police protection, potable water,
schools, solid waste collection and disposal, storm drainage, wastewater collection, treatment,
and disposal, etc.), to ensure that the proposed development will not endanger, jeopardize, or
otherwise constitute a hazard to the property or improvements in the vicinity in which the
property is located. The proposed Project conforms to all applicable development standards
and various sections of the Development Code. Therefore, the design of the Project, in
conjunction with the recommended conditions of approval, will ensure that the Project will not
endanger, jeopardize, or otherwise constitute a hazard to the property or improvements in the
vicinity or create significant noise, traffic, or other conditions or situations that may be
objectionable or detrimental to other permitted and existing uses in the vicinity of the site. The
location, size, design and character of the proposed development will enhance the existing
conditions in the area, much to the benefit of the public interest and general welfare of the
County.

The Project, including the proposed GPA will not have a significant adverse impact on the
environment. An EA/IS has been prepared for the proposed Project, in accordance with the
National Environmental Policy Act (NEPA) and the California Environmental Quality Act
(CEQA). The EA/IS concluded that if the Project is developed in accordance with applicable
County standards, and with the implementation of the recommended mitigation measures, the
Project will not have a significant adverse effect on the environment. This includes potential
impacts on surrounding properties and potential impacts on the quality of the human
environment. The EA/IS has been reviewed by the County and reflects the County's
independent judgment in making a decision on the Project. Therefore, a Finding of No
Significant Impact (FONSI) and a Mitigated Negative Declaration (MND) should be adopted.

PLANNED DEVELOPMENT PERMIT FINDINGS

[SBCC 85.10.050]

1.

The proposed development is consistent with the General Plan and any other applicable
plan, because the proposed development conforms to the proposed General Plan Land Use
Zoning designation, which is SD-RES. The proposed Project promotes the following goals
and policies of both the General Plan Land Use Element and Housing Element by providing
additional low and very low income housing opportunities in the County:

GOAL LU 1. The County will have a compatible and harmonious arrangement of

land uses by providing a type and mix of functionally well-integrated land uses that
are fiscally viable and meet general social and economic needs of the residents.
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POLICY LU 1.1. Develop a well-integrated of residential and commercial uses that
meet the social and economic needs of the residents in the three geographic regions
of the County: Valley, Mountains, and Desert.

POLICY LU 1.2. The design and siting of new development will meet locational and
development standards to ensure compatibility of the new development with adjacent
land uses and community character.

GOAL H-1. A broad range of housing types in sufficient quantify, location and
affordability levels to meet the lifestyle needs of current and future residents, including
those with special needs.

POLICY H-2.4. Maintain incentives that can be offered when projects provide
benefits to the community such as exceptional design quality, economic advantages,
environmental sustainability, or other benefits that would not otherwise be realized.

POLICY H-4.5. Continue to form and strengthen partnerships with nonprofit
organizations, public agencies, community-based organizations, and housing
developers in order to increase housing opportunities for very lot and low income
households.

POLICY V/H 1.1. Encourage housing types and designs that are compatible with
residential land use patterns and the environment of the region, including single-
family dwellings, mobile home parks/manufactured home land-leased communities,
and apartments.

5.3.4 HOUSING PROGRAM #4: DENSITY INCENTIVES: An applicant for a density
bonus may request that the County grant an incentive or concession. The County is
obligated to grant the incentive or concession unless it makes the following two
findings: 1) the concession or incentive is not required to provide for affordable
housing, as defined in the Health and Safety Code or for rents for the targeted units
required in the Development Code; or 2) the incentive or concession would have a
specific adverse impact upon public health and safety or the physical environment for
which there is no feasible method to mitigate or avoid the impact without rendering
the development unaffordable to low and moderate income households.

Concessions or incentives may include the following: 1) a reduction in certain site
development standards; 2) approval of mixed-use land uses not otherwise allowed by
the Development Code in conjunction with the housing development subject to
qualifying conditions in state law, 3) other regulatory incentives proposed by the
applicant or the County that will result in identifiable, financially sufficient, and actual
cost reductions; and/or 4) a direct financial contribution (writing down land costs,
subsidizing the cost of construction, or participating in infrastructure cost) granted by
the Board of Supervisors at its sole discretion.

2. The physical characteristics of the site have been adequately assessed and the site for the
proposed development is adequate in terms of shape and size to accommodate the use and
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all landscaping, loading areas, open spaces, parking areas, setbacks, walls and fences, yards,
and other required features because the proposed development has been designed to
adequately address the development standards of the Development Code. The proposed
Project is consistent with Development Code Chapters 84.18 and 85.10, Planned
Development Standards and Planned Development Standards and the Affordable Housing
Incentives-Density Bonus Chapter 83.03. The site is adequate in shape and size to
accommodate the proposed mixed-use affordable housing and childcare project, along with all
associated landscaping, open space, setbacks, walls, fences, yards, noise attenuation
measures, water, sewer and drainage improvements.

3. The site for the proposed Planned Development Permit has adequate access, in that the site
design and development plan conditions consider the limitations of existing streets and
highways and provide improvements to accommodate the anticipated requirements of the
proposed development. The Project site is located on Valley Boulevard, an existing major
arterial roadway. The Project conditions of approval incorporate street improvement and traffic
control requirements to ensure that the Project will not adversely impact traffic conditions. The
site design complies with requirements for safe ingress and egress of future residents, as well
as emergency services.

4. Adequate public services and facilities exist, or will be provided, in compliance with the
conditions of the development plan approval, to serve the proposed development and the
approval of the proposed development will not result in a reduction of public services to
properties in the vicinity, to be a detriment to public health, safety, and general welfare. The
City of Colton will provide water and sanitary sewer service to the site. The developer will
construct all public infrastructure necessary to serve the site. The Project will be served by the
Colton Unified School District, and will pay school fees to the District to compensate for the
Project’s impact on District services.

5. The proposed development, as conditioned, will not have a substantial adverse effect on
surrounding properties or their allowed use, and will be compatible with the existing and
planned land use character of the surrounding area. The proposed Project will be self-
contained and gated, with a design that minimizes any potential impact on neighboring
properties. Also, street and drainage improvements, traffic control improvements and the bus
shelter improvement associated with the Project will benefit the surrounding area. The
architecture and landscaping and other amenities associated with the Project will be significant
improvement to the existing neighborhood.

6. The improvements required by the proposed conditions of the development approval, and the
manner of development adequately address all natural and manmade hazards associated with
the proposed development and the Project site including fire, flood, seismic, and slope
hazards. The Project has included specific studies addressing emergency access, geology,
drainage, air quality, and noise. These and other potential hazards have been adequately
addressed through the development review process by incorporating standard conditions of
approval and mitigation measures identified in the environmental review process.

7. The proposed development carries out the intent of the Planned Development Permit
provisions by providing a more efficient use of the land and an excellence of design greater
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than that which would be achieved through the application of conventional development
standards. The proposed Project provides much needed affordable housing, as well as child
care for residents of the Project and neighboring residents. The Project has been designed to
include multiple amenities, superior architectural design features, and LEED Silver certification
that demonstrate efficient use of land through the Planned Development Permit process.

8. If the development proposes to mix residential and commercial uses, whether done in a
vertical or horizontal manner, the residential use is designed in a manner that it is buffered
from the commercial use and is provided sufficient amenities to create a comfortable and
healthy residential environment and to provide a positive quality of life for the residents. The
Project has been designed to include a single-story daycare center. The rest of the Project is
residential, with common areas, shared and private open space, and multiple amenities that
will create a comfortable and healthy environment, for a positive quality of life.

9. The proposed Planned Development Permit for the Project will not have a significant adverse
impact on the environment. An EA/IS has been prepared for the proposed Project, in
accordance with NEPA and CEQA. The EA/IS concluded that if the Project is developed in
accordance with applicable County standards, and with the implementation of the
recommended mitigation measures, the Project will not have a significant adverse effect on
the environment. This includes potential impacts on surrounding properties and potential
impacts on the quality of the human environment. The EA/IS has been reviewed by the
County and reflects the County’s independent judgment in making a decision on the Project.
Therefore, a FONSI and an MND should be adopted.
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CONDITIONS OF APPROVAL

Planned Development Permit (PDP)
Las Terrazas Mixed-Use Affordable Housing
and Childcare Project

GENERAL REQUIREMENTS
Operational Conditions and Procedures

LAND USE SERVICES/ Planning Division (909) 387-8311

1.

Project Approval Description. This Planned Development (PD) Permit is
approved in compliance with the San Bernardino County Code (SBCC), the
following conditions of approval, the Preliminary Development Plan, Final
Development Plan and any other required and approved reports and/or displays
(e.g. elevations). This project includes a Preliminary and Final Development
Plan for a 112-unit Mixed-Use Affordable Housing and Childcare Project that
includes a 2,300-square foot community building, 43,218-square feet of common
open space, a sports court/recreation area, 2,500-square foot childcare facility
and a 4,000-square feet playground. The Project site is 5.92 acres in area and is
located at the northwest corner of the intersection of Cypress Avenue and Valley
Boulevard, in the sphere of influence of City of Colton. APN: 0274-182-34, 43 and
46. The project number is P201500538.
a) Project signs shall comply with SBCC Chapter 83.13.
b) Project landscaping shall comply with SBCC Chapter 83.10
c) Project parking shall comply with the approved Preliminary Development
Plan.
d) Project construction shall comply with all applicable construction codes
including the California Building Codes (CBC) and Uniform Fire Code
(UFC).

Incentives. This is eligible for bonus density, incentives, or concessions,
pursuant to SBCCC Sections 83.03.040 (b) (1) and 83.040 (c) (3), which provide
for concessions to be granted in the form of relief from local regulations. The
locally-adopted administrative section of the building code regarding expiration of
building plans approvals is a local regulation. The County may grant
concessions to an affordable housing project by allowing the Building Official the
discretion to grant extension to building plan approvals, consistent with the State
Building Code template.

Revisions. Any proposed change to the approved use/activity on the site (e.qg.
from childcare to another use; or any increase in the developed area of the site
or any expansion or modification to the approved facilities, including changes to
building locations, elevations, signs, parking allocation, landscaping, lighting, or a
proposed change in the conditions of approval, including operational restrictions
from those shown on the approved site plan shall require a Revision to an
Approved Action be submitted to County Planning for review and approval.

Mitigation Measures are shown in Italics

27 of 837



APN: 0274-182-34, 43 and 46 Conditions of Approval PAGE 2 OF 29
P201500538 Effective Date: June 3, 2016
Las Terrazas Mixed-Use Affordable Housing Expiration Date: June 3, 2019
May 24, 2016

4.

Continuous Effect/Revocation. All of the conditions of this project are
continuously in effect throughout the operative life of the project for the use
approved. Failure of the property owner, tenant, applicant, developer or any
operator (herein “developer’) to comply with any or all of the conditions at any
time may result in a public hearing and revocation of the approved land use;
provided adequate notice, time and opportunity is provided to the property owner
or other party to correct the non-complying situation.

Expiration. This project permit approval shall expire and become void if it is not
“exercised” within three (3) years of the effective date of this approval, unless an
extension of time is approved. The permit is deemed “exercised” when either:
a) The permittee has commenced actual construction or alteration under a
validly issued building permit, or
b) The permittee has substantially commenced the approved land use or
activity on the project site, for those portions of the project not requiring a
building permit. (SBCC §86.06.060)

Occupancy of completed structures and operation of the approved and
exercised land use remains valid continuously for the life of the project and
the approval runs with the land, unless one of the following occurs:

c) Construction permits for all or part of the project are not issued or the
construction permits expire before the structure is completed and the final
inspection is approved.

d) The land use is determined by the County to be abandoned or non-
conforming.

e) The land use is determined by the County to be not operating in
compliance with these conditions of approval, the County Code, or other
applicable laws, ordinances or regulations. In these cases, the land use
may be subject to a revocation hearing and possible termination.

PLEASE NOTE: This will be the ONLY notice given of the approval expiration
date. The “developer” is responsible to initiate any Extension of Time
application.

Extension of Time. Extensions of time to the expiration date (listed above or as
otherwise extended) may be granted in increments each not to exceed an
additional three years beyond the current expiration date. An application to
request consideration of an extension of time may be filed with the appropriate
fees no less than thirty days before the expiration date. Extensions of time may
be granted based on a review of the application, which includes a justification of
the delay in construction and a plan of action for completion. The granting of
such an extension request is a discretionary action that may be subject to
additional or revised conditions of approval or site plan modifications. (SBCC
§86.06.060)

Development Impact Fees. Additional fees may be required prior to issuance of
development permits. Fees shall be paid as specified in adopted fee
ordinances.

Mitigation Measures are shown in Italics
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8.

10.

Indemnification. In compliance with SBCC 881.01.070, the developer shall
agree, to defend, indemnify, and hold harmless the County or its “indemnitees”
(herein collectively the County’s elected officials, appointed officials (including
Planning Commissioners), Zoning Administrator, agents, officers, employees,
volunteers, advisory agencies or committees, appeal boards or legislative body)
from any claim, action, or proceeding against the County or its indemnitees to
attack, set aside, void, or annul an approval of the County by an indemnitee
concerning a map or permit or any other action relating to or arising out of
County approval, including the acts, errors or omissions of any person and for
any costs or expenses incurred by the indemnitees on account of any claim,
except where such indemnification is prohibited by law. In the alternative, the
developer may agree to relinquish such approval.

Any condition of approval imposed in compliance with the County Development
Code or County General Plan shall include a requirement that the County acts
reasonably to promptly notify the developer of any claim, action, or proceeding
and that the County cooperates fully in the defense. The developer shall
reimburse the County and its indemnitees for all expenses resulting from such
actions, including any court costs and attorney fees, which the County or its
indemnitees may be required by a court to pay as a result of such action.

The County may, at its sole discretion, participate at its own expense in the
defense of any such action, but such participation shall not relieve the developer
of their obligations under this condition to reimburse the County or its
indemnitees for all such expenses. This indemnification provision shall apply
regardless of the existence or degree of fault of indemnitees. The developer’s
indemnification obligation applies to the indemnitees’ “passive” negligence but
does not apply to the indemnitees’ “sole” or “active” negligence or “willful
misconduct” within the meaning of Civil Code Section 2782.

Project Account. The Job Costing System (JCS) account number is
P201500538. This is an actual cost project with a deposit account to which
hourly charges are assessed. Upon notice, the “developer” shall deposit
additional funds to maintain or return the account to a positive balance. The
“developer” is responsible for all expenses charged to this account. Processing
of the project shall cease if it is determined that the account has a negative
balance and that an additional deposit has not been made in a timely manner. A
minimum balance of $3,000.00 shall be in the project account at the time of
project approval and the initiation of the Condition Compliance Review.
Sufficient funds shall remain in the account to cover all estimated charges that
may be made during each compliance review. All fees required for processing
shall be paid in full prior to final inspection, occupancy and/or operation of each
approved use in each approved structure or land use activity area.

NOD/MND/CDFW_Fees. The California Environmental Quality Act (CEQA)
requires that an environmental determination be prepared for this project.
County staff completed an environmental initial study for this project and
circulated it for review. A Mitigated Negative Declaration (MND) will be issued

Mitigation Measures are shown in Italics
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11.

12.

13.

indicating that all identified impacts were found to be mitigated below a level of
significance. A Notice of Determination (NOD) of this finding is required to be
filed with a fee (currently $50). The California Department of Fish and Wildlife
(CDFW) requires that an additional fee (currently $2,210.25) be paid with the
NOD filing, unless CDFG issues a determination of “No Biological Effect”. The
combined fees ($2,260.25) are required to be paid to the Clerk of the Board with
the NOD filing, and the project approval does not become effective until these
fees are paid and the filing is posted.

Condition Compliance. In order to obtain construction permits for grading, or any
new building, final inspection, the developer shall process a Condition
Compliance Release Form (CCRF) for each respective building and/or phase of
the development through County Planning in accordance with the directions
stated in the Approval letter. County Planning shall release their holds on each
phase of development by providing to County Building and Safety the following:
a) Grading Permits - a copy of the signed CCRF for grading/land disturbance
and two “red” stamped and signed approved copies of the grading plans.
b) Building Permits - a copy of the signed CCRF for building permits and
three “red” stamped and signed approved copies of the final approved site
plan.
c) Final Inspection - a copy of the signed CCRF for final inspection of each
respective building, after an on-site compliance inspection by County
Planning.

Additional Permits. The property owner, developer, and land use operator are all
responsible to ascertain and comply with all laws, ordinances, regulations and
any other requirements of Federal, State, County and Local agencies as are
applicable to the development and operation of the approved land use and
project site. These include:

a) State of California: Regional Water Quality Control Board (RWQCB)

b) County of San Bernardino: Land Use Services - Building and Safety, Land
Development, Public Health-Environmental Health Services, Special
Districts, Public Works, County Fire, and

c) Local: Local Agency Formation Commission (LAFCO)

Continuous Maintenance. The property owner and “developer” shall continually
maintain the property so that it is visually attractive and not dangerous to the
health, safety and general welfare of both on-site users (e.g. employees) and
surrounding properties. The “developer” shall ensure that all facets of the
development are regularly inspected, maintained and that any defects are timely
repaired. Among the elements to be maintained, include but are not limited to:

a) Annual maintenance and repair _inspections shall be conducted for all
structures, fencing/walls, walks, parking lots, driveways, and signs to
assure proper structural, electrical and mechanical safety and a properly
operating irrigation system.

b) Graffiti and debris shall be removed immediately with weekly
maintenance.

Mitigation Measures are shown in Italics
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14.

15.

c) Landscaping shall be maintained in a continual healthy thriving manner at
proper height for required screening. Drought-resistant, fire retardant
vegetation shall be used where practicable. Where landscaped areas are
irrigated, it shall be done in a manner designed to conserve water,
minimizing aerial spraying.

d) Erosion control measures shall be maintained to reduce water run off,
siltation, and promote slope stability.

e) Architectural controls shall be enforced by the property owner to maintain
compatibility of design, materials, unfaded colors, and building mass.

f) Signage. All on-site signs, including posted area signs (e.g. “No
Trespassing”) shall be maintained in a clean readable condition at all
times and all graffiti and vandalism shall be removed and repaired on a
regular weekly basis. Signs on the site shall be of the size and general
location as shown on the approved site plan or an approved sign plan.

g) Parking and on-site circulation requirements, including surfaces, all
markings and traffic/directional signs shall be maintained in an unfaded
condition as identified on the approved site plan. Any modification to
parking and access layout requires County review and approval. The
markings and signs shall be clearly defined and legible. These include
parking spaces, disabled space and access path of travel, directional
designations and signs, stop signs, pedestrian crossing, speed humps
“No Parking” “carpool” and “Fire Lane” designations.

h) Garage Parking Spaces. All garage (carport) parking spaces shall at all
times remain clear and uncluttered, to accommodate vehicle parking.

Performance Standards. The approved land uses shall operate in compliance
with the general performance standards listed in the County Development Code
Chapter 83.01, regarding air quality, electrical disturbance, fire hazards (storage
of flammable or other hazardous materials), heat, noise, vibration and the
disposal of liquid waste. In addition to these, none of the following shall be
perceptible without instruments at any point outside the project boundaries at
adjoining property lines:

a) Odors: No offensive or objectionable odor

b) Emissions: No emission of dirt, dust, fly ash, and other forms of
particulate matter.

c) Smoke: No smoke from any project source shall be emitted of a greater
density than that described in No. 2 on the Ringelmann Chart (as
published currently by the United States Bureau of Mines)

d) Radiation: No dangerous amount of radioactive emissions.

e) Toxic Gases: No emission of toxic, noxious or corrosive fumes of gases.

f) Glare: No intense glare that is not effectively screened from view at any
point outside the project boundary.

Lighting. The glare from any luminous source of on-site lighting shall not exceed
one-half (0.5) foot-candle at property line. All lighting shall be limited to that
necessary for maintenance activities and security purposes. No light shall project
onto adjacent roadways in a manner that interferes with on-coming traffic. All

Mitigation Measures are shown in Italics
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16.

17.

18.

signs proposed by this project shall be lit by steady, stationary, shielded light
directed at the sign, or by light inside the sign.

Clear Sight Triangle. Adequate visibility for vehicular and pedestrian traffic shall
be provided at clear sight triangles at all 90 degree angle intersections of public
rights-of-way and private driveways. All signs, structures and landscaping
located within any clear sight triangle shall comply with the height and location
requirements specified by SBCC8 83.02.030 or as otherwise required by the
County Traffic Division.

Underground Utilities. There shall be no new above ground power or
communication lines extended to the site. All new utilities shall be placed
underground in a manner, which avoids disturbing any existing/natural vegetation
or the site appearance. Existing utilities on Valley Boulevard frontage shall also
be placed underground in coordination with the utility provider.

Construction Hours. Construction will be limited to the hours of 7:00 a.m. to 7:00
pm., Monday through Saturday in accordance with the County of San Bernardino
Development Code standards. No construction activities are permitted outside of
these hours or on Sundays and Federal holidays.

LAND USE SERVICES/ Code Enforcement Division (909) 387-8311

19.

20.

Enforcement. If any County enforcement activities are required to enforce
compliance with the conditions of approval, the County will charge the property
owner for such enforcement activities in accordance with the SBCC Schedule of
Fees.

Weed Abatement. The applicant shall comply with San Bernardino County weed
abatement regulations [SBCC §23.031-23.043] and periodically clear the site of all
non-complying vegetation. This includes removal of Russian thistle (tumbleweeds).

PUBLIC HEALTH/ Environmental Health Services (DEHS) (800) 442-2283

21.

22.

Noise. Noise level shall be maintained at or below County Development Code
Standards, Section 83.01.080. For information, please call DEHS at 1-800-442-
2283.

Refuse Storage/Removal. All refuse generated at the premises shall at all times
be stored in approved containers and shall be placed in a manner so that
environmental public health nuisances are minimized. All refuse not containing
garbage shall be removed from the premises at least 1 time per week, or as often
as necessary to minimize public health nuisances. Refuse containing garbage
shall be removed from the premises at least 2 times per week, or as often as
necessary to minimize public health nuisances, by a permitted hauler to an
approved solid waste facility in conformance with San Bernardino County Code
Chapter 8, Section 33.0830 et. seq. For information, please call DEHS/LEA at: 1-
800-442-2283.
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COUNTY FIRE/ Community Safety (909) 386-8400

23.

24.

25.

26.

Fire Jurisdiction. The above referenced project is under the jurisdiction of the
San Bernardino County Fire Department herein (“Fire Department”). Prior to any
construction occurring on any parcel, the developer shall contact the Fire
Department for verification of current fire protection requirements. All new
construction shall comply with the current Uniform Fire Code requirements and
all applicable statutes, codes, ordinances and standards of the Fire Department.

Additional Requirements. In addition to the Fire requirements stated herein, other
on site and off site improvements may be required which cannot be determined
from tentative plans at this time and would have to be reviewed after more
complete improvement plans and profiles have been submitted to this office.

Fire Extinguishers. Hand portable fire extinguishers are required. The location,
type, and cabinet design shall be approved by the Fire Department.

Permit Expiration. Construction permits, including Fire Condition Letters, shall
automatically expire and become invalid unless the work authorized by such
permit is commenced within 180 days after its issuance, or if the work authorized
by such permit is suspended or abandoned for a period of 180 days after the
time the work has commenced. Suspension or abandonment shall mean that no
inspection by the Department has occurred within 180 days of any previous
inspection. After a construction permit or Fire Condition letter becomes invalid
and before such previously—approved work recommences, a new permit for such
work may be issued, provided no changes have been made or will be made in
the original construction documents for such work, and provided further that such
suspension or abandonment has not exceeded one year. A request to extend
the Fire Condition Letter or Permit may be marked in writing PRIOR to the
expiration date justifying the reason that the Fire Condition Letter should be
extended

LAND USE SERVICES/ Land Development Division — Drainage Section (909) 387-8311

27.

28.

29.

Tributary Drainage. Adequate provisions shall be made to intercept and conduct
the tributary off site - on site drainage flows around and through the site in a
manner, which will not adversely affect adjacent or downstream properties at the
time the site is developed.

Natural Drainage. The natural drainage courses traversing the site shall not be
occupied or obstructed.

Additional Drainage Requirements. In addition to drainage requirements stated
herein, other "on-site" and/or "off-site" improvements may be required which
cannot be determined from tentative plans at this time and would have to be
reviewed after more complete improvement plans and profiles have been
submitted to this office.

Mitigation Measures are shown in Italics

33 of 837



APN: 0274-182-34, 43 and 46 Conditions of Approval PAGE 8 OF 29
P201500538 Effective Date: June 3, 2016
Las Terrazas Mixed-Use Affordable Housing Expiration Date: June 3, 2019
May 24, 2016

30.

31.

Continuous BMP_Maintenance. The property owner/“developer” is required to
provide periodic and continuous maintenance of all Best Management Practices
(BMP) devices/facilities listed in the County approved Water Quality
Management Plan (WQMP) for the project. This includes but is not limited to,
filter material replacement and sediment removal, as required to assure peak
performance of all BMPs. Furthermore, such maintenance activity will require
compliance with all Local, State, or Federal laws and regulations, including those
pertaining to confined space and waste disposal methods in effect at the time
such maintenance occurs.

BMP_Enforcement. In the event the property owner/“developer” (including any
successors or assigns) fails to accomplish the necessary BMP maintenance
within five (5) days of being given written notice by County Public Works, then
the County shall cause any required maintenance to be done. The entire cost
and expense of the required maintenance shall be charged to the property owner
and/or “developer”, including administrative costs, attorney’s fees and interest
thereon at the rate authorized by the County Code from the date of the original
notice to the date the expense is paid in full.

PUBLIC WORKS / Solid Waste Management (909) 386-8701

32.

33.

34.

35.

Recycling Storage Capacity. The developer shall provide equal space and
storage bins for both refuse and recycling materials. This requirement is to
assist the County in compliance with the recycling requirements of AB 2176.

Mandatory Commercial Recycling. Beginning July 1, 2012, all businesses defined
to include a commercial or public entity that generates 4 or more cubic yards of
commercial solid waste a week or is a multi-family residential dwelling of 5 units or
more to arrange for recycling services. The County is required to monitor business
recycling and will require the business to provide recycling information. This
Requirement is to assist the County in compliance with the recycling requirements
of AB 341.

Mandatory Trash Service. This project falls within a Uniform Handling Service
area. If uniform handling service is implemented for all or part of a particular
franchise area, all owners or a dwelling or a commercial or industrial unit within the
uniform handling area who are required to have uniform handling service shall,
upon notice thereof, be required to accept uniform handling service from the
grantee holding a franchise agreement and pay the rate of such services. This
requirement is a stipulation of County Code Title 4, Division 6, Chapter 5, Section
46.0501.

Mandatory Organics Recycling — As of April 2016, the State of California through
AB 1826 (Enacted October 2014), requires businesses that generate eight (8)
cubic yards of organics per week to recycle. A business generating organic waste
shall arrange for the recycling services in a manner that is consistent with state
and local laws and requirements, including a local ordinance or local jurisdiction’s
franchise agreement, applicable to the collection, handling, or recycling of solid
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and organic waste or arrange for separate organic waste collection and recycling
services, until the local ordinance or local jurisdiction’s franchise agreement
includes organic waste recycling services. A business that is a property owner
may require a lessee or tenant of that property to source separate their organic
waste to aid in compliance. Additionally, all businesses that contract for
gardening or landscaping services must stipulate that the contractor recycle
the resulting gardening or landscaping waste. Residential multifamily dwellings
of five (5) or more units are required to recycle organics though not required to
arrange for recycling services specifically for food waste. Applicant will be required
to report to the County on efforts to recycle organics materials once operational.

PRIOR TO ISSUANCE OF GRADING PERMITS
OR LAND DISTURBING ACTIVITIES

LAND USE SERVICES/ Building and Safety Division (909) 387-8311

36.

37.

38.

39.

40.

4].

42.

43.

Retaining Wall Plans. Submit plans and obtain separate building permits for any
required walls or retaining walls.

Geology Report. A geology report shall be submitted to the Building and Safety
Division for review and approval by the County Geologist and fees paid for the
review prior to final project approval.

Geotechnical (Soil) Report. A geotechnical (soil) report shall be submitted to the
Building and Safety Division for review and approval prior to issuance of grading
permits.

Grading Plans. Grading plans shall be submitted to Building and Safety for review
and approval prior to grading/land disturbance of more than 50 Cu Yards.

Demolition Permit. Obtain a demolition permit for any building/s or structures to be
demolished. Underground structures must be broken in, back-filled and inspected
before covering.

Erosion & Sediment Control Plan: An erosion and sediment control plan shall be
submitted to and approved by the Building Official.

Erosion Control Installation. Erosion control devices must be installed at all
perimeter openings and slopes. No sediment is to leave the job site.

Storm Water Prior to issuance of Grading or Building Permit, the Project shall
obtain coverage under the General Permit for Discharges of Storm Water
Associated with Construction Activity Construction General Permit Order 2009-
0009-DWQ, which includes filing a Notice of Intent (NOI) and preparation of a
Storm Water Pollution Prevention Plan (SWPPP), and shall provide evidence to
the County of compliance with Development Code Section 85.11.030, which
requires preparation of Soil Erosion Pollution Prevention Plan and inspection.
Mitigation Measure HYD-1 - Prior to Grading Permits/Planning
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44. Regional Board Permit: CONSTRUCTION projects involving one or more acres

must be accompanied by Regional Board permit WDID #. Construction activity
includes clearing, grading, or excavation that results in the disturbance of at least
one (1) acre of land total.

LAND USE SERVICES/ Planning Division (909) 387- 8311

45.

AQ-1: Dust Control Plan. Prior to Grading Permit or Building Permit issuance, the
“developer” shall prepare, submit for review, and obtain approval from County
Planning of both a Dust Control Plan (DCP) consistent with SCAQMD guidelines
and a signed letter agreeing to include in any remediation or construction
contracts/subcontracts a requirement that Project contractors adhere to the DCP
requirements. The DCP shall include the following requirements:

a) Exposed soil shall be kept continually moist to reduce fugitive dust during all
grading and construction activities, through application of water sprayed a
minimum of three times each day during dry weather. Watering, with complete
coverage of disturbed areas, shall occur at least three times a day, preferably in
the mid-morning, afternoon, and after work is done for the day.

b) The contractor shall ensure that traffic speeds on unpaved roads and the
Project site areas are reduced to 15 miles per hour or less to reduce PM1o and
PM2 s fugitive dust haul road emissions.

c) Any portion of the site to be graded shall be pre-watered to a depth of three
feet prior to the onset of grading activities.

d) The contractor shall ensure that during high wind conditions (i.e., wind speeds
exceeding 25 mph), areas with disturbed soil shall be watered hourly and
activities on unpaved surfaces shall cease until wind speeds no longer exceed
25 mph.

e) Any area that would remain undeveloped for a period of more than 30 days
shall be stabilized using either chemical stabilizers and/or a desert wildflower mix
hydroseed on the affected portion of the site.

f) The contractor shall ensure that storage piles that are to be left in place for more
than three working days shall be sprayed with a non-toxic soil binder, covered with
plastic or revegetated.

g) The contractor shall ensure that imported fill and exported excess cut shall be
adequately watered prior to transport, covered during transport, and watered prior
to unloading.

h) The contractor shall ensure that storm water control systems shall be installed to
prevent off-site mud deposition.

i) All trucks hauling dirt away from the site shall be covered.

) The contractor shall ensure that construction vehicle tires shall be washed, prior
to leaving the Project site.

k) The contractor shall ensure that rumble plates shall be installed at construction
exits from dirt driveways.

[) The contractor shall ensure that paved access driveways and streets shall be
washed and swept daily when there are visible signs of dirt track-out.
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46.

47.

48.

m) Street sweeping shall be conducted daily when visible soil accumulations occur
along site access roadways to remove dirt dropped or tracked-out by construction
vehicles. Site access driveways and adjacent streets shall be washed daily, if
there are visible signs of any dirt track-out at the conclusion of any workday and
after street sweeping.

n) The contractor shall post the phone number of the SCAQMD for complaints
regarding excessive fugitive dust generation.

Mitigation Measure AQ-1 - Prior to Grading Permits/Planning

AQ-3: Odors Reporting. Prior to site disturbance and grading activities, the
contractor shall provide a cell phone number, assigned to a superintendent on the
job, to members of the public residing abutting the project site along the north and
east property boundaries and to members of the public residing on the east side of
Cypress Avenue, between Valley Boulevard and Jackson Street for reporting
odors associated with the project during site disturbance and or
grading/construction activities.

Mitigation Measure AQ-3 - Prior to Grading Permits/Planning

Cul-1 Cultural Resources. The following notes shall be included on the grading
plan and in the grading contract: In the event that buried cultural resources are
discovered during construction, operations shall stop in the immediate vicinity of
the find and a qualified archaeologist shall be consulted to determine whether the
resource requires further study. The qualified archaeologist and shall make
recommendations to the Lead Agency on the measures that shall be implemented
to protect the discovered resources, including but not limited to excavation of the
finds and evaluation of the finds in accordance with Section 15064.5 of the CEQA
Guidelines. Potentially significant cultural resources consist of but are not limited
to stone, bone, fossils, wood, or shell artifacts or features, including hearths,
structural remains, or historic dumpsites. Any previously undiscovered resources
found during construction within the project area should be recorded on
appropriate DPR forms and evaluated for significance in terms of CEQA criteria.
Mitigation Measure CUL-1 - Prior to Grading Permits/Planning

a. If the resources are determined to be unique historic resources as defined under
Section 15064.5 of the CEQA Guidelines, mitigation measures shall be identified
by the monitor and recommended to the Lead Agency. Appropriate mitigation
measures for significant resources could include avoidance or capping,
incorporation of the site in green space, parks, or open space, or data recovery
excavations of the finds.

b. No further grading shall occur in the area of the discovery until the Lead Agency
approves the measures to protect these resources. Any archaeological artifacts
recovered as a result of mitigation shall be donated to a qualified scientific
institution approved by the Lead Agency where they would be afforded long-term
preservation to allow future scientific study.

Cul-2 Paleo Monitor. If the subsurface excavations for this project are proposed to
exceed depths of 10 feet below surface, a qualified County-approved
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paleontological monitor shall be retained to observe such excavations, which may
breach the older underlying sediments and have a moderate potential to produce
fossilized materials. In this situation, a detailed Mitigation Monitoring Plan (MMP)
or Paleontological Resource Impact Management Plan (PRIMP) should be
prepared in order to set forth the observation, collection, and reporting duties of the
paleontological monitor. Additional mitigation measures and procedures will be
outlined in the MMP or PRIMP as needed.

Mitigation Measure CUL-2 - Prior to Grading Permits/Planning

49. Cul-3 Human Remains. The following note shall be included on the grading plan
and in the grading contract: If human remains are encountered, State Health and
Safety Code Section 7050.5 states that work shall stop immediately and that no
further disturbance shall occur in the vicinity until the County Coroner has made a
determination of origin and disposition pursuant to Public Resources Code Section
5097.98. The County Coroner must be notified of the find immediately. If the
remains are determined to be prehistoric, the Coroner will notify the Native
American Heritage Commission (NAHC), which will determine and notify a Most
Likely Descendant (MLD). W.ith the permission of the landowner or his/her
authorized representative, the MLD may inspect the site of the discovery. The
MLD shall complete the inspection within 24 hours of notification by the NAHC.
The MLD may recommend scientific removal and nondestructive analysis of
human remains and items associated with Native American burials. Contact the
County Coroner at 175 South Lena Road, San Bernardino, CA 92415-0037
or (909) 387-2543.

Mitigation Measure CUL-3 - Prior to Grading Permits/Planning

50. GEO-1 Geotechnical Review. Once project grading plans are prepared and
available, the project geotechnical consultant shall review the grading plans
relative to their recommendations in the Updated Geotechnical Investigation dated
September 5, 2015 prepared by Geocon West, Inc. The geotechnical consultant
shall prepare a Grading Plan Review Report, which shall be submitted the County
for review and approval prior to grading permit issuance.

Mitigation Measure GEO-1 - Prior to Grading Permits/Planning

51. HAZ-1 DTSC Approval. Prior to the issuance of a grading permit, the Project
Applicant shall provide documentation to the County of San Bernardino indicating
DTSC approval of a plan containing all corrective measures required for the
Project to remove contaminated soil.

Mitigation Measure HAZ-1 - Prior to Grading Permits/Planning

52. NOI-2 Construction Noise. The following notes shall be included on grading and
construction plans and in associated contract: Implement standard construction
noise controls including:

« Adhere to permissible hours of operation consistent with County
requirements;

« Maintain equipment in proper operating conditions, including mufflers; and

« Place staging areas at farthest locations from noise sensitive receivers.
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53.

54.

Mitigation Measure NOI-2 - Prior to Grading Permits/Planning

NOI-3 Equipment Staging. The following note shall be included on the grading plan

and in the grading contract: The construction contractor shall locate equipment
staging in areas that will create greatest distance between construction-related
noise sources and noise sensitive receptors nearest the project site during all
project construction activities.

Mitigation Measure NOI-3 - Prior to Grading Permits/Planning

GHG — Construction Standards. The developer shall submit for review and obtain

approval from County Planning of a signed letter agreeing to include as a condition
of all construction contracts/subcontracts requirements to reduce impacts to GHG
and submitting documentation of compliance. The developer/construction
contractors shall do the following:

a) Implement the approved Coating Restriction Plans.

b) Select construction equipment based on low-emissions factors and high-
energy efficiency. All diesel/gasoline-powered construction equipment shall
be replaced, where possible, with equivalent electric or CNG equipment.

c) Grading plans shall include the following statements:

¢ “All construction equipment engines shall be properly tuned and
maintained in accordance with the manufacturers specifications prior to
arriving on site and throughout construction duration.”

¢ “All construction equipment (including electric generators) shall be shut off
by work crews when not in use and shall not idle for more than 5
minutes.”

d) Schedule construction traffic ingress/egress to not interfere with peak-
hour traffic and to minimize traffic obstructions. Queuing of trucks on and
off site shall be firmly discouraged and not scheduled. A flag person shall
be retained to maintain efficient traffic flow and safety adjacent to existing
roadways.

e) Recycle and reuse construction and demolition waste (e.g. soil,
vegetation, concrete, lumber, metal, and cardboard) per County Solid
Waste procedures.

f)  The construction contractor shall support and encourage ridesharing and
transit incentives for the construction crew and educate all construction
workers about the required waste reduction and the availability of recycling
services.
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LAND USE SERVICES/ Land Development — Drainage Section (909) 387-8311

55.

56.

57.

58.

59.

60.

61.

Drainage Improvements. A Registered Civil Engineer shall investigate and design

adequate drainage improvements to intercept and conduct the off-site and on-site
drainage flows around and through the site in a manner, w