
 

 

LAND USE SERVICES DEPARTMENT 

PLANNING COMMISSION STAFF REPORT 

 

Project Description 
 

Vicinity Map -  

APN: 1116-011-13 AND 14 
Applicant: Kevin Lynch, Lytle Development 

Community: Rosena Ranch/2nd Supervisorial District 
Location: Northeast corner of Glen Helen Parkway 

and Sycamore Creek Drive in the Lytle 
Creek North Planned Development  

Project No: P201900092/REVISION/TT 
Staff: Steven Valdez 
Rep: Kevin Lynch, Lytle Development 

Proposal: Revision to the Lytle Creek North Planned 
Development to change Planning Areas 1 
and 2 from Commercial (C) to Multi-Family 
(MF), in conjunction with a Final 
Development Plan and Tentative Tract 
20250 to subdivide a 10.75 acre lot into 
nine (9) lettered lots for streets and open 
areas, and ten (10) lots for a seventy-eight 
(78) unit detached condominium 
development. 

 

 

 
 

7 Hearing Notices Sent on :  June 21, 2019 Report Prepared By: Steven Valdez, Senior Planner 

SITE INFORMATION: 
Parcel Size: 10.75 acres 
Terrain:   Flat 

TABLE 1 – SITE AND SURROUNDING LAND USES AND ZONING 

AREA EXISTING LAND USE LAND USE ZONING DISTRICT 

SITE Vacant Land Lytle Creek North Planned Development 

North Vacant Land / Hillside Resource Conservation (RC) 

South 597,996 sq.ft. Distribution Warehouse Lytle Creek North Planned Development 

East Fire Station Special Development/Residential Emphasis (SD/RES) 

West Lytle Creek Floodway (FW) 

 
Agency Comment 

City Sphere of Influence: City of Rialto None 
Water Service: West Valley Water District Will Serve, Per Joint Venture Agreement 
Sewer Service: County Service Area 70 GH Will Serve, Per Service Agreement Resolution 

STAFF RECOMMENDATION:  That the Planning Commission Recommend to the Board of Supervisors to 
ADOPT the proposed Addendum to the Lytle Creek North EIR, ADOPT the recommended Findings, 
APPROVE the Revision to the Preliminary Development Plan, APPROVE the Tentative Tract Map, and 
APPROVE the Final Development Plan subject to the Conditions of Approval, and DIRECT the Clerk of the 
Board to file a Notice of Determination. 1 

1. In accordance with Section. 
 

 

HEARING DATE:  July 11, 2019  AGENDA ITEM 2 

EV/SD 
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Planning Areas (Land Use Plan): 
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SITE PLAN (TENTATIVE TRACT MAP): 
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CONCEPTUAL PLAN: 
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BUILDING ELEVATIONS: 
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BUILDING ELEVATIONS (cont.): 
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SITE PHOTOS  

 
North view from Glen Helen Parkway 

 
East view from Glen Helen Parkway 
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BACKGROUND: 
 

The Lytle Creek North Planned Development (Planned Development) was approved by 
the Board of Supervisors on December 4, 2001, and allowed for a maximum of 2,234 
single family dwelling units on 420 acres, a maximum of 172 multi-family dwelling units 
on 12.3 acres, 44.5 acres of commercial (including office and light industrial uses), an 
elementary school on 10 acres, a sewage treatment plant, an 8–acre park, a 21-acre 
passive park, and 75.3 acres of open space on a total of 645.4 acres. The Planned 
Development provides for either a maximum of 2,466 dwelling units on approximately 
442.3 acres if no elementary school is developed on the Planned Development site, or a 
maximum of 2,406 homes with the school.  
 
In February 2010, an addendum to the Planned Development Environmental Impact 
Report (EIR) was adopted, which addressed the development and placement of an 18-
acre school/park facility that would provide for both educational and recreational needs 
for the planned area. The addendum addressed a shift of the school/park site from 
Planning Area (PA) 34 and PA 29, to PA 29 and portions of PAs 30 and 34.  
 
The Planned Development was developed in multiple phases, and currently consists of a 
total of 2,156 single family homes on lots with a minimum of 4,500 square feet in size.  
The Planned Development includes a variety of community facilities t ha t  meet the needs 
of residents, including approximately 104 acres of parks, open space, trails (excluding 
parkways) and conservation and mitigation areas to provide residents with opportunities 
for various recreational pursuits, bo th  active and passive. 

 
PROJECT DESCRIPTION 
 

The proposed project (Exhibit C – Letter of Intent)(Project), which is the last in the Planned 
Development, is comprised of the following component proposals/applications: 
 
Revision to Planned Development:  Revision to the Planned Development to change 
PAs 1 and 2 from Commercial (C) to Multi-Family (MF). The change in the land use 
designation in Planning Areas 1 and 2 on the 10.7-acre site will allow for the development 
of 78 detached condominiums on ten lots with two lettered lots. The maximum anticipated 
dwelling units analyzed in the adopted EIR and addendums thereto, including the single-
family detached units enumerated above, was 2,406.  The proposed revision will not 
increase the number of residential homes in the Planned Development.   
 
Preliminary Development Plan: In accordance with the provisions of the San 
Bernardino County Development Code (Development Code), the previously approved 
Preliminary Development Plan (PDP) (Exhibit C – Preliminary Development Plan) for the 
Planned Development is proposed to be modified to accommodate the proposed revision. 
The revised PDP contains site-specific land use regulations and development standards 
that replace or augment standard San Bernardino County General Plan (General Plan) 
and Development Code provisions. The revised PDP also contains community design 
standards and architectural guidelines that are more comprehensive community theme 
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master planning than is possible within the standard framework of the General Plan and 
Development Code. The following changes to the PDP are proposed: 
  

 Amend the Land Use of PA 1 from Commercial (C) to Multi-Family Attached 
Residential (MF) with a Commercial Overlay and PA 2 from Commercial (C) to 
Multi-Family Attached Residential (MF) with a Commercial Overlay. 

o The acreage of Commercial (C) will be reduced by 10.7 acres.  

o The acreage of Multi-Family Attached Residential (MF) will be 
increased by 10.7 acres and provide for up to 78 multi-family dwelling 
units. 

o The Commercial Overlay allows for commercial development on the 
additional 1.6 acres of PA 2 if Multi-Family Attached Residential units 
are not developed within that PA. 

 Amend the build out of PA 27 (designated as MF) to reduce the maximum number 
of dwelling units from 172 dwelling units to a maximum of 90 dwelling units (already 
developed). 

 Amend the build out of PA 28 to increase the maximum number of dwelling units 
from 139 dwelling units to a maximum of 143 dwelling units (already developed).   

 Include the following access improvements at Sycamore Creek Drive at Glen 
Helen Parkway to provide a driveway entrance to PA 1 and PA 2: 

o Restripe northbound right turn lane to shared through/right turn lane. 

o Construct the southbound approach (Project driveway) to consist of 
one left turn lane and one shared through/right turn lane. 

o Construct an eastbound left turn lane. 

 Remove the Public Facility Site (Lytle Creek Wastewater Treatment Plant option) 
(discussed later in the staff report).   

 Amend Development Standards and Table 6 to enable the proposed Project to be 
developed 

Tentative Tract Map (TT 20250):  The proposed multi-family development includes a 
Tentative Tract Map (Exhibit D – Tentative Tract Map) consisting of 78 condominium units 
on ten (10) lots, include two (2) lettered lots for required amenities. 
 
Final Development Plan for TT 20250: The Final Development Plan accompanying TT 
20250 details entry monuments, conceptual park improvement plans, wall designs, 
fencing materials and architectural guidelines established by the master developer. A 
Final Development Plan illustrating the same details shall be submitted for approval with 
a Tentative Tract Map or site development plan for each of the lots created for 
development by TT 20250.   
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California Environmental Quality Act (CEQA) Compliance: The Planned 
Development EIR (SCH NO. 99051013) was certified with the approval of the Planned 
Development.  There were a number of unmitigatable impacts which include cumulative 
on-going urbanization of open space, loss of aggregate materials by precluding extraction 
of resources, and the loss of habitat for 28 identified sensitive species, including the 
kangaroo rat.      
 
The proposed addendum (Exhibit E – Addendum) to the Final EIR for the Planned 
Development evaluates the environmental impacts of the Project. Specifically, the 
addendum analyzes the effects of a decrease in the area of general commercial land use 
and increase in the area used for residential dwelling units, without increasing the number 
of residential units approved by the Final EIR.  In accordance with CEQA Guidelines 
Section 15164, the Addendum has been prepared to document that the proposed Project 
does not require preparation of a subsequent EIR under Section 15162. Among other 
things, the proposed changes would not result in new or substantially more severe 
significant environmental impacts compared with the impacts disclosed in the certified 
EIR, nor are there any other circumstances that require preparation of a subsequent EIR. 
The basis for these conclusions is explained in the attached Addendum and summarized 
in the Project analysis below.   

 
PROJECT ANALYSIS: 
 

Land Use:  The Project includes development within the same Planned Development 
boundaries that were analyzed under the Final EIR. The proposed amendment would 
change the type of development within PA 1 and PA 2 from 135,962 square feet of 
commercial use to 78 multi-family attached residential units (Exhibit F – Site Plan). The 
amended PDP would reduce the number of dwelling units within PA 27 by 82 and increase 
the number of dwelling units within PA 28 by four. With implementation of the proposed 
amendment the square footage of commercial areas would be reduced and the total 
number of residential units at build out would remain the same.  
 
In addition to the land use changes, the proposed Project would change the setbacks for 
multi-family attached residential development. The changes would reduce the required 
setbacks, and not alter the overall density.  The reduction in setback will allow both 
existing and proposed detached condominium developments, which are more similar to 
single family developments than multifamily developments, to conform to development 
standards because under the proposed changes, the setbacks could be sited slightly 
differently (as the setbacks provide minimums), but would provide for the same type, 
scale, height, and density of development as the approved PDP.  
 
Transportation and Circulation:   The Planned Development EIR identified traffic impacts 
in the form of fair share contributions to roadway improvements requirements related to 
internal street access, which were implemented and no longer applicable to the Planned 
Development. Furthermore, the reduction in commercial square footage was re-analyzed 
and determined to reduce vehicular trips generated at build out of the PDP by 7,177 trips 
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per day. Accordingly, the changes to the PDP were determined not to increase impacts 
related to traffic. 
 
Air Quality: The proposed Project will shift the location of residential units and reduce the 
commercial square footage at build out by 135,962 square feet and as a result lead to a 
reduction in emissions from not constructing commercial buildings. The reduction in 
commercial uses would result in a reduction of 7,177 vehicular trips per day.  Therefore, 
it is anticipated that the same types of air quality emissions would be generated by 
construction and operation of the amended Planned Development because the overall 
square footage of construction area would be reduced, and operational vehicular trips 
would be reduced with implementation of the Project.  
 
Water Service. The reduction in the commercial square footage would reduce the amount 
of water required by the Planned Development by 10,920 gallons per day although the 
same areas would be developed under the amended PDP and an increase in water 
supplies would continue to be required for the build out pursuant to the proposed PDP 
amendment. With the removal of the commercial square footage, the demand for water 
supplies would be reduced by the amended PDP and no new or substantially greater 
impacts related to water service would occur.  
 
Wastewater Service. The reduction in the commercial square footage would reduce the 
amount of wastewater generated by the Planned Development. However, the same areas 
would be developed under the amended PDP, which would generate wastewater, and 
the Planned Development would continue to develop adequately sized infrastructure to 
accommodate wastewater treatment. Because the demand for wastewater service and 
capacity would be reduced by the amended PDP, no new or substantially greater impacts 
related to wastewater service would occur and the level of impact would remain 
unchanged.  
 
In addition, the amendment to the PDP will remove the Lytle Creek Waste Water 
Treatment Plant (WTP) option because the Glen Helen WTP was expanded and is 
operational. Thus, no additional wastewater treatment plant facilities would be developed, 
and no impacts related construction or operation of a WTP would occur from the proposed 
Project.  
 
Cultural Resources: The Previously approved Planned Development identified that the 
PDP area is sensitive for historic resources and that a portion of the 1932 Fontana Union 
Water Company Spreading Grounds (SBR-6706H) is within the developable areas. 
Additionally, the Planned Development identified that the site of the 1920-1935 
Klein/Ellena Brothers Ranch complex (demolished circa 1983) was located proximal to 
the proposed right-of-way for North Entry Drive. The amended Planned Development will 
require a survey and monitoring of ground disturbance near potential resources, even 
though the previous mitigation measures have been implemented and the resources 
related to this mitigation were not determined to be located in PA 1 or PA 2.  
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Visual Resources/Aesthetics: The proposed amendment will change the type of 
development within PA 1 and PA 2 from 135,962 square feet of commercial to 78 multi-
family attached residential. The proposed amendments on the project site (PA 1 and PA 
2), which are adjacent to private land holdings that are not within forest lands, but will lead 
to the reduction in the square footage of commercial area, while not increasing the total 
number of residential units at build out.  Although the overall developed character and 
changes to views would occur as a result of the amendments contemplated by the Project, 
the proposed alteration of this area from commercial uses to residential uses leads to a 
reduction in effects because the proposed residential uses will incorporate landscaping 
and quality architectural designs that are similar to the other residential uses in the 
Planned Development.  
 
Code Compliance Summary: As noted above, the Project satisfies all applicable 
standards of the Development Code for development in the Planned Development, as 
illustrated in Table 2:  

 
Table 2: PROJECT CODE COMPLIANCE 

TABLE 6 

MULTI-FAMILY ATTACHED RESIDENTIAL DEVELOPMENT STANDARDS 

Maximum Housing Density (dwellings 
per acre) 

13 du/ac 

Maximum Structure Height 50 ft. 

Minimum Lot Size 10,000 sq. ft. 

Minimum Lot Coverage (building 
coverage) 

60% 

Maximum Lot Dimensions (width to 
depth ratio) 

1:3 

Lot Requirements: 

Minimum Lot Width 60 ft. 

Minimum Lot Depth 100 80 ft. 

Yard Setbacks: 

Front Yard Setback 25 10 ft. 

Side Yard Setback 
One Side 10 5 ft. 

Other Sides 5 ft. 

Street Side Yard 
Setback 

Local Street 15 10 ft. 

Collector Street 
or Larger 

25 15 ft 

Rear Yard Setback 15 10 ft. 
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Landscaping:  The conceptual landscape plan provides drought-tolerant landscaping, 
with a variety of trees, groundcover and shrubs, in compliance with the Planned 
Development guidelines.  The Project will meet Development Code requirements and 
have ample tree planting along street frontages entry corners, and street corners, in 
compliance with the Planned Development landscaping guide.   
 
Public Comments:  
Project notices were sent to surrounding property owners within 300 feet of the Project 
site, as required by Development Code Section 85.03.080.  No responses to the Project 
notice were received as of the date of this report.    
 

RECOMMENDATION: 
 
That the Planning Commission recommend to the Board of Supervisors to: 
 

1. ADOPT the Addendum to the Lytle Creek North Planned 
Development Environmental Impact Report; 

 
2. ADOPT the recommended Findings for approval of the Project;  
 
3. APPROVE a Revision to the Lytle Creek North Preliminary 

Development Plan to change Planning Area 1 from Commercial (C) 
to Multi-Family Attached Residential (MF) on a Commercial Overlay 
and Planning Area 2 from Commercial (C) to Multi-Family Attached 
Residential (MF) with a Commercial Overlay;   

 
4. APPROVE Tentative Tract Map 20250 to create 78 condominium 

units on ten (10) lots, including two (2) lettered lots for required 
amenities on a 10.7 acre site; 

 
5. APPROVE the Final Development Plan for Tentative Tract Map 

20250 to create 78 condominium units on ten (10) lots, including two 
(2) lettered lots for required amenities on a 10.7 acre site; and 

 
6. DIRECT the Clerk of the Board to file the Notice of Determination. 

 
ATTACHMENTS: 

 
EXHIBIT A: Findings 
EXHIBIT B Conditions of Approval  
EXHIBIT C Letter of Intent  
EXHIBIT D: Preliminary Development Plan 
EXHIBIT E: Tentative Tract Map 20250 
EXHIBIT F: Addendum to EIR 
EXHIBIT G:   Site Plan and Plans 
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FINDINGS:  PLANNED DEVELOPMENT 
 
A Revision to the Lytle Creek North Planned Development (Planned Development) to 
change Planning Areas 1 and 2 from Commercial (C) to Multi-Family (MF), in conjunction 
with a Final Development Plan and Tentative Tract Map 20250 to subdivide a 10.75 acre lot 
into nine (9) lettered lots for streets and open areas, and ten (10) lots for a proposed 
seventy-eight (78) unit detached condominium development, located at the north east 
corner of Glen Helen Parkway and Sycamore Creek Drive in the Lytle Creek North Planned 
Development (Project).  

 
Required findings. Before approving a request for a Planned Development Permit, the 
review authority shall first find that all of the following are true: 

 

1. The proposed development is consistent with the General Plan and any 
applicable plan.  

 
The Lytle Creek North Planned Development (Planned Development) was approved by the 
Board of Supervisors on December 4, 2001, and allowed for a maximum of 2,234 single 
family dwelling units on 420 acres, a maximum of 172 multi-family dwelling units on 12.3 
acres, 44.5 acres of commercial (including office and light industrial uses), an elementary 
school on 10 acres, a sewage treatment plant, an 8–acre park, a 21-acre passive park, and 
75.3 acres of open space on a total of 645.4 acres. The Planned Development Permit 
provided for either a maximum of 2,466 dwelling units on approximately 442.3 acres if no 
elementary school was developed on the project site, or a maximum of 2,406 homes with 
the school.  

 
The 10.75-acre Project is being developed as a revision to a previously approved Planned 
Development for Lytle Creek North. Ultimately, the Project will accommodate a 78-unit 
development, a pocket park and dog park.  This P r o j e c t  is the final development in the 
Planned Development will ensure that job expansion and housing production occur at a 
targeted pace, resulting in controlled, balanced growth. 

 
The proposed Planned Development Preliminary Development Plan and Final Development 
Plan are consistent with the goals and policies of the County General Plan. Specifically, the 
proposed Project fulfills the General Plan land use goal of providing a harmonious mix of 
residential, commercial and industrial land uses that generate positive tax revenue.  

 
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 all landscaping, loading areas, open spaces, parking 
areas, setbacks, walls and fences, yards, and other required features.  

 
The proposed General Plan Amendment, changing the Land Use District in the Planned 
Development from Commercial (C) to Multi-Family (MF), has been determined to be 
appropriate, based on the following: The proposed Project is a revision to a Planned 
Development that provides a mix of residential, commercial, industrial, recreational and 
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infrastructure uses.  The Project site lies adjacent to the Glen Helen Parkway, and the 
development regulations provide appropriate development standards and compatibility 
between the proposed development and surrounding land uses.  
 
The physical characteristics of the site have been adequately assessed and the site for the 
proposed development is of adequate size and shape to accommodate the proposed uses 
and all yards, open spaces, setbacks, walls and fences, parking areas and other required 
features. This assessment is specified in detail by the revised Preliminary and Final 
Development Plans which are incorporated herein by reference. 

 
3. The site for the proposed development has adequate access, in that the site 

design and development plan conditions consider the limitations of existing 
streets and highways and provides improvements to accommodate the 
anticipated requirements of the proposed development.  
 
The proposed Project has adequate access from Glen Helen Parkway by means of two 
entryways. The Preliminary and Final Development Plans and the conditions of approval 
ensure provision of improvements on-site and off-site to provide adequate access to and 
throughout the Project site. 

 
4. Adequate public services and facilities exist, or will be provided, in compliance 

with the conditions of 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. 

 
Adequate public services and facilities will be provided in accordance with provisions of the 
Preliminary Development Plan, Addendum to the Environmental Impact Report (EIR), and 
through conditions of approval/mitigation measures to serve the proposed Planned 
Development. Approval of the proposed Project will not result in a reduction of such public 
services to properties in the vicinity, to the detriment of public health, safety and welfare.  

  
5. The proposed development, as conditioned, will not have a substantial adverse 

effect on surrounding property or their allowed use, and will be compatible with 
the existing and planned land use character of the surrounding area.  

 
The proposed Preliminary and Final Development Plans, as conditioned, will not have a 
substantial adverse effect on surrounding property or the permitted use thereof, and will be 
compatible with the existing and planned land use character of the surrounding area.  

 
6. The improvements required by the proposed conditions of development plan 

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. 
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The improvements required per the conditions of Preliminary and Final Development Plan 
approval, and the manner of development proposed were adequately addressed in the 
Planned Development Final EIR—the changes to the land use map is adequately addressed 
in the addendum to the EIR.   In the EIR and Addendum, all natural and man-made hazards 
associated with the proposed development and the project site are appropriately analyzed. 
 

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 than that which would be achieved through the application of conventional 
development standards.  
 
The previously approved Preliminary Development Plan for the Lytle Creek North Planned 
Development contains more efficient use of land and an excellence of design greater than 
that which could be achieved through application of the Development Code. The revised 
Preliminary Development Plan contains site-specific land use regulations and development 
standards that replace or augment standard County General Plan and Development Code 
provisions. The revised Preliminary Development Plan also contains community design 
standards and architectural guidelines that are more comprehensive community theme 
master planning than is possible within the standard framework of the County General Plan 
and Development Code. 
 

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 amenities may include landscaping, private open space, 
private or separated entrances, etc.  
 
The Project proposes a change to Planning Area (PA) 1 and 2 from Commercial (C) to multi-
family (MF) with a Commercial (C) overlay.  The change in the land use designation in PA 1 
and 2 on the 10.75-acre site will allow for the development of 78 detached condominiums on 
ten lots with two lettered lots.  The Commercial Overlay allows for commercial development 
on the additional 1.6 acres of PA 2 if Multi-Family Attached Residential units are not developed 
within that PA.  In the event Multi-Family Attached Residential units are not developed within 
PA 2, the Preliminary Development Plan is designed in a manner that will buffer residential 
uses from commercial uses by incorporation of design elements.  
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TENTATIVE TRACT MAP FINDINGS: 

 
The findings, in accordance with Section 87.02.060 of the San Bernardino County 
Development Code, and the State Subdivision Map Act (Government Code Section 66410 
et. seq.), to approve P201900092/Revision  - Lytle Creek North, are as follows: 
 
1. The proposed map, subdivision design, and improvements are consistent with the 

General Plan, any applicable Community Plan, and any applicable Specific Plan. 
 
The proposed subdivision, together with the provisions for its design and improvements is 
consistent with the General Plan and Revision to the Lytle Creek North Planned Development, 
as it provides for development according to standards and design guidelines of the proposed 
revisions to the Development Plan 

 
2. The site is physically suitable for the type and proposed density of development. 

 
The site is physically suitable for the type and proposed density of development because all 
physical constraints of the site, including access, circulation and drainage, have been 
recognized and mitigated with appropriate conditions of approval.  

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

cause substantial environmental damage or substantially and avoidably injure fish 
or wildlife or their habitat. 
 
The potential environmental effects of the proposed Tentative Tract Map have been analyzed 
in an Addendum to the Final EIR (SCH #99051013), which determined the Project to have no 
adverse effects on the environment.  

 
4. The design of the subdivision or type of improvements is not likely to cause serious 

public health or safety problems. 
 
The design of the subdivision or the type of improvements is not likely to cause serious public 
health problems, because the conditions of approval for the proposed map and the related 
Preliminary and Final Development Plans require compliance with County health and safety 
standards. 

 
5. The design of the subdivision or the type of improvements will not conflict with 

easements acquired by the public at large for access through or use of, property 
within the proposed subdivision. 
 
The design of the subdivision or the type of improvements will not conflict with easements 
acquired by the public at large for access through or use of property within the proposed 
subdivision, because the conditions of approval require any conflicts to be resolved prior to 
recordation. 
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6. The discharge of sewage from the proposed subdivision into the community sewer 
system will not result in violation of existing requirements prescribed by the 
California Regional Water Quality Control Board. 
 
The improvements required per the conditions of Preliminary and Final Development Plan 
approval, and the manner of development proposed adequately address all natural and man-
made hazards associated with the proposed development and the project site, including but 
not limited to flood, seismic, biotic and fire  hazards.  A preliminary Water Quality Management 
Plan and Drainage study were approved for the Project site. 

 
7. The design of the subdivision provides, to the extent feasible, passive or natural 

heating and cooling opportunities. 
 
The design of the proposed subdivision provides, to the extent feasible, passive or natural 
heating and cooling opportunities, as encouraged by the Preliminary Development Plan. 

 
8. The proposed subdivision, its design, density, and type of development and 

improvements conforms to the regulations of this Development Code and the 
regulations of any public agency having jurisdiction by law. 
 

The proposed subdivision, its design, density and type of development and improvements 
conforms to the regulations of this Development Code and the regulations of any public 
agency having jurisdiction by law. The proposed subdivision design meets the minimum 
lot size, depth, width, and gross acreage requirements of the revised Lytle Creek North 
Planned Development Multi Family Zone. Agencies having jurisdiction by law have 
reviewed the proposed subdivision and have provided conditions of approval to ensure 
regulations of the Development Code and any applicable federal, state, and local laws 
are met. 
 

ENVIRONMENTAL FINDING: 
 

The potential environmental effects of the proposed Project have been analyzed in an 
addendum to the Final EIR (SCH #99051013). The addendum determined that the FEIR 
for the Lytle Creek North Planned Development analyzed all impacts of the proposed Project, 
as modified by the proposed Revision (P201900092) and that the Revision would not 
result in any new or increased significant impacts not already analyzed in and fully 
covered by the previously certified FEIR; that there have been no changed circumstances 
or new information of substantial importance, within the meaning of Public Resources 
Code section 21166 and CEQA Guidelines section 15162, from the time the FEIR was 
certified to the date of this approval of the proposed Revision that would require revisions 
to the FEIR or otherwise result in new or increased significant impacts or change any of 
the FEIR’s analysis or conclusions regarding mitigation measures or Project alternatives; 
that the foregoing findings are based on substantial evidence in the administrative record, 
which includes but is not limited to the FEIR, addendum to the FEIR and all associated 
documents and documents referenced therein; and that the County exercised 
independent judgment in making this determination.   
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CONDITIONS OF APPROVAL 
Lytle Development Company/Lennar Homes (PA1&2 Condominium Development) 

Tentative Tract Map 20250 and Revision to Planned Development 
 

GENERAL REQUIREMENTS 
Conditions of Operation and Procedure 

[Subject to Condition Compliance Release Form (CCRF) signatures] 
 
LAND USE SERVICES DEPARTMENT– Planning Division (909) 387-8311  
 
1. Project Description.  The County conditionally approves the proposed a revision to the Lytle Creek North Planned 

Development to change  planning areas 1 and 2 from commercial (C) to multi-family (MF), in conjunction with Tentative 
Tract 20250 to subdivide a 10.75 acre lot into nine (9) lettered lots for streets and open areas, and ten (10) lots for a 
proposed seventy-eight (78) unit detached condominium development, located at the northeast corner of Glen Helen 
Parkway and Sycamore Creek Drive in the Lytle Creek North Planned Development., in compliance with the San 
Bernardino County Code (SBCC), California Building Codes (CBC), applicable fire code, and the following conditions of 
approval, the approved tentative tract map and all other required and approved reports and/or displays (e.g. elevations).   

 
The developer shall provide a copy of the approved conditions and the site plan to every current and future Project tenant, 
lessee, and property owner to facilitate compliance with these Conditions of Approval and continuous use requirements 
for the Project Site. Assessor Parcel Number: 1116-011-13 AND 14; P201900092. 

 
2. Concurrent Filings.  The project includes a Revision to a Planned Development, and Tentative Tract Map and a 

Preliminary and Final Development Plan for a 78-unit detached condominium project. 
 

3. Project Location.  The project is located at the northeast corner of Glen Helen Parkway and Sycamore Creek Drive, in the 
unincorporated area of San Bernardino (Second Supervisorial District). 

 
4. Revisions.  Any proposed change to the approved Tentative Tract Map and/or the conditions of approval shall require 

that an additional land use application (e.g. Revision to an Approved Action) be submitted to County Planning for review 
and approval 

 
5. Indemnification.  In compliance with SBCC §81.01.070, 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.  
 

6. Expiration.  This conditional approval shall become null and void unless all conditions have been completed and the 
Tentative Map has been deemed complete by the County Surveyor for purposes of recordation within thirty–six (36) 
months following the effective approval date, unless an extension of time is granted.   
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PLEASE NOTE:  This will be the ONLY notice given of the approval expiration date.  The “developer” is responsible for 
initiation of any extension request 
 

7. Continuous Effect/Revocation.  All of the conditions of this project approval are continuously in effect throughout the 
operative life of the project for all approved structures and approved land uses/activities.  Failure of the property owner 
or developer to comply with any or all of the conditions at any time may result in a public hearing and possible revocation 
of the approved land use, provided adequate notice, time and opportunity is provided to the property owner, developer 
or other interested party to correct the non-complying situation. 

 
8. Extension of Time.  Where circumstances cause delays, which do not permit compliance with the required recordation 

time limit, the developer may submit for review and approval an application requesting an extension of time.  County 
Planning may grant such requests for extensions of time in compliance with the State Map Act Section 66452.6.  An 
Extension of Time may be granted upon a successful review of an Extension of Time application, which includes a 
justification of the delay in recordation, a plan of action for completion and submittal of the appropriate fee, not less than 
30 days prior to the expiration date.  The granting of an extension request is a discretionary action that may be subject 
to additional or revised conditions of approval.  

 
9. Project Account.  The Project account number is P201900092. This is an actual cost project with a deposit account to 

which hourly charges are assessed by various county agency staff (e.g. Land Use Services, Public Works, and County 
Counsel).  Upon notice, the “developer” shall deposit additional funds to maintain or return the account to a positive 
balance.  The “developer” is responsible for all expense 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 $1,000.00 must be in the project account at the time the Condition Compliance Review 
is initiated.  Sufficient funds must remain in the account to cover the charges during each compliance review.  All fees 
required for processing shall be paid in full prior to final inspection, occupancy and operation of the approved use. 
 

10. Condition Compliance.  Condition compliance confirmation for purposes of the Final Map recordation will be coordinated 
by the County Surveyor. 

 
11. Development Impact Fees.  Additional fees may be required prior to issuance of development permits.  Fees shall be 

paid as specified in adopted fee ordinances. 
 
12. State and Federal Endangered Species Act. This approval does not relieve the property owner or project proponent of 

responsibility to comply with State and Federal Endangered Species Acts. If any sensitive species are identified during 
grading, building or land disturbing activity, all on-site activities must cease, the California Department of Fish and 
Wildlife (CDFW) and/or U.S. Fish and Wildlife Service (USFWS) (as applicable) must be contacted to discuss specific 
mitigation measures and to obtain the necessary incidental take permits. Proof of an incidental take permit from the 
appropriate agency, or letter stating a permit is not required, must be furnished to the Planning Division. All mitigation 
measures must be agreed upon and implemented prior to construction activity resuming.  

 
13. Cultural Resources. During grading or excavation operations, should any potential paleontological or archaeological 

artifacts be unearthed or otherwise discovered, the San Bernardino County Museum shall be notified and the uncovered 
items shall be preserved and curated, as required.  For information, contact the County Museum, Community and 
Cultural Section, telephone (909) 798-8570. 

 
14. 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) FEDERAL: None 
b) STATE: Santa Ana Regional Water Quality Control Board, Air Quality Management District, State Fire Marshal 
c) COUNTY: Land Use Services Department; Public Health-Environmental Health Services (DEHS), Department 

of Public Works, Special Districts AND 
d) LOCAL: None 

 
15. Construction Hours.  Construction will be limited to the hours of 7:00 a.m. to 7:00 p.m., Monday through Saturday in 

accordance with the County of San Bernardino Development Code standards. 
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16. 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, including during 
construction. 

 
17. Condition Compliance.  In order to obtain construction permits for grading, building, final inspection and tenant 

occupancy for each approved building, 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 its 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. 
 

18. GHG – Operational Standards.  The developer shall implement the following as greenhouse gas (GHG) mitigation during 
the operation of the approved project: 

a) Waste Stream Reduction.  The developer shall provide to all tenants and homeowners County-approved 
informational materials about methods and need to reduce the solid waste stream and available recycling services.  

b) Vehicle Trip Reduction.  The developer shall provide to all tenants and homeowners County-approved informational 
materials about the need to reduce vehicle trips and the program elements this project is implementing.  Such 
elements may include: participation in established ride-sharing programs, creating a new ride-share employee 
vanpool, and/or providing a web site or message board for coordinating rides.   

c) Provide Educational Materials.  The developer shall provide to all tenants and homeowners education materials 
and about reducing waste and available recycling services. The education materials shall be submitted to County 
Planning for review and approval.  

d) Landscape Equipment. The developer shall require in the landscape maintenance contract and/or in onsite 
procedures that a minimum of 20% of the landscape maintenance equipment shall be electric-powered. 

 
19. Improvements. All improvements, including but not limited to, landscaping, fencing, walls, ditches, sewer/wastewater 

treatment, open space, detention basins and related pumping systems, parkways, walkways, medians, trails and 
streetlights, shall be maintained in good condition by the master developer or individual tract owner/developer until such 
improvements are conveyed to individual property owners, or until an association or public agency accepts the 
maintenance responsibility. 

 
20. MMRP.  Implementation of the mitigation measures required for the Lytle Creek North Planned Development shall be 

verified according to the methods specified in the Mitigation Monitoring and Reporting Program (MMRP) of the certified 
EIR (SCH #99051013).  

 
21. Development Standards. All land use regulations and development standards, including minimum lot sizes, setbacks 

and height standards, shall be as established in the Preliminary Development Plan text. The County Development Code 
shall govern any standard not specified in the Preliminary Development Plan text. 

 
22. Improvement Maintenance. All improvements, including but not limited to, landscaping, fencing, walls, ditches, 

sewer/wastewater treatment, open space, detention basins and related pumping systems, parkways, walkways, medians, 
trails and streetlights, shall be maintained in good condition by the master developer or individual tract owner/developer 
until such improvements are conveyed to individual property owners, or until an association or public agency accepts the 
maintenance responsibility. 

 
23. Tree Maintenance. Any trees proposed to be planted in street rights-of-way (parkways and medians) shall be maintained 

by CFD 2006-1, or a Home Owner’s Association, subject to the approval of the Public Works Department. 
 
24. Expiration. This Project permit approval shall expire and become void if it is not “exercised” within three years of the 

effective date of this approval, unless an extension of time is granted.  The permit is deemed exercised when either. 
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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 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. 

• Building and Safety does not issue construction permits for all or part of the Project or the construction permits 
expire before the completion of the structure and the final inspection approval. 

• The County determines the land use to be abandoned or non-conforming. 

• The County determines that the land use is 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 expiration date.  The developer is responsible for initiation of 
any Extension of Time application. 

 
25. Continuous Maintenance.  The Project property owner 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 property owner 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. 

• Annual Maintenance and Repair. The developer shall conduct inspections for any structures, fencing/walls, 
driveways, and signs to assure proper structural, electrical, and mechanical safety. 

• Graffiti and Debris.  The developer shall remove graffiti and debris immediately through weekly maintenance. 

• Dust Control. The developer shall maintain dust control measures on any undeveloped areas where landscaping 
has not been provided. 

• Erosion Control.  The developer shall maintain erosion control measures to reduce water runoff, siltation, and 
promote slope stability. 

• Metal Storage Containers.  The developer shall NOT place metal storage containers in Fire Lanes. 

• Signage.  The developer shall maintain all on-site signs, including posted area signs (e.g. “No Trespassing”) in a 
clean readable condition at all times.  The developer shall remove all graffiti and repair vandalism on a regular 
basis. Signs on the site shall be of the size and general location as shown on the approved site plan or 
subsequently a County-approved sign plan.. 

• Fire Lanes. The developer shall clearly define and maintain in good condition at all times all markings required 
by the Fire Department, including “No Parking" designations and “Fire Lane” designations. 

 
26. Signs. This conditional approval does not include signs.  The developer must apply for any free-standing or attached sign, 

which must be permitted in accordance with SBCC Chapter 7, Sign Regulations and in compliance with the Conditions 
of Approval. 

 
27. Mitigation Measure No. 4.8.1:  Law Enforcement.  During construction, private on-site security measures shall be 

provided to augment public law enforcement efforts directed toward limiting criminal occurrences, assisting in traffic 
control, and minimizing unauthorized access to construction areas. On-site security measures may include, but are not 
limited to: (1) the provision of on-site security personnel during hours when construction activities are not being performed; 
(2) the temporary fencing of construction sites and the securing of all construction equipment and machinery; and (3) the 
provision of low-level security lighting.  Prior to the issuance of building permits for the first dwelling units within any final 
tract map area and prior to the issuance of any building permit for any commercial structures, the project proponent, 
working in cooperation with the local law enforcement agency, shall determine the appropriate response to each such 
project. All identified measures shall become enforceable conditions of approval imposed upon each such project. 

 
28. Mitigation Measure No. 4.11.1: Areas that have been mass graded to accommodate later development upon which no 

project is immediately imminent shall be hydro-seeded or otherwise landscaped with a plant palette incorporating native 
vegetation and shall be routinely watered to retain a landscape cover thereupon pending the area’s subsequent 
development 
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LAND USE SERVICES DEPARMENT – Code Enforcement Division (909) 387-8311   
 
29. 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 pursuant to the SBCC Schedule of Fees. 
 
30. 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 all Russian thistle 
(tumbleweeds). 

 
LAND USE SERVICES DEPARTMENT– Land Development Division – Drainage Section (909) 387-8311 

 
31. Tributary Drainage.  Adequate provisions should 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. 

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

 
33. 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. 

 
34. Erosion Control Installation.  Erosion control devices must be installed and maintained at all perimeter openings and 

slopes throughout the construction of the project.  No sediment is to leave the job site. 
 

35. 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 ensure 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. 

 
COUNTY FIRE DEPARTMENT – Community Safety Division (909) 386-8465 

 
36. 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 applicant 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. 
[F01] 
 

37. Construction Permits -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 is commenced. 
Suspension or abandonment shall mean that no inspection by the Department has occured with 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 shall be first obtained and the fee to recommence work shall be one-half the fee for the 
new permit for such work, 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 made in writing PRIOR TO the expiration date justifying the reason that 
the Fire Condition Letter should be extended. [EXPNOTE] 

 
DEPARTMENT OF PUBLIC WORKS – SOLID WASTE DIVISION (909) 386-8762   
 
38. Franchise Hauler Service Area – This project falls within a County Franchise Area. If subscribing for the collection and 

removal of construction and demolition waste from the project site, all developers, contractors, and subcontractors shall 
be required to receive services through the grantee holding a franchise agreement in the corresponding County Franchise 
Area (Burrtec-Jack’s Disposal). 
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39. Recycling Storage Capacity – The developer shall provide adequate space and storage bins for both refuse and recycling 

materials. This requirement is to assist the County in compliance with the recycling requirements of Assembly Bill (AB) 
2176. 

 
40. 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 waste a week or is a multi-family residential dwelling of 5 units 
or more are required to arrange for recycling services. The County is required to monitor commercial recycling and will 
require businesses to provide recycling information. This requirement is to assist the County in compliance with AB 341. 

 
41. Mandatory Commercial Organics Recycling – As of January 1, 2019, AB 1826 (Enacted October 2014) requires 

businesses that generate four (4) cubic yards of solid waste per week to recycle their organic waste. 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 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; however, they are 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.  
 

LAND USE SERVICES DEPARTMENT– Planning Division (909) 387-8311 
 
42. Fees. All fees required under job number P201700019 shall be paid in full. 
 
43. CC&R’s. The CC&R’s shall be submitted for review and approval by the County Planning Division.  The approved CC&R’s 

shall be recorded concurrently with the final map and a recorded copy submitted to the County Planning Division.  
  

44. Home Owners Association. A Homeowners Association (HOA), or other entity approved by Planning, shall be established 
for the purpose of maintenance of all common areas.  A copy of the by-laws shall be submitted for review and approval 
to the County Planning Division. Provide and record a reciprocal agreement to assure maintenance of all common areas, 
including landscaping, site access points and off-street parking areas, and to assure common ingress and egress between 
parcels.   

 
45. Landscaping Plans. The developer shall submit and obtain approval of three sets of a Landscape Documentation 

Package, prepared by a Certified Landscape Professional in compliance with SBCC Chapter 83.10, Landscape 
Standards, and in compliance with the State Model Water Efficient Landscape Ordinance, as well as the East Valley Area 
Plan requirements.  At a minimum, landscaping shall be in the required setbacks along the street frontages, adjacent to 
the structures, and within the parking areas.  Planting plans shall utilize indigenous plant material, when possible, to 
minimize water consumption.   

 
46. Streetlights.  This project lies within the sphere area of County Service Area SL-1. If streetlighting is required, annexation 

to the district or formation of an improvement zone within CSA 70 GH will occur and the developer is requirement to 
provide the street lighting plans, plan check fees and (3) three-year advanced energy charges for review and 
approval.  Development plans are to be submitted to the Special Districts Department at 157 W. 5th St., 2nd Floor, San 
Bernardino, CA 92415-0450.  For additional information regarding annexation or street light plans, please call Special 
Districts Department, Lien Administration Section at (909) 387-5829 or Streetlighting Section at (909) 387- 9617 

 
47. Public Disclosure Notice. A public disclosure notice should be prepared to be included with property title reports and 

related disclosure documents for individual home sales. This notice shall disclose the following: The nature of existing 
land uses surrounding the project site, the events and traffic associated with the Blockbuster Pavilion, the nature of 
activities at the Sheriff’s Academy and Glen Helen Rehabilitation Center, the presence of the Southern California Gas 
Company’s high pressure natural gas line, and the noise, dust and other potential nuisances associated with the adjacent 
mining activity. 

 
48. Mitigation Measure No. 4.1.5: Prior to the approval of any final subdivision map for projects or building permit proposed 

within the project site, including the initial subdivision of the project site into distinct planning areas, the applicant shall 
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submit documentation demonstrating the availability and sufficiency of water and wastewater services and systems to 
accommodate the totality of demands generated within that planning area. 

 
49. Mitigation Measure No. 4.2.1: Prior to the recordation of any final subdivision map and prior to the issuance of any 

grading or building permit for any on-site land uses, a subsequent site-specific and design-specific geotechnical and 
geologic report, including rock fill guidelines, shall be submitted to and, when acceptable, approved by the County 
documenting the feasibility of each proposed use and the appropriate geotechnical, geologic, and seismic conditions 
associated with that use.  Unless otherwise modified by the County, any conditions, recommendations, or mitigation 
measures contained therein including, but not limited to, the avoidance of all proposed development activities within the 
Alquist-Priolo Earthquake Fault Zone, shall become conditions of approval for the requested use. 

 
50. Mitigation Measure No. 4.9.4: Water Service.  If additional water reservoirs, ground water extraction wells, or 

transmission facilities, beyond those indicated in the Applicant’s PDP are required at an off-site location, prior to the 
approval of those actions, the County, the water purveyor(s), or such other public agency(ies) as may be responsible for 
the entitlement of those facilities shall, to the extent required, initiate further environmental review to ascertain compliance 
under CEQA. Examples of instances where no further review may be required include those circumstances in which such 
additional facilities are confined to an existing public right-of-way or other previously disturbed area containing other public 
facilities. 

 
PRIOR TO TENTATIVE TRACT MAP RECORDATION 

The Following Shall Be Completed 

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

 
51. Water Purveyor.  The water purveyor shall be West Valley Water District. 
 
52. Water Verification.  Applicant shall procure a verification letter from the water agency with jurisdiction. This letter shall 

state whether or not water connection and service shall be made available to the project by the water agency.  This letter 
shall reference the File Index Number and Assessor’s Parcel Number. 

 
53. Sewage Disposal.  Method of sewage disposal shall be Special Districts CSA 70 GH. 
 
54. Sewer Verification.  Applicant shall procure a verification letter from the sewering agency with jurisdiction.  This letter shall 

state whether or not sewer connection and service shall be made available to the project by the sewering agency.  The 
letter shall reference the File Index Number and Assessor’s Parcel Number.  

 
55. Installation/Finance of Waste Water Treatment Plant.  The following are the steps that must be completed to meet the 

requirements for installation and/or finance of the on-site/off-site water system and/or sewer system. 
 
a) Where the water and/or sewer system is to be installed prior to recordation, it is the developer’s responsibility to 

submit to the PUBLIC WORKS DEPARTMENT, SURVEYOR DIVISION, a copy of the approved plan and a signed 
statement from the utility of jurisdiction confirming that the improvement has been installed and accepted. 

b) Where a bond is to posted in lieu of installation of the improvement, the developer shall submit the approved plans 
and determined amount or a signed statement from an acceptable governmental entity, that financial arrangements 
have been completed and submitted to the PUBLIC WORKS DEPARTMENT, SURVEYOR DIVISION. 

c) Where the water and/or sewer system is to be installed prior to recordation, submit a signed statement to DEHS from 
the approved utility of jurisdiction confirming the improvement has been installed and accepted. 

d) Where a bond is to be posted in lieu of installation of the improvement, the developer shall submit evidence of financial 
arrangements agreeable to the water purveyor and/or sewering entity to DEHS for review and approval. 

 
56. Preliminary Acoustic Information.  Submit preliminary acoustical information demonstrating that the proposed project 

maintains noise levels at or below San Bernardino County Noise Standard(s), San Bernardino Development Code 
Section 87.0905(b).  The purpose is to evaluate potential future on-site and/or adjacent off-site noise sources.  If the 
preliminary information cannot demonstrate compliance to noise standards, a project specific acoustical analysis shall 
be required.  Submit information/analysis to the DEHS for review and approval.  For information and acoustical   checklist, 
contact DEHS at (800) 442-2283. 
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57. Existing Wells.  If wells are found onsite then, evidence shall be provided that all wells are (1) properly destroyed under 

permit from that Country OR (2) constructed to DEHS standards, properly sealed and certified to the County as 
inactivated OR (3) constructed to DEHS standards and meet the quality standards for the proposed use of the water 
(industrial and/or domestic).  Evidence shall be submitted to DEHS/Water Section for approval.  Contact DEHS/Water 
Section for approval.  Contact DEHS/Water Section for more information at (800) 442-2283. 

 
58. Mitigation Measure No. 4.9.2:  Water Service.  Prior to the approval of the first final subdivision map, including the 

subdivision of the project site into specific planning areas, the Applicant shall submit and, when acceptable, the County 
shall accept a detailed water study for the purpose of accurately quantifying the precise water supply and storage 
requirements associated with the proposed project.  The project’s water supply and storage requirements shall be based 
on information provided by the San Bernardino County Fire Department and the water agency(ies) from whom water 
service will be provided. 

 
59. Mitigation Measure No. 4.9.3: Water Service. Prior to the approval of the first final subdivision map, including the 

subdivision of the project site into specific planning areas, the Applicant shall submit and, when acceptable, the County 
shall accept a “will serve” letter from the water purveyor(s) from whom potable water will be supplied demonstrating, to 
the satisfaction of the County, that sufficient water resources will be available to all phases of the proposed project in a 
manner and within a time period consistent with the demand for those resources. The "will serve" letter shall indicate that 
sufficient transmission facilities are available to accommodate those flow requirements or their construction is planned 
and will be phased in a manner consistent with the build-out of the project site. If presently unavailable, the water purvey(s) 
shall identify the projected date when such facilities will be available and the manner in which those facilities will be 
financed and constructed.  No final inspection or use and occupy permit shall be issued by the County for any use 
thereupon pending the receipt of information, acceptable to the County, that such system is in place and fully operational.  
If water service is to be phased, prior to the approval of each successive tentative map, additional "will serve" letters shall 
be submitted indicating that sufficient water service is available to accommodate both the water needs generated by the 
proposed use(s) and the water requirements of such other uses as may have been previously approved on the site. 

 
60. Mitigation Measure No. 4.9.4:  Water Service.  If additional water reservoirs, ground water extraction wells, or 

transmission facilities, beyond those indicated in the Applicant’s PDP are required at an off-site location, prior to the 
approval of those actions, the County, the water purveyor(s), or such other public agency(ies) as may be responsible for 
the entitlement of those facilities shall, to the extent required, initiate further environmental review to ascertain compliance 
under CEQA.  Examples of instances where no further review may be required include those circumstances in which 
such additional facilities are confined to an existing public right-of-way or other previously disturbed area containing other 
public facilities. 

 
61. Mitigation Measure No. 4.9.5:  Wastewater Service. Prior to the approval of the final subdivision map dividing the 

project site into distinct planning areas, the Applicant shall prepare and, when  acceptable, the County shall approve a 
“Reclaimed Water System Improvement Plan” demonstrating the method proposed for the on-site and off-site utilization 
of treated effluent from the project’s wastewater treatment plant and the precise uses for those waters. The improvement 
plan shall include an engineering analysis indicating the anticipated quantity of reclaimed waters to be generated and 
consumed during both dry and wet weather average day conditions, indicating the projected quantity and method of 
disposal for those surplus water available during each monthly period, and including projections concerning any changes 
that may occur over the life of the project (e.g., as the plant expands and the general project area intensifies).  During 
those periods when discharge to Lytle Creek channel or to a bypass pipeline extending beyond the groundwater basin is 
predicted, the engineering report shall identify the precise uses of those waters and present a quantification concerning 
what, if any, percentage of that planned discharge would be consumed for groundwater recharge and for all other 
beneficial purposes.  To the extent that the engineering analysis indicates that all reclaimed water will not be consumed 
through either direct application or for groundwater recharge, the report shall document why the further productive use of 
those waters is infeasible both at the time of the report’s publication and into the future.  

  
62. Mitigation Measure No. 4.9.6:  Solid Waste. Prior to the approval of any final maps for projects proposed upon the 

project site, excluding the initial subdivision of the project site into distinct planning areas, each project proponent shall 
prepare and, when acceptable, the County shall approve a "Solid Waste and Greenwaste Management Plan" for the area 
encompassed by that tentative map.  The solid waste management plan shall identify the project proponent's plans to 
reduce the amount of refuse generated by the proposed land use and shall promote the attainment of the waste reduction 
requirements established under the California Integrated Waste Management Act of 1989. The plan shall include, but is 
not necessarily limited to, a description of proposed actions to: (1) divert and/or recycle wastes associated with the 
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project's operations; (2) design standards for access to and location of trash container enclosures for multi-family and 
non-residential uses; (3) associated design elements to be included in each single-family residential project; and (4) 
greenwaste recycling or other landscape management plans for the reduction in the quantity of greenwastes requiring 
off-site disposal. 

 
LAND USE SERVICES DEPARTMENT– Building and Safety Division (909) 387-8311 
 
63. Geotechnical (Soil) Report:  A geotechnical (soil) report shall be submitted to the Building and Safety Division for review 

and approval by the County Geologist prior to recordation of the tract map. 
 
64. Geology Report:  A geology report shall be submitted to the Building and Safety Division for review and approval by the 

County Geologist prior to recordation of the tract map. 

LAND USE SERVICES DEPARTMENT– Land Development - Drainage (909) 387-8311 
 
65. Drainage Improvements.  A Registered Civil Engineer (RCE) 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 safety 
manner, which will not adversely affect adjacent or downstream properties in accordance to the Master Tract 15900 
conditions of approval. Submit drainage study for review and obtain approval.  A $550 deposit for drainage study review 
will be collected upon submittal to the Land Development Division. Deposit amounts are subject to change in accordance 
with the latest approved fee schedule. 

 
66. Drainage Easements.  Adequate San Bernardino County Drainage Easements (minimum fifteen [15] feet wide) shall be 

provided over the natural drainage courses, drainage facilities/or concentration of runoff from the site. Proof of recordation 
shall be provided to the Land Development Division. 

 
67. Topo Map.  A topographic map shall be provided to facilitate the design and review of necessary drainage facilities. 
 
68. Grading Plans. Grading and Erosion control plans shall be submitted for review and approval obtained, prior to 

construction. All Drainage improvements shall be shown on the Grading plans according to the approved Drainage study. 
Fees for grading plans will be collected upon submittal to the Land Development Division and are determined based on 
the amounts of cubic yards of cut and fill. Fee amounts are subject to change in accordance with the latest approved fee 
schedule. 
 

69. NPDES Permit.  An NPDES permit - Notice of Intent (NOI) - is required on all grading of one (1) acre or more prior to 
issuance of a grading/construction permit.  Contact your Regional Water Quality Control Board for 
specifics.  www.swrcb.ca.gov 

 
70. 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. 

 
71. On-site Flows.  On-site flows need to be directed to drainage facilities unless a drainage acceptance letter is secured from 

the adjacent property owners and provided to Land Development. 
 

72. WQMP.  A completed Water Quality Management Plan (WQMP) shall be submitted for review and approval obtained. A 
$2,650 deposit for WQMP review will be collected upon submittal to the Land Development Division. Deposit amounts 
are subject to change in accordance with the latest approved fee schedule. The report shall adhere to the current 
requirements established by the Santa Ana/Mojave Watershed Region. Copies of the WQMP guidance and template can 
be found at: (http://cms.sbcounty.gov/dpw/Land/WQMPTemplatesandForms.aspx) 

 
73. WQMP Inspection Fee.  The developer shall provide a $3,600 deposit to Land Development Division for inspection of the 

approved WQMP. Deposit amounts are subject to change in accordance with the latest approved fee schedule. 
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LAND USE SERVICES DEPARTMENT– Land Development - Roads (909) 387-8311 

 
74. Road Dedication/Improvements.  The developer shall submit for review and obtain approval from the Land Use Services 

Department the following dedications and plans for the listed required improvements, designed by a Registered Civil 
Engineer (RCE), licensed in the State of California.  

 
 “A” and “B” Street (Local Street – 50’) 

• Road Dedication.  A 50 foot grant of easement is required to provide a full-width right-of-way of 50 feet. 

 

• Street Improvements. Design 36 foot full width paved section with curb and gutter. 

• Sidewalks.  Design sidewalks per County Standard 109 Type “C”. 

• Curb Returns and Sidewalk Ramps.  Curb returns and sidewalk ramps shall be designed per County 

Standard 110.  Adequate easement shall be provided to ensure sidewalk improvements are within Public 

right-of-way. 

• Driveway Approach.  Design driveway approach per San Bernardino County Standard 128, and located 

per San Bernardino County Standard 130.  

75. Road Standards and Design.  All required street improvements shall comply with latest San Bernardino County Road 
Planning and Design Standards and the San Bernardino County Standard Plans. Road sections shall be designed to 
Valley Road Standards of San Bernardino County, and to the policies and requirements of the County Department of 
Public Works and in accordance with the General Plan, Circulation Element. 
 

76. Street Improvement Plans.  The developer shall submit for review and obtain approval of street improvement plans prior 
to construction. Final plans and profiles shall indicate the location of any existing utility facility or utility pole which would 
affect construction. Any utility affecting construction shall be relocated as necessary without cost to the County. Street 
improvement plans shall not be approved until all necessary right-of-way is acquired. 

77. Improvement Securities. Any required public road, drainage, and/or utility improvements for subdivisions shall be bonded 
in accordance with County Development code unless constructed and approved prior to recordation. All necessary fees 
shall be provided in accordance with the latest fee schedule. 

78. Maintenance Bond.  Once all required public road, drainage, and/or utility improvements have been constructed and 
approved, a maintenance bond for a period of one year shall be required to insure satisfactory condition of all 
improvements. Submit necessary fees, per the latest fee schedule, for new securities. 

79. Construction Permits.  Prior to installation of road and drainage improvements, a construction permit is required from 
County Public Works, Transportation Operations Division, Permit Section, (909) 387-8046,  as well as other agencies 
prior to work within their jurisdiction.  Submittal shall include a materials report and pavement section design in support of 
the section shown on the plans. Applicant shall conduct classification counts and compute a Traffic Index (TI) Value in 
support of the pavement section design. 

80. Encroachment Permits.  Prior to installation of driveways, sidewalks, etc., an encroachment permit is required from County 
Public Works, Transportation Operations Division, Permit Section, (909) 387-8046,  as well as other agencies prior to 
work within their jurisdiction. 

81. Soils Testing.  Any grading within the road right-of-way prior to the signing of the improvement plans shall be accomplished 
under the direction of a soils testing engineer.  Compaction tests of embankment construction, trench back fill, and all 
sub-grades shall be performed at no cost to San Bernardino County and a written report shall be submitted to the 
Transportation Operations Division, Permits Section of County Public Works, prior to any placement of base materials 
and/or paving. 

82. Open Roads/Cash Deposit. Existing County roads, which will require reconstruction, shall remain open for traffic at all 
times, with adequate detours, during actual construction.  A cash deposit shall be made to cover the cost of grading and 
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paving prior to issuance of road encroachment permit. Upon completion of the road and drainage improvement to the 
satisfaction of the Department of Public Works, the cash deposit may be refunded. 

83. Slope Easements and Tests.  Slope rights shall be dedicated, where necessary. Slope stability tests are required for road 
cuts or road fills per recommendations of the Geotechnical Engineer to the satisfaction of County Public Works. 

84. Turnarounds.  Turnarounds at dead end streets shall be in accordance with the requirements of the County Department 
of Public Works and Fire Department. 

85. Two Access Points.  A minimum two points of ingress/egress are required or alternative approved by County Fire 
Department. 

86. Street Type Entrance.  Street type entrance(s) with curb returns shall be constructed at the entrance(s) to the 
development. 

87. Transitional Improvements.  Right-of-way and improvements (including off-site) to transition traffic and drainage flows 
from proposed to existing, shall be required as necessary. 

88. Street Gradients.  Road profile grades shall not be less than 0.5% unless the engineer at the time of submittal of the 
improvement plans provides justification to the satisfaction of County Public Works confirming the adequacy of the grade. 

89. Road Improvements. All required on-site and off-site improvements shall be completed by the applicant, inspected and 
approved by County Public Works. Completion of road and drainage improvements does not imply acceptance for 
maintenance by the County. 

90. Structural Section Testing.  Prior to Occupancy, a thorough evaluation of the structural road   section, to include parkway 
improvements, from a qualified materials engineer, for the private roads shall be submitted to Land Development. 

91. Private Roads/Improvements Prior to occupancy, construction of private roads and private road related drainage 
improvements shall be inspected and certified by the engineer. Certification shall be submitted to Land Development by 
the engineer identifying all supporting engineering criteria. 

DEPARTMENT OF PUBIC WORKS – Surveyors Office (909) 387-8162 
 
92. Map Requirements. A Tentative and Final Map is required in compliance with the Subdivision Map Act and the San 

Bernardino County Development Code. 
 
93. Non-Interference Letter. Subdivider shall present evidence to the County Surveyor's Office that he has tried to obtain 

a non-interference letter from any utility company that may have rights of easement within the property boundaries. 
 
94. Easements. Easements of record not shown on the tentative map shall be relinquished or relocated. Lots affected by 

proposed easements or easement of record, which cannot be relinquished or relocated, shall be redesigned. 
 

95. Final Map Review. Review of the Final Map by our office is based on actual cost, and requires an initial $8,000.00 
deposit. Prior to recordation of the map all fees due to our office for the project shall be paid in full. 

 
96. Title Report. A current Title Report prepared for subdivision purposes is required at the time the map is submitted to 

our office for review. 
 

97. Final Monumentation. Final Monumentation, not set prior to recordation, shall be bonded for with a cash deposit to 
the County Surveyor’s Office as established per the current County Fee Ordinance on file with the Clerk of the Board. 

 
DEPARTMENT OF PUBIC WORKS – Traffic Division (909) 387-8186 

 
98. Street Names. Prior to recordation of the subdivision map, all street names shall be reviewed and approved by the 

Department of Public Works, Traffic Division pursuant to 87.06.050(j) of the Development Code. 
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SPECIAL DISTRICTS DEPARTMENT (909) 387-5967 
 
99. Tract Monuments. Tract monuments need to have an easement or lettered lot so CFD 2006-1 will have access to 

maintain. 
 

100. Annexation. Annexation to CFD 2006-1 is required prior to recordation. 
 
COUNTY FIRE DEPARTMENT–Community Safety Division (909)386-8400 

 
101. Fees. The required fire fees ($90.00) shall be paid to the San Bernardino County Fire Department.  Please contact our 

office at (909) 386-8400. This fee is in addition to fire fees that are paid to the City of Devore. [F40] 
 

PRIOR TO THE ISSUANCE OF GRADING PERMITS 
OR LAND DISTURBING ACTIVITY 
The Following Shall Be Completed 

 
LAND USE SERVICES DEPARTMENT – Building and Safety Division (909) 387-8311 
 
102. Retaining Wall Plans:  Submit plans and obtain separate building permits for any required walls or retaining walls. 
 
103. Geotechnical (Soil) Report:  When earthwork quantities exceed 5,000 cubic yards, a geotechnical (soil) report shall be 

submitted to the Building and Safety Division for review and approval prior to issuance of grading permits. 

 
104. 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 issuance of grading and/or building permits. 

 
105. Mitigation Measure No. 4.6.1. The following actions shall be undertaken by the Applicant and shall be included as notes 

on the erosion control plan: (1) apply non-toxic soil stabilizers according to manufactures’ specifications to all inactive 
construction areas (previously graded areas inactive for ten days or more); (2) replace ground cover in disturbed areas 
as quickly as possible; (3) enclose, cover, water twice daily or apply non-toxic soil binders according to manufacturers' 
specifications, to exposed piles with 5% or greater silt content; (4) water active sites at least twice daily; (5) suspend all 
excavation and grading operations when wind speeds (as instantaneous gusts) exceed 25 mph; (6) monitor for particulate 
emissions according to SCAQMD-specified procedures; (7) all trucks hauling dirt, sand, soil, or other loose materials are 
to be covered or should maintain at least two feet of freeboard  in accordance with the requirements of CVC Section 
23114; (8) sweep streets at the end of the day if visible soil material is carried onto adjacent public paved roads; (9) install 
wheel washers where vehicles enter and exit unpaved roads onto paved roads or wash off trucks and any equipment 
leaving the site each trip; (10) apply water three times daily, or non-toxic soil stabilizers according to manufacturers' 
specifications, to all unpaved parking or staging areas or unpaved road surfaces; (11) traffic speeds on all unpaved roads 
to be reduced to 15 mph or less; (12) pave construction roads that have a traffic volume of more than 50 daily trips by 
construction equipment, 150 total daily trips for all vehicles; and (13) pave all construction access roads at least 100 feet 
on to the site from the main road. 
 

106. Mitigation Measure No. 4.6.2. All erosion control plans shall incorporate dust control measures sufficient to demonstrate 
compliance with the South Coast Air Quality Management District’s (SCAQMD) Rule 402 and Rule 403 requirements in 
order to maximize the avoidance of any on-site or off-site nuisance attributable to dust during grading operations. 

 
107. Mitigation Measure No. 4.6.3: To the extent feasible, minimize construction interference with regional non-project 

traffic movement by: (1) scheduling receipt of construction materials to non-peak travel periods; (2) routing 
construction traffic through areas of least impact sensitivity; (3) limiting lane closures and detours to off-peak travel 
periods; and (4) providing ride-share incentives for contractor and subcontractor personnel. 

 
108. Mitigation Measure No. 4.6.4: Reduce "spill-over" effects by preventing soil erosion, washing vehicles entering public 

roadways of dirt from  off-road project areas, and washing/ sweeping project access to public roadways on an 
adequate schedule. 
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109. Mitigation Measure No. 4.6.5: During construction, the Applicant shall: (1) undertake 90-day low-NOX tune-ups for 

all off-road equipment; and (2) limit allowable idling to ten minutes for trucks and heavy equipment. 
 

110. Mitigation Measure No. 4.6.6: Where feasible and/or applicable, the Applicant shall: (1) specify construction 
materials with natural finishes that do not require coating; (2) where coatings are applied, specify the use of high-
volume low-pressure or manual application of paints and coatings on structures; (3) use pre-finished or pre-primed 
and sanded wood moldings and trim products and pre-primed wallboard; and (4) specify the use of non-polluting 
power-coating operations and power-coating metal projects. 

 
111. Mitigation Measure No. 4.6.7. Specify the use of concrete, asphaltic cement, or emulsified asphalt.  Avoid cutback 

asphalt wherever use of an alternative material is feasible. 
 

112. Mitigation Measure No. 4.6.8: To minimize the total quantity of operational emissions, to the extent feasible, the 
following actions shall be undertaken by the Applicant: (1) synchronize traffic lights on streets impacted by project 
development; (2) require that all employers of 100 or more individuals to develop a trip reduction plan to achieve a 
1.5 average vehicle ridership (AVR); (3) provide opportunities for on-site child care and after-school facilities; (4) 
construct bus turnouts, passenger benches, or shelters; (5) provide an on-site or near-site park-and-ride facility, such 
as through the provision of parking in excess of minimum code requirements in non-residential areas. 

 
113. Mitigation Measure No. 4.6.9: To the extent feasible, all development activities shall incorporate those transportation 

control measures (TCM) that are considered reasonable and feasible at the time when development plans are filed 
for review with appropriate land use approval agencies. 

 
114. Mitigation Measure No. 4.9.1:  Solid Waste. Prior to the issuance of a grading permit, a "Construction and Demolition 

Debris Recycling Plan" shall be submitted to and, when deemed accept-able, approved by the County.  The plan shall 
seek to minimize the volume of construction debris requiring landfill disposal and shall provide measures for the separation 
and short-term storage of construction waste materials in a manner conducive to collection and recycling/diversion efforts.  
The plan shall include a component addressing both fire and other public safety consideration so that reclamation activities 
are conducted in a safe manner.  The plan shall apply to all construction phases and be binding upon all new construction 
projects undertaken on the site, unless superceded by other County or State requirements or until such time as the County 
attains its 50% landfill diversion obligation as imposed under the California Integrated Solid Waste Management Act of 
1989. 

 
LAND USE SERVICES - Land Development - Drainage (909) 387-8311 
 
115. Grading Plans.  Grading and Erosion control plans shall be submitted for review and approval obtained, prior to 

construction. All Drainage improvements shall be shown on the Grading plans according to the approved Drainage study. 
Fees for grading plans will be collected upon submittal to the Land Development Division and are determined based on 
the amounts of cubic yards of cut and fill. Fee amounts are subject to change in accordance with the latest approved fee 
schedule. 

 
116. NPDES Permit:  An NPDES permit - Notice of Intent (NOI) - is required on all grading of one (1) acre or more prior to 

issuance of a grading/construction permit.  Contact your Regional Water Quality Control Board for 
specifics.  www.swrcb.ca.gov 

 
117. 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. 

 
118. Drainage Improvements.  A Registered Civil Engineer (RCE) 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, 
which will not adversely affect adjacent or downstream properties in accordance to the Master Tract 15900 conditions of 
approval. Submit drainage study for review and obtain approval.  A $550 deposit for drainage study review will be collected 
upon submittal to the Land Development Division. Deposit amounts are subject to change in accordance with the latest 
approved fee schedule. 
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119. FEMA Flood Zone. The project is located within Flood Zone X-Unshaded according to FEMA Panel Number 

06071C7910H dated 8/28/2008. No elevation requirements. The requirements may change based on the most current 
Flood Map prior to issuance of grading permit. 

 
120. Topo Map.  A topographic map shall be provided to facilitate the design and review of necessary drainage facilities. 

 
121. WQMP.  A completed Water Quality Management Plan (WQMP) shall be submitted for review and approval obtained. 

A $2,650 deposit for WQMP review will be collected upon submittal to the Land Development Division. Deposit 
amounts are subject to change in accordance with the latest approved fee schedule. The report shall adhere to the 
current requirements established by the Santa Ana/Mojave Watershed Region. Copies of the WQMP guidance and 
template can be found at: (http://cms.sbcounty.gov/dpw/Land/WQMPTemplatesandForms.aspx) 

 
122. WQMP Inspection Fee.  The developer shall provide a $3,600 deposit to Land Development Division for inspection 

of the approved WQMP. Deposit amounts are subject to change in accordance with the latest approved fee schedule. 
 

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

123. Vector Control. The project area has a high probability of containing vectors.  DEHS Vector Control Section will determine 
the need for vector survey and any required control programs.  A vector clearance letter shall be submitted to DEHS/Land 
Use.  For information, contact Vector Control at (800) 442-2283. 

 
COUNTY FIRE DEPARTMENT – Community Safety Division (909) 386-8465/LOCAL FIRE JURISDICTION 

 
124. Water System.  Prior to any land disturbance, the water systems shall be designed to meet the required fire flow for this 

development and shall be approved by the Fire Department.  The required fire flow shall be determined by using 
Appendix IIIA of the Uniform Fire Code. [F05] 

 
DEPARTMENT OF PUBIC WORKS – Surveyors Office (909) 387-8162 

 
125. Survey Monumentation. If any activity on this project will disturb any land survey monumentation, including but not 

limited to vertical control points (benchmarks), said monumentation shall be located and referenced by or under the 
direction of a licensed land surveyor or registered civil engineer authorized to practice land Surveying prior to 
commencement of any activity with the potential to disturb said monumentation, and a corn er record or record of 
survey of the references shall be filed with the County Surveyor pursuant to Section 8771(b) Business and Professions 
Code.  

 
126. Record of Survey. Pursuant to Sections 8762(b) and/or 8773 of the Business and Professions Code, a Record of 

Survey or Corner Record shall be filed under any of the following circumstances: 
a) Monuments set to mark property lines or corners; 
b) Performance of a field survey to establish property boundary lines for the purposes of construction staking, 

establishing setback lines, writing legal descriptions, or for boundary establishment/mapping of the subject 
parcel; 

c) Any other applicable circumstances pursuant to the Business and Professions Code that would necessitate 
filing of a Record of Survey. 

 
PRIOR TO ISSUANCE OF BUILDING PERMITS 

The Following Shall Be Completed 
 

LAND USE SERVICES DEPARTMENT – Planning Division (909) 387-8311 
 
127. Building Plans. The building plans shall be consistent with the approved stamped plans on file in the Land Use Services 

Department, except as modified by the conditions herein.   

 
128. Architectural Style:  A detailed elevation plan shall be submitted with the building plans.  The elevation plan shall be 

consistent with the architectural design guidelines provided in the Lytle Creek North Planned Development. 
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129. Window Type.   All homes that have windows facing Glen Helen Parkway shall have soundproof windows.   The type of 

window and detail shall be provided on the submitted and approved building plans. 
 

130. Landscape and Irrigation Plan.  Landscape and Irrigation Plans shall be prepared in conformance with Chapter 83.10, 
Landscaping Standards, of the County Development Code.  The developer shall submit four copies of a landscape and 
irrigation plan to County Planning that are in compliance with the following: 

 
a. Landscaping.  The developer shall submit for review and obtain approval from County Planning of landscape 

and irrigation plans that are designed to include drought tolerant and smog tolerant trees, shrubs, and 
groundcover to ensure the long-term viability and to conserve water and energy.  The landscape plans shall 
include shade trees around main buildings, particularly along southern and western elevations, where 
practical. 

b. Irrigation.  The developer shall submit irrigation plans that are designed, so that all common area irrigation 
areas shall be capable of being operated by a computerized irrigation system, which includes either an on-
site weather station, ET gauge or ET-based controller capable of reading current weather data and making 
automatic adjustments to independent run times for each irrigation valve based on changes in temperature, 
solar radiation, relative humidity, rain and wind. In addition, the computerized irrigation system shall be 
equipped with flow sensing capabilities, thus automatically shutting down the irrigation system in the event 
of a mainline break or broken head.  These features will assist in conserving water, eliminating the potential 
of slope failure due to mainline breaks and eliminating over-watering and flooding due to pipe and/or head 
breaks. 
   

131. GHG – Design Standards.  The developer shall submit for review and obtain approval from County Planning evidence 
that the following measures have been incorporated into the design of the project, if applicable.  These are intended to 
reduce potential project greenhouse gas (GHGs) emissions.  Proper installation of the approved design features and 
equipment shall be confirmed by County Building and Safety prior to final inspection of each structure. 

• Meet Title 24 Energy Efficiency requirements. The Developer shall document that the design of the 
proposed structures meets the current Title 24 energy-efficiency requirements.  County Planning shall 
coordinate this review with the County Building and Safety.  Any combination of the following design 
features may be used to fulfill this requirement, provided that the total increase in efficiency meets or 
exceeds the cumulative goal (100%+ of Title 24) for the entire project (Title 24, Part 6 of the California Code 
of Regulations; Energy Efficiency Standards for Residential and Non Residential Buildings, as amended: 

• Incorporate dual paned or other energy efficient windows,  

• Incorporate energy efficient space heating and cooling equipment, 

• Incorporate energy efficient light fixtures, photocells, and motion detectors, 

• Incorporate energy efficient appliances, 

• Incorporate energy efficient domestic hot water systems, 

• Incorporate solar panels into the electrical system, 

• Incorporate cool roofs/light colored roofing, 

• Incorporate other measures that will increase energy efficiency.  

• Increase insulation to reduce heat transfer and thermal bridging. 

• Limit air leakage throughout the structure and within the heating and cooling distribution system to minimize 
energy consumption. 

 

• Plumbing.  All plumbing shall incorporate the following: 

• All showerheads, lavatory faucets, and sink faucets shall comply with the California Energy Conservation 
flow rate standards.  

• Low flush toilets shall be installed where applicable as specified in California State Health and Safety Code 
Section 17921.3.   

• All hot water piping and storage tanks shall be insulated.  Energy efficient boilers shall be used.   
 

• Lighting.  Lighting design for building interiors shall support the use of: 
 Compact fluorescent light bulbs or equivalently efficient lighting. 
 Natural day lighting through site orientation and the use of reflected light.  
 Skylight/roof window systems.  
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 Light colored building materials and finishes shall be used to reflect natural and artificial light with 

greater efficiency and less glare. 
 A multi-zone programmable dimming system shall be used to control lighting to maximize the 

energy efficiency of lighting requirements at various times of the day. 
 Provide a minimum of 2.5 percent of the project’s electricity needs by on-site solar panels. 

 

• Building Design.  Building design and construction shall incorporate the following elements: 
 Orient building locations to best utilize natural cooling/heating with respect to the sun and prevailing 

winds/natural convection to take advantage of shade, day lighting and natural cooling opportunities. 
 Utilize natural, low maintenance building materials that do not require finishes and regular 

maintenance. 
 Roofing materials shall have a solar reflectance index of 78 or greater. 
 All supply duct work shall be sealed and leak-tested.  Oval or round ducts shall be used for at least 75 

percent of the supply duct work, excluding risers. 
 Energy Star or equivalent appliances shall be installed. 
 A building automation system including outdoor temperature/humidity sensors will control public area 

heating, vent, and air conditioning units. 
 

• Landscaping.  The developer shall submit for review and obtain approval from County Planning of 
landscape and irrigation plans that are designed to include drought tolerant and smog tolerant trees, shrubs, 
and groundcover to ensure the long-term viability and to conserve water and energy.  The landscape plans 
shall include shade trees around main buildings, particularly along southern and western elevations, where 
practical. 

• Irrigation.  The developer shall submit irrigation plans that are designed, so that all common area irrigation 
areas shall be capable of being operated by a computerized irrigation system, which includes either an on-
site weather station, ET gauge or ET-based controller capable of reading current weather data and making 
automatic adjustments to independent run times for each irrigation valve based on changes in temperature, 
solar radiation, relative humidity, rain and wind. In addition, the computerized irrigation system shall be 
equipped with flow sensing capabilities, thus automatically shutting down the irrigation system in the event 
of a mainline break or broken head.  These features will assist in conserving water, eliminating the potential 
of slope failure due to mainline breaks and eliminating over-watering and flooding due to pipe and/or head 
breaks.   

• Recycling.  Exterior storage areas for recyclables and green waste shall be provided.  Where recycling 
pickup is available, adequate recycling containers shall be located in public areas. Construction and 
operation waste shall be collected for reuse and recycling. 

• Transportation Demand Management (TDM) Program.  The project shall include adequate bicycle parking 
near building entrances to promote cyclist safety, security, and convenience.  Preferred carpool/vanpool 
spaces shall be provided and, if available, mass transit facilities shall be provided (e.g. bus stop 
bench/shelter).  The developer shall demonstrate that the TDM program has been instituted for the project 
or that the buildings will join an existing program located within a quarter mile radius from the project site 
that provides a cumulative 20% reduction in unmitigated employee commute trips.  The TDM Program shall 
publish ride-sharing information for ride-sharing vehicles and provide a website or message board for 
coordinating rides.  The Program shall ensure that appropriate bus route information is placed in each 
building. 

 
132. Mitigation Measure No. 4.8.2:  Law Enforcement/Fire Protection. Prior to the issuance of building permits for all 

commercial structures, excluding renovation activities, preliminary plans shall be submitted to local law enforcement and 
fire protection agencies for their review and comment so as to ensure: (1) adequate construction access and avoidance 
or minimization of potential conflicts with other traffic; (2) adequate emergency access and turning radii are provided; (3) 
the consideration and incorporation of design strategies that promote public safety and surveillance; and (4) the 
incorporation of alarms and other security measures, as appropriate. 

 
133. Mitigation Measure No. 4.8.7: Library Services.  At the time of building permit issuance for each new residential dwelling 

unit constructed on the project site, the Applicant or subsequent holder of real property interests for the specific residential 
project being permitted shall pay to the San Bernardino County Library a library impact fee of $69.96 for each single-
family unit and $51.51 for each multi-family dwelling.  Payment of those fees shall constitute full and complete mitigation 
for all project-related impacts on the San Bernardino County Library system. 
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DEPARTMENT OF PUBIC WORKS – Surveyors Office (909) 387-8162 
 
134. Survey Monumentation. If any activity on this project will disturb any land survey monumentation, including but not 

limited to vertical control points (benchmarks), said monumentation shall be located and referenced by or under the 
direction of a licensed land surveyor or registered civil engineer authorized to practice land Surveying prior to 
commencement of any activity with the potential to disturb said monumentation, and a corn er record or record of 
survey of the references shall be filed with the County Surveyor pursuant to Section 8771(b) Business and Professions 
Code.  

 
135. Record of Survey. Pursuant to Sections 8762(b) and/or 8773 of the Business and Professions Code, a Record of 

Survey or Corner Record shall be filed under any of the following circumstances: 
a) Monuments set to mark property lines or corners; 
b) Performance of a field survey to establish property boundary lines for the purposes of construction 

staking, establishing setback lines, writing legal descriptions, or for boundary establishment/mapping of 
the subject parcel; 

c) Any other applicable circumstances pursuant to the Business and Professions Code that would 
necessitate filing of a Record of Survey. 

 
LAND USE SERVICES DEPARTMENT – Building and Safety Division (909) 387-8311 
 
136. Construction Plans. Any building, sign, or structure to be constructed or located on site, will require professionally 

prepared plans based on the most current County and California Building Codes, submitted for review and approval by 
the Building and Safety Division. 

LAND USE SERVICES DEPARTMENT – Land Development Division – Road Section (909) 387-8311 

137. Construction Permits.  Prior to installation of road and drainage improvements, a construction permit is required from 
County Public Works, Transportation Operations Division, Permit Section, (909) 387-8046,  as well as other agencies 
prior to work within their jurisdiction.  Submittal shall include a materials report and pavement section design in support of 
the section shown on the plans. Applicant shall conduct classification counts and compute a Traffic Index (TI) Value in 
support of the pavement section design. 

 
138. Open Roads/Cash Deposit.  Existing County roads, which will require reconstruction, shall remain open for traffic at 

all times, with adequate detours, during actual construction.  A cash deposit shall be made to cover the cost of grading 
and paving prior to issuance of road encroachment permit. Upon completion of the road and drainage improvement 
to the satisfaction of the Department of Public Works, the cash deposit may be refunded. 

 
DEPARTMENT OF PUBIC WORKS – Traffic Division (909) 387-8186 
 
139. Improvements: The applicant shall design their street improvement plans to include the following where Sycamore 

Creek Drive is relatively considered as north/south and Glen Helen Pkwy is considered east/west, consistent with the 
traffic study dated 12/21/2018: 

a) Restripe Sycamore Creek Dr. existing northbound right turn only lane to a shared through/right turn lane. 
b) Construct the southbound approach (project driveway) to consist of one left turn lane and one shared 

through/right turn lane. 
c) Construct an eastbound left turn lane on Glen Helen Pkwy for entrance into project driveway. 

 
140. Traffic Signal. A Traffic signal modification plan is required for the project entrance intersection with Glen Helen 

Parkway. 
 
DEPARTMENT OF PUBLIC WORKS – SOLID WASTE MANAGEMENT DIVISION (909) 386-8762   
 
141. Construction Waste Management Plan (CWMP) Part 1 – The developer shall prepare, submit, and obtain approval from 

SWMD of a CDWMP Part 1 for each phase of the project. The CWMP shall list the types and weights of solid waste 
materials expected to be generated from construction. The CWMP shall include options to divert waste materials from 
landfill disposal, materials for reuse or recycling by a minimum of 65% of total weight or volume. Forms can be found on 
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our website at http://cms.sbcounty.gov/dpw/solidwastemanagement.aspx. An approved CDWMP Part 1 is required before 
a permit can be issued. 

 
COUNTY FIRE DEPARTMENT – Community Safety Division (909) 386-8465/LOCAL FIRE JURISDICTION 

 
142. Primary Access Paved.  Prior to building permits being issued to any new structure, the primary access road shall be 

paved or an all weather surface and shall be installed as specified in the General Requirement conditions (Fire # F-9), 
including width, vertical clearance and turnouts, if required.  [F89] 
 

143. Fire Flow Test. Your submittal did not include a flow test report to establish whether the public water supply is capable 
of meeting your project fire flow demand. You will be required to either produce a current flow test report from your 
water purveyor demonstrating that the fire flow demand is satisfied or you must install an approved fire sprinkler system. 
This requirement shall be completed prior to combination inspection by Building and Safety. [F05B] 

 
144. Access.  The development shall have a minimum of __2__ points of vehicular access.  These are for fire/emergency 

equipment access and for evacuation routes.  Standard 902.2.1. 
 

145. Building Plans.  No less than three (3) complete sets of Building Plans shall be submitted to the Fire Department for review 
and approval. [F42] 

 
146. Turnaround.  An approved turnaround shall be provided at the end of each roadway one hundred and fifty (150) feet or 

more in length.  Cul-de-sac length shall not exceed six hundred (600) feet; all roadways shall not exceed a 12 % grade 
and have a minimum of forty five (45) foot radius for all turns. In the FS1, FS2 or FS-3 Fire Safety Overlay District areas, 
there are additional requirements.  Standard 902.2.1 [F43] 
 

147. Combustible Protection.  Prior to combustibles, being placed on the project site an approved paved road with curb and 
gutter and fire hydrants with an acceptable fire flow shall be installed.  The topcoat of asphalt does not have to be 
installed until final inspection and occupancy. [F44] 

 
148. Water System Residential.  A water system approved by the Fire Department is required.  The system shall be 

operational, prior to any combustibles being stored on the site. Detached single family residential developments may 
increase the spacing between hydrants to be no more than six hundred (600) feet and no more than three hundred 
(300) feet (as measured along vehicular travel-ways) from the driveway on the address side of the proposed single 
family structure. Standard 901.4  [F54B] 

 
149. Fire Sprinkler-NFPA #13D. 4 head calculations   An automatic life safety fire sprinkler system complying with NFPA 

Pamphlet #13D and the Fire Department standards is required for single family residential in excess of 10,000 sq ft. The 
applicant shall hire a Fire Department approved fire sprinkler contractor. The fire sprinkler contractor shall submit three 
(3) sets of detailed plans (minimum 1/8" scale) with hydraulic calculations and manufacture's specification sheets to the 
Fire Department for approval.  The required fees shall be paid at the time of plan submittal.  Minimum water supply shall 
be a one (1) inch water meter.  Standard 101.1D [F61A] 

 
150. Fire Sprinkler-NFPA #13R.  An automatic fire sprinkler system complying with NFPA Pamphlet #13R and the Fire 

Department standards for light Hazard Occupancies under 5,000 sq.ft and Multi-Residential Occupancies.  The applicant 
shall hire a Fire Department approved fire sprinkler contractor. The fire sprinkler contractor shall submit three (3) sets of 
detailed plans (minimum 1/8" scale) with hydraulic calculations and manufacture's specification sheets to the Fire 
Department for approval.  The required fees shall be paid at the time of plan submittal.  Minimum water supply shall be a 
two (2) inch water meter for Commercial and one and one half (1½) inch for Residential.  Standard 101.1RC [F60] 

 
151. Fire Alarm.  An automatic monitoring fire alarm system complying with the California Fire Code, NFPA and all applicable 

codes is required for 100 heads or more. The applicant shall hire a Fire Department approved fire alarm contractor.  The 
fire alarm contractor shall submit three (3) sets of detailed plans to the Fire Department for review and approval.  The 
required fees shall be paid at the time of plan submittal. Standard 1007.1.1FA. [F62] 

 
152. Hydrant Marking.  Blue reflective pavement markers indicating fire hydrant locations shall be installed as specified by 

the Fire Department.  In areas where snow removal occurs or non-paved roads exist, the blue reflective hydrant marker 
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shall be posted on an approved post along the side of the road, no more than three (3) feet from the hydrant and at 
least six (6) feet high above the adjacent road.  Standard 901.4.3. [F80] 
 

PRIOR TO FINAL INSPECTION OR OCCUPANCY, 
The Following Shall Be Completed 

 
LAND USE SERVICES DEPARTMENT – Land Development Division – Drainage Section (909) 387-8311 

153. Drainage Improvements.  All required drainage improvements shall be completed by the applicant.  The private 
Registered Civil Engineer (RCE) shall inspect improvements outside the County right-of-way and certify that these 
improvements have been completed according to the approved plans.  Certification letter shall be submitted to Land 
Development. 

 
154. WQMP Improvements.  All required WQMP improvements shall be completed by the applicant, inspected and 

approved by County Public Works.  An electronic file of the final and approved WQMP shall be submitted to Land 
Development Division, Drainage Section. 

 
LAND USE SERVICES DEPARTMENT – Land Development Division – Road Section (909) 387-8311 

 
155. Road Improvements.  All required on-site and off-site improvements shall be completed by the applicant, inspected 

and approved by County Public Works. Completion of road and drainage improvements does not imply acceptance 
for maintenance by the County. 

 
156. Structural Section Testing.   Prior to occupancy, a thorough evaluation of the structural road section, to include 

parkway improvements, from a qualified materials engineer, shall be submitted to the County Public Works. 
 

157. Condition of Road Improvements. At the time of occupancy for all structures, the condition of all required on-site and 
off-site improvements shall be acceptable to County.  Glen Helen Parkway shall be accepted by County Public Works, 
and interior road improvements shall be accepted by the Land Development Division through Certification provided 
by the private Engineer. 

 
158. Private Roads/Improvements Prior to occupancy, construction of private roads and private road related drainage 

improvements shall be inspected and certified by the engineer. Certification shall be submitted to Land Development 
by the engineer identifying all supporting engineering criteria. 

 
159. Condition of Road Improvements.  At the time of occupancy for all structures, the condition of all required on-site and 

off-site improvements shall be acceptable to County Public Works. 
 

160. CMRS Exclusion.  Roads within this development shall be entered into the County Maintained Road System (CMRS). 
 

161. Landscape Maintenance. Trees, irrigation systems, and landscaping required to be installed on public right-of-way 
shall be approved by the County Public Works/Current Planning, maintained by the adjacent property owner or other 
County-approved entity. 

 
162. Water System Residential.  A water system approved by the Fire Department is required.  The system shall be 

operational, prior to any combustibles being stored on the site. Detached single family residential developments may 
increase the spacing between hydrants to be no more than six hundred (600) feet and no more than three hundred 
(300) feet (as measured along vehicular travel-ways) from the driveway on the address side of the proposed single 
family structure. Standard 901.4  [F54B] 

 
LAND USE SERVICES DEPARTMENT – Planning Division (909) 387-8311 

 
163. Fees Paid. Prior to final inspection by the Building and Safety Division and/or issuance of a Certificate of Conditional Use 

by the Planning Division, all fees required under actual cost job number P201900092 shall be paid in full.   
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164. Landscaping/Irrigation. All landscaping, dust control measures, all fences, etc. as delineated on the approved 

Landscape Plan shall be installed.  The developer shall submit the Landscape Certificate of Completion verification as 
required in SBCC Section 83.10.100.  Supplemental verification should include photographs of the site and installed 
landscaping. 
 

165. Installation of Improvements.  All required on-site improvements shall be installed per approved plans. 
 

166. GHG – Installation/Implementation Standards.  The developer shall submit for review and obtain approval from County 
Planning of evidence that all applicable GHG performance standards have been installed, implemented properly and 
that specified performance objectives are being met to the satisfaction of County Planning and County Building and 
Safety.  These installations/procedures include the following: 

 
a) Design features and/or equipment that cumulatively increases the overall compliance of the project to exceed 

Title 24 minimum standards by five percent. 
b) All interior building lighting shall support the use of fluorescent light bulbs or equivalent energy-efficient 

lighting. 
c) Installation of both the identified mandatory and optional design features or equipment that have been 

constructed and incorporated into the facility/structure. 
 

DEPARTMENT OF PUBLIC WORKS – Traffic Division (909) 387-8187 
 

167. Road Improvements. The applicant shall construct, at 100% cost to the applicant all roadway improvements as shown on 
their approved street improvement plans.  
 

DEPARTMENT OF PUBLIC WORKS – SOLID WASTE MANAGEMENT DIVISION (909) 386-8762   
 

168. Construction Waste Management Plan (CDWMP) Part 2 – The developer shall complete SWMD’s CDWMP Part 2 for 
construction and demolition. This summary shall provide documentation of actual diversion of materials including but not 
limited to receipts, invoices or letters from diversion facilities or certification of reuse of materials on site. The CDWMP 
Part 2 shall provide evidence to the satisfaction of SWMD that demonstrates that the project has diverted from landfill 
disposal, material for reuse or recycling by a minimum of 65% of total weight or volume of all construction waste. 

 
COUNTY FIRE DEPARTMENT – Community Safety Division (909) 386-8465/LOCAL FIRE JURISDICTION 

 
169. Street Sign.  This project is required to have an approved street sign (temporary or permanent).  The street sign shall be 

installed on the nearest street corner to the project.  Installation of the temporary sign shall be prior any combustible 
material being placed on the construction site.  Prior to final inspection and occupancy of the first structure, the permanent 
street sign shall be installed.   Standard 901.4.4  [F72] 

 
170. Commercial Addressing.  Commercial and industrial developments of 100,000 sq. ft or less shall have the street 

address installed on the building with numbers that are a minimum six (6) inches in height and with a three quarter (3/4) 
inch stroke. The street address shall be visible from the street.  During the hours of darkness, the numbers shall be 
electrically illuminated (internal or external). Where the building is two hundred (200) feet or more from the roadway, 
additional non-illuminated contrasting six (6) inch numbers shall be displayed at the property access entrances.  
Standard 901.4.4 [F82] 

 
171. Fire Lanes. The applicant shall submit a fire lane plan to the Fire Department for review and approval. Fire lane curbs 

shall be painted red.  The "No Parking, Fire Lane" signs shall be installed on public/private roads in accordance with the 
approved plan. Standard 901.4 [F93 

 
END OF CONDITIONS 
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February 7, 2019 
 
 
 

Subject: Description of Proposed Revisions (P.A. 1, 2 Tract# 15900) 

 
 

The original approval for this Planning Area was for Commercial Zoning within the Lytle Creek North 
Preliminary Development Plan (Rosena Ranch). After analyzing the project, we have determined that 
the site would be better be suited for a 78 unit detached condo project as shown on the Site plan 
attached to this application. This is similar to the detached condo site in PA 27 of Tract 15900. We 
would like to amend the Lytle Creek North Preliminary Development Plan to allow for MF zoning within 
Planning Area 1 and 2 of the Lytle Creek North Preliminary Development Plan. The Lytle Creek North 
Preliminary Development Plan allows for 2406 residential dwelling. To date there are 2328 dwelling 
units within the Lytle Creek North Preliminary Development Plan (Rosena Ranch) project. The addition 
of these 78 units would bring the total to the allowable 2406 dwelling units. 

 
We appreciate your assistance in this matter and please do not hesitate to contact me at 
klynch@lytledc.com or on my cell at 626-203-3247 should you have any questions or concerns. 

 
 

Very truly yours, 

 
 

Kevin Lynch 
Community Development 
Lytle Development Company

45 of 339

mailto:klynch@lytledc.com


EXHIBIT D 
 
 
 
 
 
 
 
 
 
 
 
 
 

Preliminary Development Plan 

46 of 339



LYTLE CREEK NORTH

PRELIMINARY DEVELOPMENT PLAN

prepared for

applicant

prepared by

County of San Bernardino

Lytle Development Company
180 N. Riverview Drive, Suite 220

Anaheim Hills, CA 92808

pbr

May 10, 1999

(portions revised September 1999)
(additional portions revised March & April 2005 by EDAW, Inc.,

and October 2018 by KTGY Group, Inc.)
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1.7 PROJECT SUMMARY

The Lytle Creek North project is a 645.4-acre master planned community that includes a variety of 
single family residential and commercial development in conjunction with an array of amenities and 
recreational opportunities.  The commercial development encompasses approximately 43.4 32.7 
acres and may include community commercial uses, general/highway commercial uses, service 
commercial uses, office/business park development, and light industrial uses.  The community 
commercial development is designed to serve as a buffer between the single family residential areas 
and the I-15 freeway.

The Land Use Plan provides an overall vision and guide for development as it occurs within the project 
area.  It provides for a complementary mix of residential uses, community commercial development, 
parks, an elementary school, and open space.  The plan includes development of detached single 
family homes in three land use categories: SF-5 (single family residencies on minimum 5,000 square 
foot lots), SF-6 (single family residences on minimum 6,000 square foot lots), and SF-7 (single 
family residences on minimum 7,200 square foot lots).  A total of 2,234 2,238 detached single 
family homes are permitted on-site if an elementary school on 10 acres is built within Lytle Creek 
North.  If the School District(s) elect(s) not to build an elementary school within the project, then 
the maximum number of permitted dwelling units may increase up to a maximum of 2,294 2,298 
single family residences.  An additional 172 168 dwelling units may be constructed as Multi-Family 
Attached Residential (MF) at a maximum density of 13.0 du/ac.

A comprehensive trail system has been provided throughout Lytle Creek North and incorporates, 
sidewalks, street parkways with enhanced separate pedestrian zones, and linkages to San Bernardino’s 
Regional Trail system.  The trail system is designed to provide pedestrian and bicycle linkages to on-
site residential areas, the elementary school, the two community parks, and the retail, office/business 
park, and light industrial areas.

The landscape concept for the project area features generous streetscene landscape setbacks, 
mining operation landscape screening/berming, a project-wide pedestrian circulation system, and 
an extensive recreation program and trail network that provides connections to the County Regional 
Trail system.

An overall Preliminary Grading Concept has been prepared for the project, which maintains the 
natural contour characteristics of the area through site sensitive design while minimizing cut and fill.  
The earthwork required to implement the development is estimated to be approximately 2.85 million 
cubic yards and is intended to balance on-site.

Utilizing the grading concept as the foundation, Master Plans for water, wastewater and storm 
drainage have been prepared in support of the land planning program.  The water demands will 
require construction of additional storage and off-site supply facilities.

The Lytle Creek North PDP provides for a variety of community facilities to meet the  
needs of future project residents.  The Land Use Plan for Lytle Creek North designates 
approximately 104 acres of parks, and open space, trails (excluding parkways) and conservation 
and mitigation areas to provide residents with opportunities for various recreational pursuits, both 
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active and passive.  The project provides for two community parks: an 8-acre active park and a 
21-acre passive park.  In addition, the project identifies one possible elementary school site in the 
project area consisting of approximately 10 acres.

The project is expected to build-out over a period of five to ten years based upon timing and 
availability of infrastructure and market condition at the time that building begins.
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1.8  FUTURE INTENTIONS REGARDING CONSTRUCTION SCHEDULES, LOT 
SALES AND PROJECT OWNERSHIP

Development of the entire Lytle Creek North project will be overseen by the project master 
developer, Lytle Development Company.  The Lytle Creek North project is designed to be built-out 
over a five to ten year time frame.  It is anticipated that construction of the first housing units in Lytle 
Creek North will commence in 2000.  The actual construction schedules and number/timing of lot 
sales for each residential parcel will be the responsibility of various builders and/or developers to be 
selected by the project master developer.  Lytle Development Company expects to sell off most of 
the residential and community commercial parcels to individual builders/developers, each of whom 
shall have a strong reputation for constructing  quality projects that are popular in the marketplace.  
At its option, several of the residential and community commercial parcels may be built-out and sold 
directly by the developer.

Each residential planning area within Lytle Creek North will be subdivided by the respective builder/
developer and sold to individual homeowners.  The builder/developer for each residential planning 
area will determine the exact densities and product types to be constructed based on the Conceptual 
Land Use Plan (see Figure 9).  The multi-family residential sites (Planning areas 1, 2, and 27) 
will be developed as either a "for sale" or "for rent" product at the option of the parcel owner/
developer/builder.  After several residential parcels (i.e., planning areas) have built-out, construction 
of portions of the community commercial development areas will begin under the supervision of the 
private developers/builders.  Each developer/builder will be responsible for determining the actual 
construction schedule for the community commercial development.  The community commercial 
parcels may either be sold off or leased by Lytle Development Company to a variety of retail, general/
service commercial, office/business park, and light industrial builders, developers, and/or users.
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1.9 PROJECT CONSTRUCTION PHASING OVERVIEW

The Lytle Creek North planned community is anticipated to develop over a five to ten year period in 
three general phases, depending upon market conditions, with the first phase of the project beginning 
in 2000.  The areas located closest to existing roads, sewer, and water systems must be improved  
first in order to serve the new community.  The provision of public service/recreation uses including 
parks, an elementary school site, bicycle and equestrian joint-use trails, pedestrian paths and linkages, 
an equestrian trail that will connect to the County Regional Trail System, and special enhanced 
parkways will be phased to coincide with residential construction so that these facilities will be in-
place in conjunction with occupancy of housing.  Actual timing for the elementary school site will 
be determined by the School District.

Development phasing shall occur in a manner which assures that all sewer, water, drainage, and other 
necessary infrastructure improvements are in-place and of sufficient capacity to adequately serve 
incremental development at the time of certificate of occupancy.  The determination of necessary 
capacity, location of infrastructure improvements, and the extent of improvements necessary to serve 
the phase of development under consideration will be determined at the time of Tentative Tract Map 
approval and the Final Development Plan review process.

For a more detailed discussion of expected project build-out and associated infrastructure needs by 
phase, please refer to Chapter 11.0, Preliminary Phasing, in this Preliminary Development Plan 
document.
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1.10 PROJECT DEVELOPMENT BY PHASE

San Bernardino County requires that all applications for Preliminary Development Plans contain a 
tabulation of proposed development by phase.  To facilitate review by the County staff and officials, 
this required information has been arranged (by phase) into the following three tables:

Table 1A
Proposed Land Use by Phase

Land Use
Description

Phase I Phase II Phase III
Acreage Percentage1 Acreage Percentage1 Acreage Percentage1

Detached Single Family Dwelling Units:

 SF-5 85.7 13.3% 60.7 9.4% 41.7 6.5%

 SF-6 83.1 12.9% 80.2 12.4% --- ---

 SF-7 34.8 5.4% --- --- 36.3 5.6%

Detached Single Family 
Dwelling Unit Subtotal

203.6 31.5% 140.9 21.8% 78.0 12.1%

Multi-Family Attached 
Dwelling Units6

13.2 2.0% --- --- --- 
10.7

---
1.7%

Commercial2 --- --- 29.5 4.6% 13.9
3.2

2.2%
0.5%

Elementary School --- --- 10.0 1.5% --- ---

Active Community Park 8.0 1.2% --- --- --- ---

Passive Community Park --- --- --- --- 21.0 3.3%

Open Space4 2.8 0.4% --- --- 45.6 7.1%

Conservation/Mitigation 5.1 0.8% --- --- 21.8 3.4%

Landscape 2.4 0.4% --- --- --- ---

Roadway Rights-of-Way & 
Parkways5

49.6 7.7% --- --- --- ---

TOTALS 284.7 44.1% 180.4 28.0% 180.3 27.9%
    
 Notes:
      1Represents percentage of total 645.4-acre project site. 

 2Commercial land use category includes a mix of retail, general/highway and service commercial uses, office/
business park development, and light industrial uses. 
3Assumes all designated open space areas within the Lytle Creek North project will be dedicated as permanent open 
space in Phase III of the development program. 
 4Includes Lytle Creek Trail (PA H); excludes 21.8 acres of Conservation Mitigation easements within PA 15 (E). 
5Includes 17 acres of Landscaped Parkways and excludes the 0.3-acre Fire Access Driveway in PA 3 (A).

     6There is Commercial overlay on PA 2, in the event Multi-Family Attached Dwelling Units are not developed.
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Table 1B
Proposed Development by Phase

Description Phase I Phase II Phase III
Open Space Acreage in Entire Project 
(by phase)

7.9 ac 0 ac 67.4 ac

Commercial Development -- Coverage/Acreage Estimates (by phase):
 Building Coverage (in Acres) N/A 8.3 ac 7.0 ac

1.6 ac

 Parking Acreage N/A 21.2 ac 6.9 ac 
1.6 ac

 Road Acreage N/A N/A N/A

Multi-Family Residential Development -- Coverage/Acreage Estimates (by phase):
 Building Coverage (in Acres) 6.7 ac 0 ac 0 ac

5.4 ac

  Open Space Acreage (includes private & 
common open space)

1.3 ac 0 ac 0 ac
1.1 ac

 Parking Acreage 5.2 ac 0 ac 0 ac
4.2 ac

 Road Acreage N/A N/A N/A

Single Family Residential Development -- Coverage/Acreage Estimates (by phase):
 Building Coverage (in Acres) 108.9 ac1 76.9 ac1 41.1 ac1

  Open Space Acreage (includes private & 
common open space)

70.3 ac2 47.1 ac2 27.5 ac2

 Parking Acreage Parking acreage is included in building coverage acreage.

 Road Acreage 24.4 ac 16.9 ac 9.4 ac

 Notes:

  1The Building Coverage estimate for Single Family Residential Development includes all dwelling units and 
enclosed garages, as well as porches and other covered/enclosed structures that are attached to the primary 
dwelling unit on each residential lot.  Freestanding accessory structures (either covered or uncovered), including 
but not limited to: tool sheds, storage sheds, and gazebos, that are detached from the primary dwelling unit are 
included as part of Open Space Acreage and are not included under Building Coverage.

  2The Open Space Acreage for the Single Family Residential Development includes front, side, corner, and rear 
yard setbacks, driveways, patios and other uncovered exterior surfaces (e.g., tool sheds, storage sheds, gazebos, 
etc.), landscaped areas, slopes, etc.

  3All coverage/acreage estimates in Table 1B are assumptions only.  The actual coverage/acreage for each land 
use will vary from these estimates depending upon the final site plan for each use.
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Table 1B
Proposed Development by Phase

(continued from previous page)

Description Phase I Phase II Phase III
Elementary School -- Coverage/Acreage Estimates (by phase):
 Building Coverage (in Acres) N/A 4.0 ac N/A

  Open Space Acreage N/A 5.5 ac N/A

 Parking Acreage N/A 0.5 ac N/A

 Road Acreage N/A N/A N/A

Public Facility Site (Package Treatment Plant) -- Coverage/Acreage Estimates (by phase)
 Building Coverage (in Acres) 1.5 ac N/A N/A

  Open Space Acreage 0.2 ac N/A N/A

 Parking Acreage 0.3 ac N/A N/A

 Road Acreage N/A N/A N/A

Active Community Park -- Coverage/Acreage Estimates (by phase):
 Building Coverage (in Acres) 0.4 ac N/A N/A

  Open Space Acreage 7.1 ac N/A N/A

 Parking Acreage 0.5 ac N/A N/A

 Road Acreage N/A N/A N/A

Passive Community Park -- Coverage/Acreage Estimates (by phase):
 Building Coverage (in Acres) N/A N/A 0.4 ac

  Open Space Acreage (includes private & 
common open space)

N/A N/A 19.7 ac

 Parking Acreage N/A N/A 0.2 ac

 Road Acreage N/A N/A 0.7 ac4

 Notes:

  4Assumes that the road in the 21-acre passive community park is one way only.
  5All coverage/acreage estimates in Table 1B are assumptions only.  The actual coverage/acreage for each land 

use will vary from these estimates depending upon the final site plan for each use.

85 of 339



Lytle Creek North

rev. Oct. 25, 2018
1.0  Introduction

1-28

Table 1C
Proposed Development by Phase

Description Phase I Phase II Phase III
Coverage/Acreage Estimates (by phase):
  On-site Road Acreage 

(Includes Glen Helen Parkway, North 
entry Drive, West entry Drive & the Loop 
Roadway only)

32.6 ac 0 ac 0 ac

  Off-site Road Acreage 
(Includes only the off-site portion of the 
North Entry Drive extending from Glen 
Helen Parkway through Sycamore Flats to 
the northern project boundary)

6.7 ac 0 ac 0 ac

Lineal Feet of On-site Streets in Lytle Creek North Project (by phase):
  Lineal Feet of On-site Streets 

(Includes Glen Helen Parkway, North 
Entry Drive, West Entry Drive & the Loop 
Roadway only)

18,620 lf 0 lf 0 lf

Lineal Feet of Off-site Street Necessary to Serve the Project (by phase):
  Lineal Feet of Off-site Street 

(Includes only the off-site portion of the 
North Entry Drive extending from Glen 
Helen Parkway through Sycamore Flats to 
the northern project boundary)

3,650 lf 0 lf 0 lf

Percent of Each Land Use Area (by phase):
 Note: For information on the percent of each land use area by phase, please see Table 1A, above.

Number of Dwelling Units (by phase):
 Single Family Dwelling Units 1,078 du

1,160 du
759 du 397 du

319 du

 Multi-Family Dwelling Units 172 du
90 du

N/A N/A
78 du

 Total Dwelling Units 1,250 du 759 du 397 du

Projected Population of Lytle Creek North (by phase):
  Projected Project Population By Phase 

(Assumes 2.75 persons per household which 
is the maximum population density average 
in the unincorporated portions of San 
Bernardino County according to the County 
General Plan)

3,438 persons 2,087 persons
(Assumes that an 
elementary school 

is built on 10 
acres)

1,092 persons
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	 c.	 	All	 recovered	 specimens	 shall	 be	 prepared	 to	 the	 point	 of	 identification	 and	
adequately curated into retrievable collections of an institution with appropriate 
staff	and	facilities	for	their	scientific	information	potential	to	be	preserved.

	 d.	 	A	 report	 of	 findings	 with	 an	 itemized	 accession	 inventory	 shall	 be	 prepared	 as	
evidence	 that	 monitoring	 has	 been	 successfully	 completed.	 	 A	 preliminary	 report	
shall	be	submitted	and	approved	prior	to	granting	of	building	permits,	and	a	final	
report	 shall	 be	 submitted	 and	 approved	 prior	 to	 granting	 of	 occupancy	 permits.	
The	 adequacy	 of	 paleontologic	 reports	 shall	 be	 determined	 in	 consultation	 with	 
the	Curator	of	Earth	Science,	San	Bernardino	County	Museum."

  Project Conformance:  The Lytle Creek North property is not mapped on the  
Paleontologic Overlay.

2.4.3  Air Quality

General Plan Policy AQ-14:	 	 "Because	 reduced	 emissions	 are	 promoted	 by	 the	 use	 of	 bicycles	 
and	pedestrian	 facilities	as	alternative	 forms	of	 transportation,	 the	County	 shall	provide	bicycle	 
and	pedestrian	pathways	to	encourage	nonmotorized	trips	as	follows:

	 a.	 	Develop	 standards	 and	 guidelines	 for	 support	 facilities	 to	 incorporate	 into	
development plans for increased bicycle and pedestrian routes to link appropriate 
activity	centers	to	nearby	residential	development."

  Project Conformance:  Pedestrian walkways and bicycle trails are integrated into the  
overall land use plan for Lytle Creek North.  Each of the project's key streets (i.e., Glen  
Helen Parkway, the Loop Roadway, and the West/North Entry Drive), include a  
pedestrian walkway in a landscaped parkway.  Additionally, a joint use pedestrian/bike  
trail traverses the length of Lytle Creek Wash on site.  Connections between this joint 
use trail (i.e., the "Lytle Creek Trail") and the project's internal trail system are provided 
at periodic intervals along Lytle Creek Wash.  Trail connections between the project's  
internal trail system and the Lytle Creek Trail, also extend to meet up with the County's 
Regional Trail system.  This comprehensive system of internal, local, and regional  
pedestrian ways and bike trails, is expected to promote and facilitate nonmotorized vehicle 
use within Lytle Creek North.

General Plan Goal C-17:		"A	pattern	of	land	uses	which	can	be	efficiently	served	by	a	diversified	
transportation	 system	 and	 land	 development	 projects	 which	 directly	 and	 indirectly	 generate	 the	
minimum	feasible	air	pollutants."

  Project Conformance:  The Lytle Creek Wash land use plan is designed to facilitate both  
vehicular and non vehicular movement through and within the project.  The 43.4 32.7 acres of  
Commercial development are located in proximity to the 435.7 acres of on-site  
residential uses  — close enough to promote walking and biking between these uses.  The 
two parks and the elementary school site are centrally located within the project, and are 
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  easily reached by the generous pedestrian paths and bike trails that tie the entire project  
together.  Furthermore, the project is designed to accommodate bus transportation when  
said service becomes available.

General Plan Policy AQ-22:		"Because	congestion	resulting	from	increased	growth	is	expected	to	 
result	 in	 a	 significant	 increase	 in	 the	 air	 quality	 degradation	 of	 the	 air	 basin,	 the	 County	may	 
manage	growth	by	insuring	the	timely	provision	of	infrastructure	to	serve	new	development..."

  Project Conformance: The infrastructure improvements necessary to adequately support  
the Lytle Creek North project will be constructed concurrently with, or prior to the actual  
need for such infrastructure, and in substantial conformance with the Phasing Plan  
contained in Chapter 11.0, Preliminary Phasing, of this PDP.  In order to ensure that  
growth is controlled and steady, the project is being built-out in three phases over a five  
to ten year period.  This phased approach is expected to minimize local and regional  
impacts resulting from project implementation.

General Plan Policy AQ-23: 	 "Because	a	more	even	distribution	between	 jobs	and	housing	will	
result	in	fewer	vehicle	trips	and	vehicle	miles	traveled,	the	County	shall	manage	growth	in	order	 
to	create	a	more	efficient	urban	form	as	follows:

	 a.	 	Manage	growth	 through	new	development	and	redevelopment	project	 reviews	and	
actions"	(such	as):

  •	 	Project	 review	procedures,	 ensuring	 that	 site	 design	allows	 for	 alternative	
modes	 of	 transportation	 (bus	 stops,	 bus	 turnouts,	 bikeways,	 pedestrian	 
routes,	etc.)

  •	 	Phasing	 growth	 to	 ensure	 that	 job	 expansion	 and	 housing	 production	 
occur	at	a	targeted	pace.

  •	 	Indexing	 residential	 development	 in	 housing‑rich	 areas	 to	 commercial/
industrial construction or availability.

  •	 Encouraging	community	commercial	development.
  •	 	Providing	 density/intensity	 bonuses	 to	 projects	 which	 improve	 

housing/jobs	balance.
  •	 Encouraging	Planned	Unit	Development.
  •	 Giving	incentives	for	employer‑provided	housing.
  •	 Providing	subsidies	to	attract	new	businesses.
  •	 Utilizing	tax	exempt	bond	financing	to	encourage	job‑creating	businesses.
  •	 	Providing	 infrastructure	 improvements	 and/or	 land	 for	 industrial	 and	

commercial development.

	 b.	 	Improve	 growth	 management	 at	 a	 subregional	 level	 in	 relation	 to	 major	 activity	
centers	as	new	development	occurs	by:

  •	 	Allowing/encouraging	 intensified	 development	 around	 transit	 nodes	 and	
along	transit	corridors.
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	 	 •	 Using	urban	limit	lines	or	phasing	areas	to	manage	growth.

	 c.	 	Continue	 support	 for	 and	 consider	 expansion	 of	 the	 Baldy	 View	 Public/Private	
Coalition	 (CLOUT)	 demonstration	 project	 to	 incorporate:	 incentive	 oriented	 tax	 
credits;	 loan	 programs;	 small	 business	 development	 programs;	 and	 
complementary	 land	 use	 policies,	 all	 aimed	 at	 improving	 the	 jobs/housing	 
balance	in	the	western	San	Bernardino/eastern	Los	Angeles	Counties	area.

	 d.	 	Develop	 and	 adopt	 an	 agreement	 among	 the	 participating	 jurisdictions	 as	 to	 
mutually	acceptable	approaches	to	improve	and	maintain	jobs/housing	balance."

  Project Conformance:  The 645.4-acre Lytle Creek North project is being developed  
as a "Planned Development".  Ultimately, the project will accommodate a variety of  
residential, community commercial, open space, park and recreation, and school uses in a  
carefully designed, master planned community.  Lytle Creek North will be built-out in  
three phases over a five- to ten-year time frame.  This phased development will ensure  
that job expansion and housing production occur at a targeted pace, resulting in  
controlled, balanced growth.

  The project will include 43.4 32.7 acres of Commercial development, with the potential 
for an additional 10.7 acres (PA 1 & PA 2 overlay), located along the I-15 freeway 
corridor and Glen Helen Parkway.  This development will accommodate a mix of retail, 
general/highway commercial, office/business park, and light industrial uses.  At project 
build-out, the Community Commercial development is expected to meet some of  
the shopping and employment needs of project area residents, thereby helping to create a  
balance between the number of jobs generated by the project and the number of homes  
built on-site.

  In addition to the careful mix of uses, the project is designed to foster use of alternative 
modes of transportation.  A system of pedestrian walkways, bicycle trails, and equestrian 
joint-use paths is integrated into the overall project.  In addition, the project can easily  
accommodate bus stops and bus turnouts should bus service to the project site be  
provided by one or more of the public transportation agencies.

  The project will rezone the project size from "Resource Conservation" and "Floodway" to  
"Planned Development."  The proximity of the Commercial development to the I-15  
freeway and the site’s access via the Sierra Avenue and Glen Helen Parkway interchanges 
is expected to prove desirable to businesses seeking freeway frontage and exposure.  The 
project will provide the infrastructure improvement necessary to adequately serve the 
planned Commercial development.

  The project concentrates development along the I-15 freeway corridor which is rapidly 
urbanizing.  Concentrating new development along this corridor will accommodate new 
growth, without encouraging "patch work" development or construction in rural areas 
without any existing infrastructures, or development of important agricultural lands.
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General Plan Policy AQ-24:  "Because	 some	 land	 uses	 support	 populations	 that	 are	 especially	
sensitive	 to	 air	 contaminants	 (such	 as	 schools	 and	 hospitals),	 the	 County	 shall	 support	 a	 
regional	 approach	 to	 regulating	 the	 location	 and	 design	 of	 land	 uses	 which	 are	 especially	 
sensitive	to	air	pollution	as	follows:

	 a.	 	Participate	 with	 the	 SCAQMD	 in	 jointly	 formulating	 appropriate	 standards	 for	
regulating	 the	 location	 and	 protection	 of	 sensitive	 receptors	 (schools,	 day	 care	
facilities,	hospitals	and	the	like)	from	excessive	and	hazardous	emissions."

  Project Conformance:  Lytle Creek North has been carefully designed so that the  
elementary school site is located in the central portion of the community, away from the  
more intense uses associated with the I-15 freeway corridor and the Commercial  
development areas on-site.  The school site is surrounded on three sides by detached 
residential uses and an 8.0-acre park site, and on the fourth side by a portion of the Loop 
Roadway.  The residential and park uses will serve as physical barriers between the  
school and the more intensive land uses along the I-15 freeway.  Because the Loop  
Roadway is not a through street, trucks and other heavy vehicles are not expected to use  
the segment of the Loop Roadway that fronts on the elementary school site on a regular  
basis.  Rather, use of the Loop Roadway will most likely be limited to vehicles accessing  
the school site and the residential portions of the Lytle Creek North project.

General Plan Policy AQ-25:  "Because	the	interrelationship	of	land	use	and	transportation	has	a	 
significant	effect	on	air	quality,	 the	County	shall	 integrate	air	quality	planning	 the	 land	use	and	
transportation	process	as	follows:

	 a.	 		Locate	 and	 design	 new	 development	 in	 a	 manner	 that	 will	 minimize	 direct	 and	
indirect	emission	of	air	contaminants	through	such	means	as:

	 	 •	 	Promoting	 community	 commercial	 development	 to	 reduce	 the	 length	 and	
frequency of vehicle trips.

	 	 •	 	Providing	 for	 increased	 intensity	 of	 development	 along	 existing	 and	 
proposed transit corridors.

	 	 •	 	Providing	 for	 the	 location	 of	 ancillary	 employee	 services	 (including	 but	
not	 limited	 to	 child	 care,	 restaurants,	 banking	 facilities,	 convenience	 
markets)	at	major	employment	centers	 for	 the	purpose	of	reducing	midday	
vehicle	trips."

  Project Conformance:  The project complies with the objectives of General Plan Policy 
AQ-25 in several ways.  First, the project includes 43.4 32.7 acres of community commercial 
development that will help reduce the length and frequency of vehicle trips.  Second, the  
project creates an area of intensified development (i.e., Commercial and residential 
development) along the existing  freeway corridor.  Finally, the project’s mix of  
retail, general/highway commercial, office/business park, and light industrial uses will 
provide on-site employment and shopping opportunities.  The development regulations 
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2.5.6 Land Use/Growth Management

As stated previously in this Section, the County's current Official Land Use Designation for the  
project site is RC (Resource Conservation).  The Lytle Creek North project proposes that the 
designation be changed to PD (Planned Development).  Concurrent with this document, a  
General Plan Amendment has been initiated that would accomplish this redesignation.

According to the General Plan, the purpose of the "RC" land use designation is "to	 encourage	
limited	 rural	 development	 that	 maximizes	 preservation	 of	 open	 space,	 watershed	 and	 wildlife	 
habitat	 areas,"	 and "to	 prevent	 inappropriate	 urban	 population	 densities	 in	 remote	 and/or	 
hazardous	areas	of	 the	County."  The project site is located in a rapidly urbanizing area of San 
Bernardino County.  The Interstate I-5 freeway has been completed and traverses the western  
portion of the site.  An interchange at I-15 and Glen Helen Parkway, just north of the project site,  
is available to provide vehicular access to the property.  Changes in area development patterns  
have occurred that affect the circumstances under which the "RC" designation was originally  
applied to the site.

Development of the project site with higher intensity urban uses may be appropriate given  
increasing development pressures from the cities of Rialto and Fontana, completion of the I-15 
freeway as a major north south regional artery, and development of the Blockbuster Pavilion  
within Glen Helen Regional Park.  These planned and existing uses will all serve to foster  
conditions that are conducive to development of the project site with commercial, office/business 
park, residential, and other uses.

General Plan Policy LU-1:  County General Plan Policy LU-1 states that conditions, criteria 
and standards should be established and implemented "to	 protect	 the	 access	 to,	 and	 economic	
use	of	these	[valuable	mineral]	resources,	provided	that	the	mineral	extraction	does	not	result	in	 
significant	adverse	environmental	effects	and	 that	open	space	uses	have	been	considered	 for	 the	
area	 once	 mining	 operations	 cease."	 	 In addition, Policy LU-1 attempts to "[e]nsure that land  
use	 development	 proposals	 within	 the	 Mineral	 Resource	 Overlay	 Zone	 (MRZ)	 shall	 be	 in	 
accordance	with	the	adopted	mineral	resources	management	policies	of	the	County."

  Project Conformance:  The entire Lytle Creek North project site is designated as one of  
two Mineral Resource Zones (either MRZ-2 or MRZ-3) by the State Mining and Geology 
Board.  Specifically, the project site is designated primarily as Mineral Resource Zone 2  
(MRZ-2), except for small portions of the site along the northern and northwestern  
boundaries which are designated as MRZ-3.  The MRZ-2 designation indicates that  
either:  1) significant mineral deposits are present, or 2) that there is a high likelihood for 
significant mineral deposits to occur on-site.  The MRZ-3 designation is applied to areas  
that contain aggregate resources, but their significance cannot be determined from  
available data.  However, development of the Lytle Creek North project site will remove 
the property from any future opportunity for using it for mining.  The accompanying 
Environmental Impact Report evaluated the potential for significant impacts and  
subsequent conformance with this policy.
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General Plan Policy LU-2:  County General Plan Policy LU-2 encourages "varied	 approaches	 
to	 residential	 development	 in	 order	 to	 foster	 a	 variety	 of	 housing	 types	 and	 densities	 and	more	 
efficient	 use	 of	 the	 land."	 	 In addition, this policy recommends adopting "regulations	 
encouraging	 innovative	 residential	 development."	 	 This policy also recommends revising the  
Planned Development Ordinance to "continue	 its	 use	 to	 permit	 flexible	 design	 and	 siting	 
standards	 such	as	 setbacks,	 yards,	building	 relationships,	and	promote	clustering	as	a	means	of	 
achieving	 more	 efficient	 housing	 construction	 and	 providing	 larger	 areas	 of	 usable	 common	 
open	 space;	 and,	 establishing	 a	 system	 to	 award	 density	 bonuses	 in	 return	 for	 special	 design,	
infrastructure	improvement,	extra	amenities,	usable	open	space,	or	other	developer	efforts."

  Project Conformance:  The proposed project complies with County General Plan Policy  
LU-2 by proposing a mix of housing types, including both detached and attached  
residential development.  In addition, the community commercial areas will allow the 
Applicant to explore innovative planning techniques that may include multi-family 
residences in proximity to adjacent commercial and/or office uses.  The Lytle Creek  
North project will also include a substantial amount of open space, including 75 acres of  
open space/conservation/mitigation areas, 29 acres of public park land, and a designated 
site for a potential elementary school.  Both parks, as well as a portion of the school 
site (e.g., playing fields, playgrounds, etc.), will be available for active and passive 
public recreation uses.  In addition, clustering development on the more gently sloping 
portions of the site will allow preservation of the Sycamore Creek streambed and the  
steep slopes in the northern portion of the project site.

General Plan Policy LU-3:  Another important General Plan County Policy, Policy LU-3, 
states that "the	 County	 wants	 to	 promote	 balanced,	 efficient	 commercial	 developments	 that	 are	 
functional,	 safe,	 attractive	 and	 convenient	 to	 shoppers,	 and	 are	 capable	 of	 strengthening	 the	 
local	economy	and	enhancing	the	quality	of	life	of	County	residents."

  Project Conformance:  The proposed project will provide approximately 43.4 32.7 acres 
of Commercial development which is expected to provide for retail commercial, service 
commercial, and/or business park/office space.  This community commercial area will be  
easily accessible from the I-15 via Glen Helen Parkway, providing high visibility and  
easy accessibility for commercial development.  It is expected that commercial  
development in Lytle Creek North will serve not only future project residents, but  
residents of surrounding unincorporated areas of the County as well.

General Plan Policy LU-4:  The County wants to promote industrial development in order to  
expand its employment and tax bases.  This policy seeks to "[p]rotect	 land	areas	best	suited	 for	 
industrial activity by virtue of their location and other criteria from residential and other  
incompatible	 uses",	 while	 ensuring	 that	 "industrial	 development	 meets	 locational	 and	 
development standards that ensure their compatibility with adjacent uses and community 
character."

  Project Conformance:  The project includes 43.4 32.7 acres of land designated for  
Commercial development.  This land use designation allows light industrial uses as 
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3.0  LAND USE

3.1 PROJECT OVERVIEW

The Lytle Creek North PDP represents a comprehensive planning approach designed to address a  
variety of considerations:  market/economic conditions; quality of living and the environment; values  
of the local and surrounding communities; and various planning, urban design, and engineering 
considerations.  Concurrently with this PDP, a separate request to amend the County's General Plan 
is being processed through the County to redesignate the entire property as "Planned Development 
(PD)."  According to the San Bernardino County General Plan, the purpose of the PD land use 
designation is to provide "sites	for	a	combination	of	residential,	commercial,	industrial,	agricultural,	
open	space	and	recreation	uses,	and	similar	and	compatible	uses."

Although this PDP designates the Lytle Creek North site as PD, the Land Use Plan assigns specific  
land uses, intensities, and densities to areas within the overall project area.  The nine ten land 
use categories identified on the Conceptual Land Use Plan include three Detached Single Family 
Residential designations (i.e., SF-5, SF-6, SF-7), Multi-Family Attached Residential (MF), 
Commercial (C), Elementary School (ES), Community Park (P), Open Space (OS), Public Facility 
(PF), and Landscaped parkways and trails (Landscape), and Conservation/Mitigation (Con/Mit).

The Lytle Creek North Land Use Plan includes a variety of residential, commercial, office/business 
park, and light industrial uses mixed with an array of facilities and amenities intended to create a 
strong sense of community identity and complement other surrounding uses (see Table 2, Land Use  
Summary, and Exhibit 9, Conceptual Land Use Plan).  The Land Use Plan divides the project area  
into 34 separate individual planning areas based on land use and acreage.  Each planning area 
has been assigned a number for referencing purposes.  The numbers, as well as the acreage and  
maximum allowable dwelling units per planning area (if applicable) associated with each planning 
area, are shown on Exhibit 9.

The Land Use Plan provides an overall vision and guide for development within the 647.4 645.4-
acre Lytle Creek North project site.  The plan allows for construction of either: 1) a maximum of 
2,466 homes on approximately 442.3 445.7 acres (without an elementary school), or 2) a maximum 
of 2,406 homes on approximately 432.3 435.7 acres (with an elementary school).  In both instances 
there are four different residential density categories:

 • Single Family Detached Residential - 5,000 square foot minimum lot size (SF 5);

 • Single Family Detached Residential - 6,000 square foot minimum lot size (SF 6);

 • Single Family Detached Residential - 7,200 square foot minimum lot size (SF 7); and 

 • Multi Family Attached Residential (MF).
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Table 2 -- Land Use Summary
Legend Land Use Acreage Average  

Density
Dwelling  

Units
Square  

Footage
Detached Single Family Residential

SF-5 5,000 sq. ft. lots (minimum) 188.1 ac 6.0 du/ac 1,128 du
1,132 du

---

SF-6 6,000 sq. ft. lots (minimum) 163.3 ac 5.0 du/ac 816 du ---

SF-7 7,200 sq. ft. lots (minimum) 71.1 ac 4.1 du/ac 290 du ---

Single Family Residential Subtotal 422.5 ac 5.3 du/ac 2,234 du
2,238 du

---

MF Multi-Family Attached 13.2 ac
23.9 ac

13.0 du/ac 172 du
168 du

---

Residential Total 435.7 ac
446.4 ac 

5.5 du/ac 2,406 du ---

C Commercial 43.4 ac
32.7 ac

--- --- 678,450 sf
512,788 sf

ES Elementary School 10.0 ac 6.0 du/ac 60 du1 ---

P Community Parks: 
        •  Active Park 
        •  Passive Park

8.0 ac
21.0 ac

Community Parks Subtotal 29.0 ac --- --- ---

OS Open Space3 48.4 ac --- --- ---

Landscape 2.4 ac --- --- ---

Conservation/Mitigation 26.9 ac --- --- ---

Roadway Rights-of-Way & 
Parkway4

49.6 ac --- --- ---

Total 645.4 ac 3.8 du/ac 2,466 du2 678,450 sf
512,788 sf

1These dwelling units may be constructed on the school site only if the school district(s) having jurisdiction over the  
10.0-acre site determine that an elementary school site is neither needed nor warranted within the Lytle Creek North 
project.  In such an instance, only detached single family dwelling units having a minimum lot size of 5,000 square feet 
may be constructed on the parcel; no attached or multi-family units are permitted.  The number of dwelling units on the 
designated school site property shall not exceed 60 detached single family residences.
2Total includes 60 detached single family residences assigned to the designated 10.0-acre elementary school site.  These 
units will be constructed only if the School District determines that an elementary school site in Lytle Creek North is not  
required.
3Open Space includes Lytle Creek Trail (PA H) and excludes 21.8 acres of Conservation and 404 Mitigation easements 
within PA 15 (E). 
4Acreage includes 17 acres of Landscaped Parkways and excludes the 0.3-acre Fire Access Driveway in PA 3 (A).

3.0  Land Use
3-2
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In addition to the 2,406 homes, another 60 detached single family dwelling units are permitted on the  
elementary school site, if the school district(s) elect(s) not to built a school on the property.  Only  
single family detached residences are permitted in the SF-5, SF-6, and SF-7 land use designations.  
Either multi-family or single family homes, but not both, are permitted in the MF land use 
designation.

In addition to the permitted residential uses, 43.4 32.7 acres of Commercial development are 
expected to build-out with a combination of community commercial, general/highway commercial,  
office/business park, and/or light industrial uses.  No residential uses shall be permitted in areas 
designated as Commercial, except for PA 2 which is designated Multi-Family residential with a 
commercial overlay.  The exact composition of the Commercial land uses will be determined by the 
Final Development Plan/Conditional Use Permit.

The Land Use Plan also proposes 75.3 acres of open space (26.9 acres are dedicated for conservation 
and mitigation purposes), and 29.0 acres of park uses, which also contain a portion of the public trail 
system.  There is an 8.0 acre active community park located in the approximate center of the project 
on the Loop Roadway that circles through the project area south of the I-15 Freeway.  In addition, 
the project includes a 21.0 acre passive community park situated adjacent to the I-15 Freeway right-
of-way.  Sycamore Creek crosses through the southern portion of the passive park in a large swath 
of open space.

An artist's conception of the Lytle Creek North property as it might appear at project build-out is  
shown in Exhibit 10, Lytle	Creek	North	Aerial	View.  The exhibit shows the relationship of the  
project site to Lytle Creek Wash, the I-15 Freeway, and the San Bernardino Mountains to the north.   
In addition, the exhibit clearly illustrates that the most intensive uses in the project will be 
concentrated near the I-15 Freeway and along Glen Helen Parkway.

The Lytle Creek North Planned Development includes the components necessary to reflect the 
activities and living patterns of the future users including housing, shops, workplaces, a school, and  
two community parks.  The Planned Development concept allows Lytle Creek North to be built in a  
manner which enhances the quality of daily life for the residents as they live, work, and play within  
the community.  This will be achieved by providing a convenient pedestrian and automobile circula- 
tion network and by strategically locating support facilities in convenient proximity to most 
residents.

The Planned Development concept strives to provide a strong "sense of place" at the overall 
community level with a number of community-wide design elements.  Special architecture and  
landscape design criteria have been developed for residential neighborhoods and streets to create  
warm and friendly streetscenes that will encourage walking and socialization within the neighbor- 
hoods.  Design guidelines for avoiding continuous "garagescape" street character are provided in the 
plan.  The Lytle Creek North PDP allows for architectural diversity, but also achieves community 
design continuity through the design and maintenance standards contained in Chapter 4.0, Commu-
nity Design, in this document.
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Access into the Lytle Creek North community will be provided from Glen Helen Parkway by a north  
and west access roadway, referred to herein as the North Entry Drive and West Entry Drive.  A 
central Loop Roadway provides internal circulation to all of the residential parcels within the project,  
as well as to the planned 10.0-acre elementary school site and the 8.0-acre active community park.

In addition, the project includes a comprehensive pedestrian/trail system that incorporates sidewalks, 
street parkways with enhanced separate pedestrian zones, pedestrian linkages, and connections to the 
County's Regional Trail system.  The pedestrian/trail system offers pedestrian and bicycle linkages 
to residential areas, the school site, parks, shopping, and open spaces/landscape areas.  (See Chapter 
4.0, Community Design, and Chapter 5.0, Circulation.)

A Master Infrastructure System (see Chapter 6.0, Public Services And Facilities) has been 
developed to provide municipal water, sewer, and storm water drainage service for all individual 
community areas within the project.  As part of the Lytle Creek North Infrastructure Plan, a master 
drainage system has been prepared in accordance with appropriate agency criteria that serves the site 
and provides facilities for ground water recharge, and replacement of the current United States Army 
Corps of Engineers (ACOE) storm water levees and diversion structures.

In addition to the community design, circulation, and infrastructure chapters presented in this PDP, 
there are also discussions relating to phasing, site grading, and project area development standards.  
A detailed discussion of the various land use types planned in the Lytle Creek North community is 
presented in the following sections.

3.2 HOUSING

The Lytle Creek North project will provide both single family detached and multi-family attached 
housing opportunities.  Within this PDP, detached single family homes are permitted in areas 
designated as SF-5, SF-6, and SF-7.  No attached products (e.g., apartments, townhomes, or attached  
condos) are permitted in any of these single family residential land use designations.  Areas  
designated as Multi-Family Attached (MF) are designed to accommodate either multi-family  
attached housing or detached single family homes, but not both.  The residential land use  
designations/parcel are depicted on Exhibit 9, Conceptual Land Use Plan.

3.2.1 Detached Single Family Housing

Single family homes represent the largest use in Lytle Creek North with slightly more than 66% 65% 
of the entire project site planned for eventual development dedicated to this use.  The Lytle Creek 
North Land Use Plan identifies three separate detached single family residential land use designations. 
Each single family residential designation is based on a certain density and minimum lot size (i.e.,  
5,000 square foot lots, 6,000 square foot lots, or 7,200 square foot lots).  No attached units/multi -
family units may be constructed in any area in Lytle Creek North designated as SF-5, SF-6, or SF-7 
residential.
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The SF-5 designation allows lots no smaller than 5,000 square feet in size.  These lots are planned 
around the central Loop Roadway, particularly inside the island of development surrounded by the 
Loop Roadway.  The next largest lots are located in areas designated for SF-6 development.  Lots in 
these areas, which are in general located around the perimeter of the Loop Roadway, may be no less 
than 6,000 square feet in size.  The SF-5 and SF-6 lots are expected to be targeted at value-conscious 
homeowners seeking single family detached homes in a high quality, master planned community.  
Exhibits 11 and 12 depict typical lotting studies for planning areas to be developed with 5,000 sq. ft. 
and 6,000 sq. ft. lots.

The largest and most expensive single family lots within the Lytle Creek North community are found 
in the SF-7 land use designation.  Two areas on-site are designated for minimum 7,200 square foot 
lots.  One SF-7 area is located in the northern portion of the project site, adjacent to the area known 
as "Sycamore Flats."  Finished lots in this area may either be sold individually for custom homes or  
sold to a builder for semi-custom or production homes.  The other SF-7 area is located in the southeast 
comer of the lot, adjacent to the Sunwest Materials mining operations and the Lytle Creek Wash.  
This area is anticipated to contain production homes.  The 7,200 square feet and larger lots are 
targeted at more affluent homeowners seeking lots and/or larger houses.  Exhibit 13 is a lotting study 
for a typical planning area developed with 7,200 square foot lots.

The development standards for each lot size are set forth in Section 10.4.1 in this PDP.

3.2.2 Multi-Family Attached Housing

It is anticipated that the project's market area will not adequately support a large number of attached 
units.  Therefore, a maximum of 172 168 dwelling units has been assigned to the Multi-Family 
Attached (MF) residential area in Lytle Creek North.  This unit total represents approximately 7% of 
the total project residential units.  The maximum density permitted in the Multi-Family area is 13.0 
units per acre.

There is are three only one areas designated on the 
Conceptual Land Use Plan for Multi-Family Attached (MF)  
housing.  One This area is located at the junction of the Loop Roadway and the trail corridor, north of 
Lytle Creek Wash, the other two are located north of Glen Helen Parkway.  Development within the 
MF planning area may consist of either multi-family units (e.g., apartments, attached condominiums, 
townhomes, etc.) at a maximum density of 13.0 units per acre, or as detached single family homes 
with a minimum lot size of 5,000 square feet.  In no case shall the number of units constructed within 
the MF-designated area exceed 172 168 dwellings.  The multi-family attached product may contain 
either rental or for sale housing.  If detached single family homes are built in Planning Area 27, then 
the number of homes shall not exceed 62 detached units.
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 •  The Low Income Housing Tax Credit (LIHTC) Program for new apartment construc-
 tion;

 • Fannie Maes; and
 •  Participation in HOME Investment Partnerships Programs to meet a wide range of 

low income residents' housing needs.

Homebuyers also will have a variety of options for purchasing homes in Lytle Creek North which 
may include the following:

 • Conventional financing (fixed rate mortgages);
 • Adjustable rate mortgages;
 •  Mortgage Revenue Bonds (MRBs) for first-time homebuyers who meet income and 

home purchase price limits;
 •  Veterans Affairs (VA) home loans; 
 • Federal Housing Administration (FHA) home loans, and
 •  PERSE Member Home Loan Program which is available to California Public 

Employees' Retirement System (PERS) members to help with their home financing 
needs.

The financing methods listed above are intended as representative financing measures; these lists are  
not intended to be exhaustive or all-inclusive. It should be noted that as new financing methods 
become available, they will provide builders and developers with additional options for financing 
construction of housing, and homeowners with new alternatives for buying homes.

Since it is anticipated that the residential parcels (i.e., planning area) will be developed by different 
builders and developers, it is not possible to determine an exact phasing for each residential planning 
area.  However, it is possible to state that the residential planning areas will generally develop in 
three phases as shown below:

 •  Phase I residential development:  Planning Areas 9, 10, 21, 23, 24, 25, 26, 27, 28, 32 
& 33.

 • Phase II residential development:  Planning Areas 16, 17, 18, 19, 20, 31 & 34.
 • Phase III residential:  Planning Areas 1, 2, 11, 12, & 14
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3.2.5 Residential Development Areas Adjustments

Because of the uncertain nature of development and constantly changing market forces, it may be 
necessary to adjust the number of dwelling units allocated to some or all of the planning area as the 
project is implemented.  Therefore, the Director of Planning shall approve a transfer in the designated 
target number of dwelling units from one planning area to other planning areas upon determination 
that the transfer complies with all of the following conditions:

a.  The total number of approved residential units and the total number of projected future 
residential units, when combined, shall not exceed the allowed plan maximum of 2,406 
dwelling units with an elementary school, or 2,466 dwelling units without an elementary 
school.

b.  The developer may transfer unused residential units from a previously approved planning 
area (or planning areas) to the proposed planning area(s); provided, however, that the 
developer has declared that the residential units in the previously approved planning area(s) 
are unused residential units eligible for residential unit transfer.  When a development 
application for the planning area(s) is/are submitted to the San Bernardino County, the 
developer must submit, concurrently with the application, a Project Residential Unit Report 
that identifies the following:  (1) the total number of residential units previously approved, as 
well as the number of these units that have been built to date, (2) the total number of unused 
residential units eligible for transfer, and (3) the total number of projected future residential 
units remaining to be developed.

c.  The number of unused and unallocated residential units allowed for transfer into another 
planning area shall not result in an increase in the number of units in the recipient planning 
area by more than 30% of its target unit allocation as allowed for in this Preliminary 
Development Plan.

d.  There would be no significant adverse effect on projected demand on parks, schools, 
infrastructure, and community facilities.

e.  Grading and landform alteration would substantially comply with the previously approved 
Preliminary Development Plan and Final Development Plan.

f. No new significant environmental impacts would result.

If the above conditions are met, then the transfer in dwelling units shall be allowed by the Director 
of Planning. Any change in density or lot sizes resulting from this transfer shall be approved by the 
Director of Planning concurrently with the transfer of units. The Director of Planning shall also have 
the ability to approve the change in minimum lot sizes for each planning area; provided, however, 
that, in no case shall the minimum lot size exceed 4,000 square feet.

3.0  Land Use
3-12a
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3.3 COMMERCIAL LAND USE DESIGNATION

In addition to the SF-5, SF-6, SF-7, and MF residential land use designations, the Lytle Creek North  
project includes 43.4 32.7 acres designated as Commercial (C).  The Commercial category 
is intended to provide for a variety of nonresidential uses, including neighborhood, 
community, general, and highway commercial uses; single user or multi-tenant office/
business park uses, and/or light industrial uses, in addition to multi-family residential in 
PA 1 and 2.  These uses have been identified as appropriate given the proximity of the  
Commercial designated areas to the I-15 Freeway and Glen Helen Parkway. 

The Commercial land use types permitted in the Commercial Zone allow for the following types of  
land use types as generally described in Section 84.0240 in Title 8, Division 4, Chapter 2 of the 
County	of	San	Bernardino	Development	Code:  Professional Service, Retail Trade/Personal Services 
(both Classes I and II), Open Lot Services (Classes I and II, with the exception of swap meets, open  
air markets and impound yards which are strictly prohibited), Lodging Services (Classes I and H), 
Recreation/Entertainment (Classes I and II), Open Lot Services (Classes I and Repair Services  
(Classes I, II and III), Convenience/Support Services, Manufacturing Operations (Class I), Whole-
 sale/Warehouse Operations (Classes I and II), and Contract Construction Services.  Residential uses, 
and medium and heavy industrial uses that generate high levels of pollutants, shall not be permitted 
to locate within the Lytle Creek North project boundaries.  The exact uses permitted in Commercial 
Zones are identified in Section 10.5.1 in this PDP. Special standards have been prepared to insure 
compatibility among uses in this category (see Chapter 10.0, Development Standards).

A brief description of some of the types of development that could occur within designated Commer-
 cial Zones within the Lytle Creek North community follows:

3.3.1 Neighborhood Commercial Development

Convenient retail centers are some hallmarks of the California lifestyle.  An array of Neighborhood 
Commercial uses including a supermarket, drug store, restaurants, gas stations, and small shops are  
anticipated to locate within a planned neighborhood retail center in Lytle Creek North.  Many 
residents may find that their daily needs are met by these retail uses.

The Neighborhood Commercial design guidelines presented in this document attempt to learn from 
the past mistakes experienced in other communities.  These guidelines allow for well designed 
shopping centers familiar to the California lifestyle, while taking into consideration the marketing 
and financial requirements of contemporary retail uses.  Small "strip centers" and isolated retail uses 
are generally discouraged in Lytle Creek North, although a gas station, restaurant, and other similar 
convenience commercial uses are appropriate uses for locating at the key intersection of Glen Helen 
Parkway and the West Entry Drive.
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3.3.2 General/Highway Commercial Development

Special opportunities afforded by the proximity of the project to the I-15 Freeway will be explored, 
although it is not anticipated that the project nor the market will support a regional mall.  Larger 
retailers, automotive and warehouse stores, and "power centers" are likely candidates for the 
Commercial development areas, particular northwest of the freeway.  Design guidelines for Gen - 
eral/Highway Commercial also allow for well designed shopping centers.  As outlined in Chapter 4.0  
of this document, the overriding objective in the design of commercial centers should be the avoid -
ance of static blandness that is often the result of limited detail, accents, and colors.

3.3.3 Office/Business Park Development

The Office/Business Park land use category provides for economic and employment base opportuni-
 ties within the community.  Its intent is to permit the location of various types of office, research and 
development, and business uses; service industries; and limited support retail/service commercial 
uses.

One of the emerging trends expected to carry over into the early 21st Century is the explosive growth 
of small entrepreneurial businesses.  Lytle Creek North is well positioned to take advantage of this 
trend by providing for Office/Business Park uses within the Commercial designation.  In response to 
these trends, businesses will be encouraged to locate in Lytle Creek North.  Those who wish will be 
able to walk or bicycle from home to office, and will find all necessary services in close proximity.  
It is expected that Business Park areas will attract garden office and incubator type businesses, as 
well as more traditional medical and service businesses.

Locational criteria and community design guidelines have been provided in this PDP to ensure 
compatibility with adjacent land use and the overall character of the community as well.

3.3.4 Light Industrial Development

The community of Lytle Creek North is located close to the major industrial area of Ontario.  Market 
analysis suggests that a large commitment of land to purely industrial uses would not be practical for 
the project.  However, it is believed that the master planned environment provided by Lytle Creek 
North, as well as the site's proximity and easy access to I-15, will attract some manufacturers who 
recognize these benefits.
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• Runoff	Control	Measures/Runoff	Conveyance	Measures	- The project will incorpo-
 rate runoff control measures that divert sediment-laden runoff to appropriate traps or  
stable outlets, captures runoff before it leaves the site, and diverts it to locations 
where it can be used or released without erosion or flood damage.  Closely affiliated 
with runoff control measures are runoff conveyance measures.  These measures  
include:  grass-lined channels, hardened channels, paved flumes, and temporary slope 
drains which extend temporarily from the top to the bottom of a cut or fill slope for 
the purpose of conveying concentrated runoff down the slope face without erosion.

 •  Outlet	Protection	- One type of outlet protection measure that may be used in Lytle  
Creek North includes a level spreader which is an outlet designed to convert concen-
 trated runoff to sheet flow and disperse it uniformly across a slope without causing 
erosion.  A second type of outlet protection structure is an outlet stabilization struc-
 ture which is a structure designed to control erosion at the outlet of a channel or 
conduit by reducing the flow velocity and dissipating the flow energy.  A rip rap  
lined apron is the most commonly used practice for this purpose because of its 
relatively low cost and easement of installation.

 •  Sediment	 Trap	 and	 Barriers	 - These items are used to trap sediment and control 
sediments on-site and may typically include installation of block and gravel inlet 
protection to filter sediment from storm water entering a storm drain inlet prior to 
stabilization of contributing area soils; a temporary excavation area round a storm 
drain drop inlet or curb inlet which is designed to trap sediment prior to discharge in 
to the inlet (excavated drop inlet protection); fabric drop inlet protection; a sediment 
basin/rock dam to capture sediment from runoff and retain it on the construction site; 
a sediment /silt fence or straw bale barrier to serve as temporary sediment barriers; a 
sediment trap which is a small temporary ponding basin formed by an embankment 
or excavation to capture sediment from runoff; a permanent grass sod sediment filter 
area around the storm drain drop inlet; and a vegetated low filter strip consisting of a 
low-gradient vegetated area that filters solids from overland sheet flow.

 •  Stream	 Protection: Stream protection may be achieved through the use of  
streambank stabilization and streambed stabilization techniques, and via the use of 
temporary stream crossings for short-term use by construction vehicles or heavy 
equipment.
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3.5 ELEMENTARY SCHOOL SITE

An elementary school site will be provided within the project area.  The project site is divided 
approximately in half by two different school districts, the Rialto Unified and San Bernardino  
Unified School Districts.  It is not known at this time which of the districts would assume 
responsibility for constructing and maintaining the school.  Regardless of which district would 
assume operational responsibilities, the school would serve the needs of future residents of the Lytle 
Creek North community.

The need for a school site within the project will be determined during subsequent levels of the 
planning process.  To allow for flexibility to respond to changes in market conditions and school 
district needs, this PDP assigns a maximum total of 60 residential units to the potential school site. 
The dwelling units allocated to the school site may only be built on the school site property and no 
where else.

The location for the elementary school site has been identified in Planning Area 30.  The potential 
elementary school site has been identified in proximity to the active community park -- the school 
and park sites could potentially serve as a joint use facility, subject to approval by the appropriate 
school district and the County Parks and Recreation Department.  The decision of whether to utilize 
the school site will be the responsibility of the appropriate district.  A total of 60 dwelling units has 
been assigned to the 10-acre school site.  The maximum number of allowed units within the project 
area under any circumstances (2,466 units total) would then be reduced accordingly.

3.6 PERMITTED USES

The basic objective of the Land Use Plan for Lytle Creek North is to provide flexibility in meeting 
future market needs.  In many failed projects, land uses were so narrowly defined that a "patchwork" 
development pattern resulted.  Millions of dollars of infrastructure were installed before being  
needed, and projects were unable to withstand the pressures of economic cycles.  The various 
development areas in the Lytle Creek North project area are designed to be flexible enough to 
accommodate changing market conditions. The basic concept is to build-out one phase before 
commencing with the next.  In this way the community can grow in an efficient, cost-effective 
manner.

Table 4, Land	 Use	 by	 Planning	 Area, depicts permitted residential categories in each planning 
area.  Within each planning area a maximum number of dwelling units and target lot sizes assigned, 
and one of four residential subcategories are permitted.  Additional residential requirements are  
contained in Sections 10.4.1 and 10.4.2 in this PDP.  In the event that Planning Area 27 does not 
develop with multi-family attached or detached single family residential units, hotel or motel uses 
are permitted on that parcel with approval of a Final Development Plan/Conditional Use Permit.

Every effort has been made to apply good planning theory to each permitted use.  For example, the 
number of residential units assigned to each planning area differs by its location, target market, and site 
characteristics.  Attached dwelling units are permitted only in Planning Areas 1, 2, & 27.  Commercial 
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areas are located along Glen Helen Parkway and are easily accessible from Rialto and the I-15 
Freeway.

The design concept for Lytle Creek North provides for a complementary mix of residential, commer-
 cial, office/business park, light industrial, recreation, and aesthetic uses.  The Land Use Plan includes 
an array of uses which consists of community commercial, detached and attached residential 
products, two community parks, a community wide pedestrian system that ties into the County's 
Regional Trail system, and a school site.

Principal access into the Lytle Creek North project will be provided from the I-15/Glen Helen Park- 
 way Interchange to the north of the site, and from Glen Helen Parkway to the west via an I-15 
freeway underpass.  Internal off-street pedestrian and the Loop Expanded Parkway provides 
vehicular as well as pedestrian and bicycle access to all residential areas within Lytle Creek North, 
unifying the community.

 Table 4 -- Land Use by Planning Area
Planning 

Area
Zone  

Designation
Land Use Acreage Average 

Density
Dwelling 

Units
1 MF/C Multi-Family Residential /

Commercial1
9.1 ---

13.0
---
69

2 MF/C Multi-Family Residential /
Commercial1

1.6 ---
13.0

---
9

3 OS Open Space 2.2 --- ---
4 C Commercial1 3.2 --- ---
5 OS Open Space 3.2 --- ---
6 C Commercial1 14.5 --- ---
7 C Commercial1 15.0 --- ---
8 Landscape Public Landscaped 

Parkway & Trail
0.5 --- ---

9 SF-5 Single Family Residential 
(5,000 sq. ft. lots min.)

10.0 6.0 60

10 SF-5 Single Family Residential 
(5,000 sq. ft. lots min.)

12.5 6.0 75

11 SF-5 Single Family Residential 
(5,000 sq. ft. lots min.)

21.9 6.0 131

12 SF-5 Single Family Residential 
(5,000 sq. ft. lots min.)

19.8 6.0 119
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 Table 4 -- Land Use by Planning Area
Planning 

Area
Zone  

Designation
Land Use Acreage Average 

Density
Dwelling 

Units
13 P Passive Community Park 21.0 --- ---
14 SF-7 Single Family Residential 

(7,200 sq. ft. lots min.)
36.3 4.1 147

15 OS Open Space 62.03 --- ---
16 SF-6 Single Family Residential 

(6,000 sq. ft. lots min.)
18.6 5.0 92

17 SF-6 Single Family Residential 
(6,000 sq. ft. lots min.)

19.9 5.0 98

18 SF-6 Single Family Residential 
(6,000 sq. ft. lots min.)

21.0 5.0 103

19 SF-5 Single Family Residential 
(5,000 sq. ft. lots min.)

23.3 6.0 140

20 SF-6 Single Family Residential 
(6,000 sq. ft. lots min.)

20.7 6.0 102

214 SF-7 Single Family Residential 
(7,200 sq. ft. lots min.)

34.8 4.1 143

23 SF-6 Single Family Residential 
(6,000 sq. ft. lots min.)

20.1 5.0 100

24 SF-6 Single Family Residential 
(6,000 sq. ft. lots min.)

19.5 5.0 99

25 SF-6 Single Family Residential 
(6,000 sq. ft. lots min.)

21.3 5.0 109

26 SF-6 Single Family Residential 
(6,000 sq. ft. lots min.)

22.2 5.0 113

27 MF Multi-Family Residential 13.2 13.0 172
90

28 SF-5 Single Family Residential 
(5,000 sq. ft. lots min.)

23.2 6.0 139
143

29 P Active Community Park 8.0 --- ---
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•  Structural Projections into Yards - The provisions contained in Title 8, Division 7,  
Chapter 5 of the County	of	San	Bernardino	Development	Code shall apply.

•  Residential Street Standards - The residential street condition allowed for all SE Zones  
is a 36-foot curb-to-curb dimension within a 50-foot right-of-way. This street condition 
includes a 6-inch curb with an adjacent 6-foot wide sidewalk.

•  Resident Parking - Two (2) spaces per residential unit in an enclosed two-car garage 
associated with the dwelling unit on the same lot. Tandem parking shall be prohibited.

10.4.2 Multi-Family Attached Residential Development Standards

•  Purpose - The Multi-Family Attached (MEF) Residential designation is intended for the 
development of higher density multi-family residential development. These standards  
allow for a variety of apartment, townhome, and condominium product types, and 
community facilities and accessory uses which are complementary and harmonious with 
such development. The MEF land use designation allows for up to 14 13 dwelling units per  
acre. If desired by the owner, developer, or builder, detached single family homes on 
minimum 5,000 square foot lots may be constructed in lieu of multi-family dwellings in  
any area designated as MEF. However, in no case shall single family detached units and  
multi-family dwellings be permitted within the same MEF designated planning area.

• Permitted Uses - The following uses shall be permitted in all MEF residential areas:
 –  Multi-family attached residential units, including duplexes, condominiums, 

townhomes, and apartments,
 – Child daycare facilities, containing six or less children,
 –  Accessory uses as specified in Division 4, Chapter 5 of the County of San  

Bernardino	Development	Code, and
 –  Those uses not specifically listed in this Section 10.4.2 are subject to Planning 

Commission determination to be either permitted, conditional, or prohibited uses 
pursuant to the objectives of these development standards and the purposes of the 
individual land use category.

•  Conditional Uses - The following uses may be permitted subject to the conditions and 
requirements for Conditional Use Permits as set forth in Division 3, Chapter 3, Article 1  
of the County	 of	 San	 Bernardino	 Development	 Code	 and Planning Commission 
determination:

 – Public buildings, such as schools, libraries, and fire and police stations,
 – Daycare facility, containing greater than six children,
 – Non-commercial recreation facilities,
 –  Hotels (including associated restaurants, ballrooms, banquet rooms, meeting 

facilities, and conference rooms/halls),
 – Motels and motor inns,
 – Religious uses,
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 –  Mobile home park not to exceed seven (7) spaces per acre on minimum parcel 
size of ten (10) acres,

 –  Second dwelling unit, subject to the requirements contained in Section 84.0510,  
Uses Accessory to Primary Residential, of the County	 of	 San	 Bernardino 
Development Code, and the issuance of a Conditional Use Permit per the 
requirements of Division 3, Chapter 3, Article 1 of the County's Development  
Code; and

 –  Additional uses as specified in Division 4, Chapter 4 of the County of San 
Bernardino	Development	Code.

•  Site Development Standards - The following requirements shall be applied to the 
appropriate MF Zone designation for permitted lot configurations:

Table 6
Multi-Family Attached Residential Development Standards

Maximum Housing Density (dwellings per acre) 13 du/ac
Maximum Structure Height 50 ft.
Minimum Lot Size 10,000 sq. ft.
Minimum Lot Coverage (building coverage) 60%
Maximum Lot Dimensions (width to depth ratio) 1:3
Lot Requirements:
Minimum Lot Width 60 ft.
Minimum Lot Depth 100 80 ft.
Yard Setbacks:
Front Yard Setback 25 10 ft.
Side Yard Setback One Side 10 5 ft.

Other Sides 5 ft.
Street Side Yard Setback Local Street 15 10 ft.

Collector Street or 
Larger

25 15 ft

Rear Yard Setback 15 10 ft.
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structures. The separations shall  be between opposite exterior walls. Walls shall be considered 
opposite if a perpendicular line drawn in a horizontal plane from one structure intersects another 
structure's wall. The front side of a unit is the one containing the primary entrance to the dwelling 
unit.

•  Structual Projections into Yards - The provisions contained in the Title 8, Division 7, 
Chapter 5 of the County	of	San	Bernardino	Development	Code shall apply.

•  Resident Parking - Two (2) parking spaces on the same site with the main building for each 
dwelling unit. Such spaces shall be located to the rear of the front setback line. 

 Tandem parking shall be prohibited.

•  Guest Parking - One (1) parking space for every five (5) dwelling units.

•  Maintenance Requirements - Although units may be owned by individuals, a community 
maintenance entity (private Homeowner Association) shall be formed to ensure the long term 
maintenance of building and landscaping for the entire project.

Table 7
Multi-Family Attached Residential Building Separation Standards

Building Orientation Separation

Side-to-side 10 ft.

Rear-to-rear 15 20 ft.

Front-to-rear 20 ft.

Front-to-front or interior court space 25 20 ft.

Interior court space with parking access 30 ft. (26 ft. at 2nd Story)

All others 20 15 ft.
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10.5 COMMERCIAL DEVELOPMENT STANDARDS

It is the intent of the Commercial (C) designation to facilitate the creation of non-residential districts 
that can accomodate a mix of retail, general/highway and support commercial, office/business park, 
and light industrial uses. These guidelines and standards show be used in a flexible and permissive 
way, encouraging innovative solutions and creative planning concepts.

The following sections further describe development standards for all Commercial Zones within 
Lytle Creek North:

10.5 Permitted Commercial Uses

•  Purpose - The purpose of these Commercial Zone development provisions is to guide the 
planning, design, development, and operation of the various non-residential uses in the 
designated Commercial Zones within Lytle Creek North. These standards are intended to:

 –  Facilitate well designed neighborhood and community shopping centers intended 
to meet the shopping needs of project area residents, and also to allow for larger 
retailers, automove, and warehouse stores that are likely candidates for freeway 
oriented locations.

 – Ensure that community and general/highway commercial projects take advantage of  
  the high visibility and convenient access offered by the I-15 Freeway and the Glen  
  Helen Parkway/I-15 and Sierra Avenue/I-15 interchanges.

 –  Provide regulations for the development of retail, office, research and development, 
business, light manufacturing, service, industries, and support/service commercial 
uses in designated Commercial Zones in Lytle Creek North.

 –  Regulate the design and development of industrial projects within the Lytle Creek 
North project area. These regulations permit uses generally characterized as light 
industrial in nature: manufacturing, warehousing, and service industries.

 
•  Permitted Uses - The following uses shall be permitted in all Commercial Zones as defined 

in Sections 84.0230 and 84.0240 of Title 8, Division 4, Chapter 2 of the County of San 
Bernardino Development Code:

 –  Any of the following uses:
  •   Professional Services,
  •   Retail Trade/Personal Services I and II,
  •   Open Lot Services I, 
  •   Lodging Services I,
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11.2 PHASE I DEVELOPMENT

It is expected that development within Lytle Creek North will commence at the southerly end of  
the project, and move westerly along Lytle Creek Wash towards Glen Helen Parkway.  This first  
phase of development will likely include the residential parcels along Lytle Creek Wash,  
residential Planning Areas 9 and 10, and residential Planning Areas 28, 32, and 33 located within  
the center "island" created by the Loop Roadway. Development of the multi-family attached  
housing in Planning Area 27 will probably occur near the end of Phase I.  In addition, the active  
community park (Planning Area 29) will be built and the landscaping in Planning Area 8  
installed in Phase I.

Infrastructure development within Lytle Creek North will require that the proposed channel im-  
provements be made in their entirety to allow the mass grading to proceed in a three-phase  
fashion.  It is anticipated that the first phase mass grading will include approximately 60 percent  
of the project area, extending from Lytle Creek Wash on the southerly side of the project to the  
north side of the Loop Roadway street system.

Street improvements within the first phase of the project All street improvements will  
occur within the first phase of the project, and will include the Interstate 15 main access  
underpass (i.e., the West Entry Drive/1-5 underpass), the connection to the central Loop  
Roadway, and the southerly and westerly portions of the Loop Roadway itself.  The northerly  
and easterly portions of the Loop Roadway will be graded to subbase requirements for  
construction traffic and emergency traffic only.  Street improvements will also include the  
construction of the second means of access across Sycamore Flats, roadway and  
streetscape improvements to Glen Helen Parkway, construction of the North Entry Drive  
and the northerly and easterly portions of the Loop Roadway.  The initial phase of development  
also will include the required water storage facility for fire protection.

11.3 PHASE II DEVELOPMENT

Phase II development will start at the easterly and northerly sides of the Loop Roadway and is 
anticipated to occur upon the completion of the off-site northern access road from Glen Helen 
Parkway through Sycamore Flats and the sewerage lift station to be located in the easterly corner 
of Planning Area 19.  Planning Areas 16 through 20, and 31 will build-out with residential uses in 
Phase II.

The Commercial areas planned for development in Phase II include Planning Areas 6 and 7.  
These areas will provide a total of 29.5 acres of non-residential land that could potentially  
develop with a mix of retail, general/highway commercial, support commercial, office/business 
park, and/or light industrial uses.

Although the Conceptual	Phasing	Plan	 identifies the elementary school site as part of Phase II 
development, the actual phasing of the school will be determined by the School District.  If the 
School District determines that there is no need for an elementary school in Lytle Creek North,  
then the 10-acre site may develop with up to 60 dwelling units during Phase II of the phasing 
program.
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The development of the second phase will complete the remaining mass grading of the project 
(except for Planning Areas 13 and 14) and all of the backbone infrastructure required for the  
project.  The second phase of infrastructure will include the construction of the remaining sewer, 
water, and dry utilities.

11.4 PHASE III DEVELOPMENT

The third and final phase of development within Lytle Creek North will include the grading and 
development of residential Planning Area 14.  This area is planned for detached single family  
homes on minimum 7,200 square foot lots.  Other residential development in Phase III will  
include the construction of 5,000 square foot minimum lots in Planning Areas 11 and 
12.  Multi-Family residential will  occur in Planning Areas 1 and 2. Mass grading of these 
planning areas is expected to have already occurred in Phase II.  Also planned for Phase 
III build-out is the 21.0-acre passive community park (Planning Area 13), as well as  
the grading and construction of the remaining undeveloped Commercial Zones, (Planning Areas  
1, 2 (if not developed with residential), and 4).
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Tentative Tract Map 20250 
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Addendum to EIR 
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Site Plan and Plans 
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PARK CONCEPTS PLAN FOR:

COUNTY OF SAN BERNARDINO
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