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MISSION STATEMENT

Highland is dedicated to the betterment of the individual, the family, the neighborhood and the
community. The City Council and the staff of Highland are dedicated to providing the quality of public
facilities and services that its citizens are willing to fund and will do so as efficiently as possible.

Visit the City’'s Website at:  www cityofhighland.org
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In compliance with the Americans with Disabilities Act (ADA), if you need special
assistance, please contact the City Clerk’s office at (909) 864-6861, ext. 226, at least 72
hours prior to the meeting for any requests for reasonable accommodation to include

interpreters.

Pursuant to Government Code Section 54957.5, any disclosable public records related to an open
session item on a regular meeting agenda and distributed by the City of Highland to all or a
majority of the Planning Commission, less than 72 hours prior to that meeting, are available for
public inspection at Highland City Hall, 27215 Base Line, Highland, CA 92346, during normal

business hours.

Submission of Public Comments: For those wishing to make public comments by email, please
submit your comments by email to be read aloud at the meeting. Email comments must be
submitted by 5:00 p.m. on October 17, 2023 to publiccomment@cityofhighland.org. If you are
submitting a public comment pertaining to an item on the October 17, 2023 agenda, please
identify the agenda item number in the subject line.

For those wishing to make public comments regarding a public hearing item please identify the
agenda item in the subject line. Comments can be submitted any time prior to the meeting, as
well as during the meeting up until the close of the public hearing on the corresponding item to be
considered part of the record. Please email your comments at

publiccomment@cityofhighland.org.

Members of the public will be permitted to make public comments in person.

PLANNING COMMISSION
REGULAR MEETING AGENDA
October 17, 2023 - 6:00 P.M.

CALL TO ORDER
PLEDGE OF ALLEGIANCE
COMMUNITY INPUT (ITEMS NOT ON THE AGENDA)

To address the Planning Commission, please complete a speaker form located at the
entrance and give it to the Administrative Assistant prior to the beginning of the meeting.
Your name will be called when it is your turn to speak. Individual speakers are limited to
three minutes each. Comments received via email by October 17, 2023, 5:00 p.m., will be
read into the record, provided that the reading shall not exceed three (3) minutes.

1. Minutes from the September 19, 2023 Regular Meeting.

RECOMMENDATION: That the Planning Commission approve the minutes, as
submitted.




PUBLIC HEARING

2. Development of an approximately 160,951 square foot Costco Wholesale warehouse,
inclusive of a big-box retail store and related site improvements, Alcoholic Beverage
Control (ABC) License, optical store, pharmacy and tire shop, and ancillary 15-pump
vehicle fueling station with 30 fueling positions and building mounted signage. File/Index
Numbers: Desian Review Application (DRA 23-011), Conditional Use Permits (CUP 22-
013 and CUP 23-012), and Sign Review (ASR 23-003). (On the north side of Greenspot
Road midblock between State Route 210 and Boulder Avenue, Future addresses will be
28000 Greenspot Road for the wholesale warehouse and 27980 Greenspot Road for the
Vehicle Fueling Station. Assessor’'s Parcel Numbers: 1201-341-36 & 37, 1201-341-40
through -53 and -58.) (Applicant: Costco Wholesale Corporation)

RECOMMENDATION: Staff recommends the Planning Commission:

1. Find under Public Resources Code Section 21166 and the
corresponding CEQA Guidelines Section 15162 that there are
no substantial changes or new information of substantial
importance that would trigger the preparation of a subsequent
EIR and further finding that the project is exempt from further
environmental review;

2. Adopt Resolution No. 2023 — __ | approving Design Review
Application (DRA No. 23-011) for the development of a Costco
Wholesale store, approximately 160,951 square feet, subject to
the Conditions of Approval and Findings of Fact;

3. Adopt Resolution No. 2023 — __ approving Conditional Use
Permit (CUP No. 22-013) for the development of a vehicle
fueling station with fifteen (15) fuel pumps with 30 fueling
positions associated with the Costco Wholesale store, subject
to the Conditions of Approval and Findings of Fact;

4. Adopt Resolution No. 2023 -, approving Conditional Use
Permit (CUP No. 23-012) for a Type 21 Alcoholic Beverage
Control license associated with the Costco store, subject to the
Conditions of Approval and Findings of Fact;

5. Adopt Resolution No. 2023 — , approving Sign Review
(ASR 23-003) for building mounted signs.

ANNOUNCEMENTS

ADJOURN
|, Camille Goritz, Administrative Assistant lll of the City of Highland, California, certify that | caused
to be posted this agenda on or before the 12th of October 2023 by 5:30 p.m. on our website at

www.cityofhighland.org and in the following designated areas:




Highland Branch Library Fire Station No. 1 City Hall
7863 Central Avenue 26974 Base Line 27215 Base Line

Date: October 12, 2023 /\ ﬁ m

Camille Goritz Administrative Assistant Il



STAFF REPORT

TO THE PLANNING COMMISSION

DATE: October 17, 2023

FROM: Lawrence Mainez, Community Development Director

PREPARED BY: Camille Goritz, Administrative Assistant lll (/&

SUBJECT: Minutes from the September 19, 2023 Planning Commission Regular
Meeting.

RECOMMENDATION: Staff recommends the Planning Commission approve the Minutes as
submitted.

PUBLIC NOTICE: The agenda for this item was posted at the three locations per

Resolution No. 2011-047 and on the City’s website.

Approved Motion Second Agenda Item No. }
Denied Ayes
Continued Noes File No.
Tabled Abstain
Absent
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CALL TO ORDER

PLANNING COMMISSION REGULAR MEETING MINUTES

September 19, 2023 - 6:00 P.M.

The regular meeting of the Planning Commission of the City of Highland was called to order at 6:00
p.m. by Chair Hamerly at the Donahue Council Chambers, 27215 Base Line, Highland, California.

Present:

Chair Randall Hamerly
Vice Chair Chandra Thomas
Commissioner Jarrod Miller
Commissioner Jessica Sutorus

Staff Present. Lawrence Mainez, Community Development Director

Kim Stater, Assistant Community Development Director
Angela Tafolla, Associate Planner

Matt Bennett, Assistant Public Works Director

Matt Wirz, Building Official

Scott Rice, City Landscape Architect

Camille Goritz, Administrative Assistant Il

Chair Hamerly led the Pledge of Allegiance.

COMMUNITY INPUT (ITEMS NOT ON THE AGENDA)

None.

CONSENT CALENDAR

1.

PUBLIC HEARINGS

Minutes from the July 18, 2023 Regular Meeting.

A MOTION was made by Commissioner Miller, seconded by Vice Chair Thomas to approve
the minutes as submitted. Motion carried, 4-0.

Minutes from the August 15, 2023 Regular Meeting.

A MOTION was made by Vice Chair Thomas, seconded by Commissioner Sutorus to approve
the minutes as amended. Motion carried, 4-0.

3. Conditional Use Permit (CUP 23-011) and Design Review Application (DRA 23-001)
proposing the construction of a 3,906 square foot office/workshop building and establish a
vehicle tow vard on a vacant, one (1) acre parcel. (24989 5" Street, Applicant: Javier

Gonzales)

Assistant Community Development Director Stater presented the staff report.



Commissioner Miller asked is there an expected date for road widening improvements by the
city?

Assistant Community Development Director Stater stated not to my knowledge.

Commissioner Miller asked does the city have a policy as it relates to discharges to private
property?

Chair Hamerly opened the public hearing.

Assistant Public Works Director Matt Bennett stated | don't know the specific condition, but
prior to obtaining grading and construction permission off site, they will get that permission
from the neighbor. It's not specifically written to an offsite drainage acceptance easement. The
drainage does drain to the rear of the property and the WQMP BMP is at the southwest corner.
The expectation is the development will have the appropriate treatment and mitigation of pre
and post development.

Chair Hamerly stated on the right and left exterior elevation there is a pop out soffit that is
described as stucco and that is butting up against painted rib metal, and it is showing as a
vertical line. They may want to recess that pop out so that it comes to the actual corner of the
material, not the corner of the rib as it projects. What is the parapet height around the
equipment?

Assistant Community Development Director Stater stated yes, 3 feet.

Applicant’s Representative Kevin Kent stated yes, there will be a three-foot parapet around
the equipment.

Applicant Javier Gonzalez stated we do not repair cars, we only store vehicles. We are
Hazmat certified.

Chair Hamerly closed the public hearing.
A MOTION was made by Vice Chair Thomas, seconded by Commissioner Sutorus to approve:

1. Adopt Resolution No. 2023-033, approving Conditional Use
Permit (CUP 23-011) to entitle a vehicle tow yard and office
building, subject to the Conditions of Approval and Findings
of Fact;

2. Adopt Resolution No. 2023-034, approving Design Review
Application (DRA 23-001) for the related Site Plan,
Landscape Plan, Grading Plan, and Building Elevations,
subject to the Conditions of Approval and Findings of Fact;
and

3. Direct staff to file a Notice of Exemption with the County
Clerk of the Board of Supervisors. Motion carried, 4-0.



RESOLUTION NO. 2023 - 033

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
HIGHLAND, CALIFORNIA, APPROVING DESIGN REVIEW APPLICATION
(DRA 23-001) FOR THE SITE PLAN, LANDSCAPE PLAN, GRADING PLAN,
AND BUILDING ELEVATIONS RELATED TO THE CONSTRUCTION OF
3,906 SQUARE FOOT OFFICE/ WORKSHOP BUILDING AS PART OF A
TOW YARD ON A VACANT ONE (1) ACRE PARCEL LOCATED AT 24989
5™MSTREET. ASSESSOR’S PARCEL NUMBER: 0279-141-06.

RESOLUTION NO. 2023 - 034

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
HIGHLAND, CALIFORNIA, APPROVING CONDITIONAL USE PERMIT (CUP
23-011) TO ENTITLE A 3,906 SQUARE FOOT OFFICE/ WORKSHOP
BUILDING AS PART OF A TOW YARD ON A VACANT ONE (1) ACRE
PARCEL LOCATED AT 24989 5™ STREET. ASSESSOR'S PARCEL
NUMBER: 0279-141-06.

4, Conditional Use Permit (CUP 23-013), Design Review Application (DRA 23-003), and a Notice
of Exemption for the construction of a 4690 square foot metal building related to the
expansion of an existing major auto repair facility located 27178 3rd Street. Assessor’s Parcel
Numbers: 1192-641-25. (Applicant: Dib Saleh)

Assistant Community Development Director Stater presented the staff report.

Chair Hamerly opened the public hearing.

Applicant Eliza Ofada stated we do not have any problem with the conditions except
Engineering conditions. We have not had a chance to look over them. There is a huge part
where the engineering department is asking to go back and re-improve the street, which was
done about couple years ago. The sidewalk and the driveway is brand new; | do not know
why we need to address this new construction.

Chair Hamerly asked is there an additional right away dedication?
Applicant Eliza Ofada stated | think 2 feet, | believe we are at 50 feet now.

Assistant Public Works Director Bennett stated the engineering conditions do ask for construct
new street improvements including, parkway landscape improvements.

Chair Hamerly asked if that can be addressed during plan review?

Assistant Public Works Director Bennett stated yes, as it stated directed by City Engineer
transitional improvements and in final design some of these details could be value engineered.
The city constructed this drive approach and the sidewalk in the past with an IVDA project and
the driveway met the residential purposes and is a shorter driveway going to a commercial
project.



Chair Hamerly closed the public hearing.

A MOTION was made by Commissioner Miller, seconded by Commissioner Sutorus to
approve:

1. Adopt Resolution No. 2023-035, approving Conditional
Use Permit (CUP 23-013) and Design Review
Application (DRA 23-003) for the construction of a 4,690
square foot metal building related to the expansion of an
existing major auto repair facility on a 0.92-acre parcel,
subject to the Conditions of Approval and Findings of
Fact; and

2. Direct staff to file a Notice of Exemption with the County
Clerk of the Board of Supervisors. Motion carried, 4-0.

RESOLUTION NO. 2023-035

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF HIGHLAND,
CALIFORNIA, APPROVING CONDITIONAL USE PERMIT (CUP 23-013) AND DESIGN
REVIEW APPLICATION (DRA 23-003) FOR THE CONSTRUCTION OF A 4,690 SQUARE
FOOT METAL BUILDING RELATED TO THE EXPANSION OF AN EXISTING MAJOR AUTO
REPAIR FACILITY ON A 0.92 ACRE PARCEL LOCATED AT 27178 3RD STREET.

Conditional Use Permit CUP-23-003 for the development of a 53.665 square foot speculative
industrial warehouse building, Variance VAR-23-001 to allow the building to exceed the
maximum building height permitted in the Business Park Zone by 10’, Design Review DRA-
23-004 for the project’'s Site Plan, Building Elevations, Conceptual Grading Plan, Public Art
Piece, Conceptual Landscape Plan, and Mitigated Negative Declaration.( 2.86 acre site on
the south side of 5™ Street. approximately 250 feet west of Central Avenue, Applicant: Patriot

UsICV

Associate Planner Tafolla presented the staff report.

Chair Hamerly stated the height was being calculated in the plans from finished floor elevation
but clarified on the variance that it's actually from finished grade to determine the maximum
building height.

Associate Planner Tafolla stated correct.

Chair Hamerly asked ok, the wording of Item 2 in the recommendation, the variance would
read for 49 feet measured from grade apex of parapet?

Associate Planner Tafolia stated correct.

Chair Hamerly opened the public hearing.



Applicant Kevin Rice stated thanks to the staff and everyone for all their hard work, |
appreciate all your time as the member of Planning Commission. The teams are here for all
your technical questions because I'm sure you'll have several of those so thanks so much.
Appreciate your efforts. Thank you.

Public Speaker Anshu Pathak stated | am the owner of the property next to the proposed
development. | was offered 101.6 million to sell my property to this buyer or somebody else,
but | did not agree to it. | want to live in a very peaceful environment, | do not want trucks all
over me, or 45-foot buildings around me. | wanted the city to allow me to put 200 trees and
they refused it, so | don't think city has any interest in the environment or people who are
interested in environmental solutions. They purchased a part of the property which is not
owned by the past owner. | have filed a lawsuit against the city and the related trespassers,
so | will be adding this new developer, so they don't trespass. If they do, they should leave
me alone. My property is here, but the person who has bought this property comes inside my
property. The guy who sold it, he entered my side of the property because my property goes
straight. The gentleman who purchased the property has a beautiful project, and | don't want
to mess with this project, but | don't want to sell him my property. The height of the building is
too high. The City does not want to let me put trees there. You are using my property for a
long time and free of charge. [Inaudible] I'm not going to allow them to steal my property and
allow them to make 45-foot walls around me. The City Attorney sent me the outdated title
report. | told her this is the old title report, give me the new title report.

Chair Hamerly asked did you apply for a permit or ask permission to plant trees on your
property?

Public Speaker Anshu Pathak stated the city said no.

Community Development Director Mainez stated this is not on the agenda. He is bringing up
a lot that is not relevant tonight. It's an open code case and mentioned there is a legal court
case. | would advise that we don't discuss this property unless it is block walls that are relevant
to the height.

Chair Hamerly stated | thought trees would be a part of it because he stated | do not want to
see a 45-foot-tall building my backyard.

Public Speaker Anshu Pathak stated | do not want 45 height building behind in front of me. It
is for you to vote on what is right for the residents and environment. | just want to plant trees.

Public Speaker Jody Scott stated | am concerned about the height. Did this project go to
SBIAA for air height?

Associate Planner Tafolla stated yes, it was. 45 feet was noticed to SBIAA.
Chair Hamerly stated the change from 45 to 49 is more of a technicality because the truck

bay is depressed about four feet. Overall height or maximum height is measured from lowest
adjacent to the apex of the tallest portion of the structure.



Vice Chair Thomas asked if you could come up and speak about the public art. What were
your thoughts about the design? | like the comparison that was shown on the one on Central
Avenue and 3" Street.

Applicants Architect Kevin Alcantra stated we designed the building to the south, so we
wanted something complementary but not exact, and the design in it is a little different. It is
more upplight. We were just getting creative with something that is easy to maintain, clean,
and not damageable.

Commissioner Miller asked can the Applicant speak to the need to have the 45- or 49-foot
height and why that's necessary?

Applicant’s Architect Kevin Alcantra stated | think this is our 7th project here in City of Highland
and we definitely like developing in this city. The market dictates that the building needs to be
a minimum of 32 feet clear and the prospective tenants can rack their product up to a certain
level within the building. The design of these types of buildings, that parapet is always above
that and there is the thickness of the roof above that. Typically, 50 feet is what you would see
for something like this.

Commissioner Miller asked is there any opportunity to optimize and meet somewhere in the
middle?

Applicant’s Architect Kevin Alcantra stated to clarify we are pretty much 45 above grade, and
as you depress those dock doors, the four feet the trucks can back up without needing to go
down a ramp. So, if this was a level building, it would be 45 feet tall, but because it's depressed
in the truck bay, and it goes to 49 feet.

Chair Hamerly asked are you able to work with 45 feet?

Applicant’s Architect Kevin Alcantra stated we did spend a lot of our investing time and money
to kind of look at a west facing truck bay which could help with that balance of the site. That
turn at the northwest corner does not work for trucks at that corner, we tried our very best but
the way we have laid out the site is most optimal for logistics and work safely for the
community.

Chair Hamerly stated regarding the finished floor elevation is noted at 1,166, but all the
surrounding elevations are running from 1,169.5 to 1,168.5. Hopefully that doesn't mess up
your calculations for maximum height, but that's about 3 feet off on the actual spot elevations
that are around the interior of the building. Make a note of that for staff and pick that up on
plan check.

Applicant’s Engineer Ryan stated that number is 1,169.
Commissioner Miller asked was there an analysis done on 5th Street to understand what the

flow depth was there? My concern is the entries that we have the entry high point elevations
were pretty close to equivalent to topic curb topic curbs, it is typically Q25.



Applicant’'s Engineer Ryan stated just for the driveway, you will have a little bit of flow going
out to the street at the driveway location on the east side. For the west side we will have a
reach line at the driveway.

Commissioner Miller stated my concern is if we are providing a high enough high point
elevation at the entrance to keep the 5th street flows within 5th Street and not allow those to
enter into the site?

Applicant’s Engineer Ryan stated yes. We are not doing any off-site improvements. We will
keep the existing conditions.

Commissioner Miller stated City Creek that runs along the northwest section of the project
boundary, have you acquired any plans for that Channel that tell you what the 100-year water
surface is associated with?

Applicant’s Engineer Ryan stated we have the water folding map and we checked that, and
our area is out not covered with the folding map.

Chair Hamerly stated two of trees specified look like they are the only ones that are going to
get any kind of height to them. All the Afghan Pines are along the southern property line, was
there any thought to you putting some taller species along the street 5th Street?

Applicant’s Architect Kevin Alcantara stated our Landscape Architect is not in attendance, but
we do not want to cover a lot of the design of our building. We just want it to be integrated
with the artwork and not really shade the building.

Chair Hamerly closed the public hearing.
A MOTION was made by Vice Chair Thomas, seconded by Commissioner Sutorus to:

1. Adopt Resolution No. 2023 - 036, approving Conditional
Use Permit CUP-23-003 for the development of a 53,665
square foot warehouse/distribution facility and related
improvements;

2. Adopt Resolution No. 2023 - 037 approving Variance VAR-
23-001, allowing an increase in the maximum building
height for the subject warehouse from 35 feet to 49 feet tall,
10 feet greater than permitted in the Business Park Zone;

3. Adopt Resolution No. 2023-038 approving Design Review
Application DRA-23-004 for the Site Plan, Building
Elevations, Conceptual Grading Plan, Public Art Piece and
Conceptual Landscape Plan, subject to the Conditions of
Approval, and the Findings of Fact; and

4. Adopt Resolution No. 2023-039, approving a Mitigated
Negative Declaration and direct Staff to File and Notice of



Determination with San Bernardino County Clerk of the
Board of Supervisors. Motion carried, 3-1 with
Commissioner Miller abstaining.

Commissioner Miller abstained because the additional height of the building is
excessive.

6. Development of a 220-unit, 4-story multi-family apartment complex utilizing a Density Bonus for
eleven (11) affordable units under Section 16.40.090 Development Density of the Highland Municipal
Code. Entitlements include Design Review Application (DRA 23-002) of the project plans, Lot Line
Adiustment (LLA 23-003) to relocate the existing parcel boundaries and create separate parcels for
a multi-phase development, Variance (VAR 23-003) to construct a perimeter fence/wall 29% taller
than the maximum height permitted for residential projects, and a Conditions, Covenants and
Restrictions---Density Bonus and Inclusionary Housing Agreement to demonstrate compliance with
Highland Municipal Code Chapters 16.40 Development Density and 16.50 Inclusionary
Housing.(West side of Sterling Avenue, 250 feet north of 9 Street, Applicant: Helios Holdings, LLC)

Assistant Community Development Director Stater presented the staff report.
Vice Chair Thomas asked are we adopting a resolution for tonight's meeting?

Assistant Community Development Director Stater stated yes, and within that resolution will be
all of the individual recommendations to the City Council.

Chair Hamerly stated regarding the in-lieu fee, is that a standard per unit Development Impact
Fee or fees assessed?

Assistant Community Development Director Stater stated it is standard. When the city enacted
the fee, there was a subcommittee that looked at what it cost to build affordable housing. The
subcommittee said we are not going to collect from our developers $70,000 a unit to build. The
subcommittee recommended to the City Council a fee of $3,750. The City Council adopted that
fee and has not been changed since.

Applicant’s Representative Oscar Urandga stated we have some lovely renderings that we
wanted to show off. We wanted you all to get a sense of what we are  proposing and why we
are proposing it. We want to provide a safe and healthy enclave. | think at the end of the day we
wanted a target market for workforce housing, what we call naturally attainable and occurring
affordable housing. We are very interested in modern, contemporary, and attractive design. The
arrival experience, again, is something that we give a lot of thought to. We wanted something that
was attractive, welcoming, but also very secure. We sincerely wanted this to be a catalyst project
for the community, so we went a little further into design. We honestly wanted to make a
meaningful contribution to the housing crisis. | personally am part of the Multifamily Housing
Council for Orange County and Inland Empire. There are many forces that have on a project at
any given time, and many of those forces are dynamic. They change over time, and we try to pay
a lot of attention to the marketplace. | mentioned an incredible demand for housing which is a
regional demand. We are looking for flexibility in terms of phasing, which is why we proposed a
lot line adjustments the way that we did. Our interest is in a long-term hold in part because we're
in an opportunity zone which are some tax benefits there that could be attractive to equity



investors. We're monitoring inflation daily, costs are incredible. Rent continues to climb to it's
something that is kind of unprecedented in my career. We took advantage of SB 330 to lock in
fees, so out of all of those variables, we were able to make one variable a constant. There is a
very high open space requirement, a high inclusionary requirement, and when we strategize about
how we can solve all those things we came up with our strategy of providing the 5% very low
income. That affords us all those incentives and concessions to accommodate parking. We have
put a number of different amenities, that are active, some are passive, some are focused on
children and adults. We did have a rooftop deck at one point, but we were told we were the first
four story building in the city. Just a lot of thought, a lot of care, iterations, expense, and
collaboration with staff went into that plan. We are welcome to answer any questions you may
have.

Applicant’s Architect Daniel Gaman stated Assistant Community Development Director Stater did
a fabulous presentation on the project. | am more than happy to answer any questions you might
have about why we're proposing the design. It is long skinny building because we have a long
skinny site for the building. The colors were chosen as classic evening wear, warmed up a little
bit by the wood grain, and the recreational amenity building is kind of a butterfly strangling
struggling to break free from that long bar building behind it. Showing on the PowerPoint, this is
one of the courtyards in the building B, there is a BBQ area in the front. The client, Mr. Webb, was
very family oriented, he has two children of his own and he is thinking about children. We thought
about families and children all the way through this, so we have two tot lots. There is also a dog
run, which is by the other courtyard. There is a very large pool, indoor and outdoor fitness club
house space. It is very much for like a suburban type of design and the imperative of this kind of
density is that you begin to think a little bit more urban. Thank you.

Chair Hamerly opened the public hearing.

Public Speaker Jody Scott stated | think this project has a lot of potential, but | do have some
concerns. | presented you all with a letter. | have concerns about the schools and traffic which
includes ingress and egress. Other two concerns are the height of the project and law
enforcement. The concerns can be addressed by requiring staying with it, this includes the city
and the owner of the property. The ones here tonight are the developers, they're not the owners,
they're not the ones when the project are finished and make certain that the project is held up to
some standards. This particular project is right on the entryway into the city so let’s make it a good
entryway, not another slum. We all know that apartments have a real bad name, because that is
basically what they always turn out to be. They might be good for about four or five years, and
then they go down. So, we need to make sure that this this project is done right and enforcement
of certain rules. | would like to see a 24/7 onsite manager 24/7, that is a must. The project must
have some CC&R's, such as no hanging towels or clothes over the balcony. People driving down
Base Line or Sterling can see this four-story building. This is not what we want in the City of
Highland. No windows or balconies facing private property, | couldn't tell which side the balconies
and windows were on, but we need to make certain that the private citizen has their home is
protected. There should be a restriction on the number of people that can be in a certain home.
We don't want ten families in 456 square foot house. So, stay with the cleanup. Lastly, | would
say it is a good project overall. | like what it can bring to the city, thank you.

Public Speaker Margaret Cisneros asked how many owners and neighbors did you contact?
Can you answer that?

10



Chair Hamerly stated | am writing down everything you are stating. If you have a list of questions,
I'll write them down. | don't want to interrupt back and forth.

Public Speaker Margaret Cisneros stated when | came to City of Highland, it was County before.
When | closed escrow, it was the City of Highland. So, | have been living here since it has been
the city. | did not ever dream that | would not have a home. | understand these projects can move
very fast. It has good features, but there's some features that looks like the Hilton hotel. | may
want to live there. You have to consider what is there, not just what you hope to have there. |
don't know any of my neighbors that were contacted except Jody Scott. | contacted her, so you
are lacking in your input. Please consider us that are there, we have all the negatives to live with.
I am 94 years old now and | would like my years to be tranquil. | live there with my 2 caregivers,
and my daughter. Please consider what you are doing. Will you show me where | live?

Assistant Community Development Director Stater pointed to where Mrs. Cisneros lives. She lives
adjacent to the project on the north hand side.

Public Speaker Margaret Cisneros stated | keep thinking about the good years and try to minimize
the negatives | have had to live with to where we had to take down chain link fencing to put steel
ones up to keep the negatives out of my house. Please consider the people that are there. ['ve
tried to be a good neighbor and | think some of the staff knows | am across the street from the
school. They had to remodel all the front of their school and their parking and everything because
of so much negative.

Public Speaker Kathleen Ogeen stated | am the daughter to Margaret, and | am a caregiver for
her because she has developed lung disease. When they were remodeling the school my mother
dedicated frontage to her property so the school children could have easier access to their school
safely. She donated that to the city and there was all of that construction and then she's diagnosed
with lung disease because there is not even noticeable particulate matter that goes on with these
kinds of developments. I'm partial to that because she is my mother, and she has to live with
oxygen 24/7 now. She was there first and so were the residents around there. This outside entity
wants to come in and say the city needs affordable housing. Well, sure they do, all the displaced
people that are being displaced with these warehouses that are getting voted in. Where are they
going to go? Is that rent going to be affordable to them? | doubt it. They have a warehouse salary
and they're just trying to make ends meet and working more jobs. | think Highland can look for
other places that are more conducive to this instead of trying to put this high density down
everybody's throat. You go through suffering; my mom and all the residents were patient with the
remodeling. The Principal came and spoke with the residents and said this is going to be more
than a year's project, they offered us headphones for the noise and masks. Since you do not live
in this area, | didn't see any reports that could be presented to your Planning Commission that
would show the crime rate. There are police that do not even want to go down Elm Street to
answer calls because it is so violent there. We're making calls all the time there is graffiti,
homelessness, and burglary. | am totally in opposition to this. | think you could do better in finding
an area that's conducive to this beautiful affordable housing. 1| really think there’s a lot of work to
do before we entertain this kind of development in the City of Highland. Thank you.

Chair Hamerly asked how many neighbors were interviewed or any interaction with the
neighborhood when it was being designed? Is there risk of Mrs. Cisneros being displaced?
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Applicant’s Representative Oscar Uranga stated we went to great lengths to reach out to the
church to the north. Staff was actually helpful in trying to introduce this to them. We never actually
connected, we tried exhaustively. Through the traffic study process, reached out to the school
itself. There's a lot of dialogue between them and the engineering staff on improvements to the
Sterling Avenue median or not putting in a median. Again, safety was one of our guiding principles
that we really insisted on and we aligned with the school regarding that. | think we found good
compromise there and in addition to the public process, the MND was circulated to residents.

Chair Hamerly stated based on the comments it was what type of input from the neighborhood in
the conceptual design or the ideation portion of the project that led to the inspiration.

Applicant’s Representative Oscar Uranga stated we are concerned about safety. We are willing
to work closely with our neighbors as we get into final engineering on any kind of custom edge
conditions, maybe different plantings. The consideration is baked into the design in the form of
very large setbacks and putting the building in the very center of the property. The additional
height in the walls does not just provide safety or security for us, but it provides screening for their
yards and provides privacy. We think those are good planning principles that we implemented
into the design.

Chair Hamerly stated what you mentioned during your presentation was that you viewed this
project as long-term ownership, correct?

Applicant's Representative Oscar Uranga stated yes, that's the intention. We are living through
some of the most challenging capital markets, high interest rates, difficult financial times of my
career. The advantage of the opportunity zone is to hold for a long time to take advantage of some
tech tax benefits, and that is the intention. We take a thoughtful and caring approach with all the
properties that we develop.

Chair Hamerly asked will there be 24-hour security or on-site management with CC&R’s?

Applicant’s Representative Oscar Uranga stated with any project these days, we insist on a robust
CCTV system and cameras are everywhere. This is a for rental property, so CC&R’s do not apply.
There will be lease terms that force people to comply with certain rules. We do not want stuff
hanging over the railing, that would be a violation of their lease agreement. Regarding the number
of people in a unit is explicitly spelled out in the affordable housing agreement will show the
number of people that can live in a one bedroom or studio. We want to build and maintain a
healthy environment. We do not have a property management company picked out just yet. There
will be 24 hours, seven days a week on-site management staff. During construction there will be
clear signage that shows who to contact if there's dust or noise.

Commissioner Miller stated | have a suggestion when looking at the mitigation measures that are
applicable to construction is to ensure that someone is coming by our weekly that those measures
are being implemented.

Applicant’s Representative Oscar Uranga stated yes, there is inspections that are required.
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Commissioner Miller stated there are 11 very low-income units. How are you going about setting
that affordable price for the other units?

Applicant’s Representative Oscar Uranga stated the market will decide. They will be governed by
30% of 50% of AMI which is published every year as a new schedule. | think some cities have a
utility allowance that they even publish that is inclusive. Those 11 units will get parking and treated
like everybody else in the complex. You will not be able to tell which one is a very low income
versus a market rate unit. The market rate for unit rents will be determined by the marketplace
and we are monitoring that.

Public Speaker Margaret Cisneros asked are there any parking spaces that face the
neighborhood?

Chair Hamerly stated it is surrounded by cars that will be parked facing outward, but the vehicles
will be facing a 7 3/4-foot wall. You most likely will not see the vehicles that are parked behind the
wall or have lights shining into your backyard because of the perimeter wall.

Chair Hamerly stated any comments on the site plan? There is obviously a main entrance that is
at the southern side of the property. Did | hear correctly that the northern access was only
emergency access?

Assistant Community Development Director Stater stated the northern access is egress only.
There is two on Sterling Avenue and on Elm Street that is for emergency access.

Commissioner Sutorus asked if there were only one Electric Vehicle (EV) charger?
Assistant Community Development Director Stater stated there is about 30 EV chargers.

Chair Hamerly asked for high density apartments, is it required to provide or just accommodate
EV charging within the garages?

Applicant’s Architect Daniel Gaman stated we have 91 garages and then the rest are surface
parking spaces, so | can't quote the code of what the requirement is, but it certainly makes sense
from a functional point of view because of covered space. The first EV owners will have garages

as well.
Chair Hamerly stated any comments on the landscape plan?
Commissioner Miller asked are we were meeting the water budget?

City Landscape Architect Scott Rice stated yes. The biggest thing was trying to fit in as much
landscape as possible into the available space, given the limitations, because of the building and

the parking.

Chair Hamerly stated one of the areas that | was looking at since there is a deficit of viable planter
areas to get any tree massing against the building. Did we consider anything such as a green
wall?
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Applicant’s Architect Daniel Gaman stated you make a very good point. When the elevations
come back up, you will notice that the stairs exteriors of the building are expressed. They have a
hooded roof form that comes over them so it's not a blank wall.

Chair Hamerly stated it actually building B south elevation, right hand side has four stories of
blank wall facing the south opposite end of the building. | can see the stairwell right there, but at
the corner that's exposed to two sides of parking right hand side grid there is four stories of blank

wall.

Applicant’s Architect Daniel Gaman stated we can take that into consideration.
Chair Hamerly asked is the dog run real or artificial grass?

Applicant’'s Representative Oscar Uranga stated we are not sure yet. If it is artificial grass, there's
going to be a maintenance element to it.

Chair Hamerly stated lets go over the amenities.

Vice Chair Thomas stated regarding the playground equipment, will there be playground
equipment proposed anywhere on site for an older age child? It seemed to be proposed for
younger children. | recommend incorporating a playground for older age children, so we have
both.

Chair Hamerly stated | recommend the private open areas with each unit have been reduced on
the upper floors. You may want to have some contingency plans in place on how we could expand
the BBQ areas if those do become a high demand.

Chair Hamerly stated the main entry date where it states Halcyon, is that going to be back lighted
or is that a non-illuminated sign?

Applicant's Representative Oscar Uranga stated not sure, it is a design detail we have to get to.

Chair Hamerly stated | encourage you to provide something since the streetlights probably won't
pick it up if you're trying to find your way to Halcyon. PL-6 was the screening, | guess the only
thing | would encourage is the shading looks a little meager along the north side. | know the
building's going to put that whole thing in shade anyway, but maybe work with the city landscape
architect and your landscape architect.

Applicant’s Representative Oscar Uranga stated that northern side is where we have this drainage
and edge condition with another neighbor, and so we didn't want to overstate how many trees we
thought we could fit in there.

Chair Hamerly stated overall | thought there were very artistically done to break up the mass of a
fairly large building, so it does not read as monolithic. There are a lot of garage doors in a row
and not a lot of opportunities for varying them.

Applicant’s Architect Daniel Gaman the architecture that drops from the third floor we have
focused a lot on that long stretch of garage doors. | think we could play more with the color
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because they do tend to be monolithic along the bottom. There is language is a little hard to
describe why the colors are where they are, but it that could read down into the garage doors

better.
Chair Hamerly stated any comments on the grading plan?

Commissioner Miller stated | thought DRC did a really good job on the drainage and the water
quality, not only as it relates to the grading plan, but also quantifying the volumes and discharges
in the Mitigated Negative Deck.

Chair Hamerly stated on page 141 table 2.3 we have the unit types by phase. This table differs
from the composition and the phasing of the table that is declared elsewhere and that is actually
in the document that is recorded with this. | don't know if this needs to be changed so it's internally
consistent or if it doesn't matter.

Assistant Community Development Director Stater stated it changed over time, so this MND was
circulated July 15tthrough July 31%t, 2023 but that has been slightly modified. It is not significant
enough to go back and change the document without recirculating it.

Vice Chair Thomas stated | understand the needs of the current residents. | think it will serve you
well if you continue to keep those communications open, but just overall families need homes to
live here in Southern California, that's crucial. | hear the concerns, but | also hear that housing is
a huge problem and we don't have a lot of wiggle room around that. | like the project; you did a
great job.

Commissioner Sutorus stated | appreciate all the residents, concerns, and comments. | know that
we are in a fast-changing world. Electric cars are coming, and air quality is going to get better. |
sit on a Commission just for large trucks, electrifying and turning into hydrogen where things are
changing quickly. Interest rates are high, and people cannot afford to buy homes right now and
renting is the only option.

Chair Hamerly closed the public hearing.

A MOTION was made by Vice Chair Thomas, seconded by Vice Chair Thomas to:

1. Adopt Resolution No. 2023 - 040 approving “Conditions,
Covenants and Restrictions--Density Bonus and
Inclusionary Housing Agreement” to facilitate the
development of a 220-unit multi-family housing project
utilizing Density Bonus provisions and establishing the
Inclusionary Housing Unit requirements for the project;

2. Adopt Resolution No. 2023-041 approving Design Review
Application (DRA 23-002) for the site plan, landscape plan,
grading plan, and building elevations related to the
construction of a 220-unit, 4-story apartment complex,
subject to the Conditions of Approval.
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3. Adopt Resolution No. 2023-042 approving Lot Line
Adjustment (LLA 23-003) to relocate the existing parcel
boundaries and create separate parcels for a multi-phase
development; subject to the Conditions of Approval and
Findings of Fact;

4. Adopt Resolution No. 2023-043 approving Variance (VAR
23-003) to allow an increase in the maximum height for the
perimeter fence/wall from 6-feet to 7.75-feet, 29% greater
than the maximum height permitted in the for residential
projects; subject to the Findings of Fact; and

5. Adopt Resolution No. 2023-044 adopting the associated
Mitigated Negative Declaration (ENV 23-005), and direct
Staff to file a Notice of Determination with the County Clerk
of the Board.

RESOLUTION NO. 2023 - 040

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
HIGHLAND, CALIFORNIA, RECOMMENDING THE CITY COUNCIL
APPROVE THE CONDITIONS, COVENANTS, AND RESTRICTSIONS---
DENSITY BONUS AND INCLUSTIONARY HOUSING AGREEMENT
RELATED TO DESIGN REVIEW APPLICATION (DRA 23-002) FOR THE
CONSTRUCTION OF A 220-UNIT, 4-STORY APARTMENT COMPLEX,
UTILIZING A FIVE (5) PERCENT “DENSITY BONUS” FOR ELEVEN (11)
AFFORDABLE UNITS UNDER SECTION 16.40.090 OF THE HIGHLAND
MUNICIPAL CODE, ON A VACANT 6.77 ACRE SIT LOVATED ON THE
WEST SIDE OF STERLING AVENUE, 250 FEET NORTH OF 9™ STREET.

RESOLUTION NO. 2023 - 041

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
HIGHLAND, CALIFORNIA, RECOMMENDING THE CITY COUNCIL
APPROVE DESIGN REVIEW APPLICATION (DRA 23-002) FOR SITE
PLAN, LANDSCAPE PLAN, PHOTOMETRIC PLAN, GRADING PLAN, AND
BUILDING ELEVATIONS RELATED TO THE CONSTRUCTION OF A 220-
UNIT, 4-STORY APARTMENT COMPLEX ON A VACANT 6.77 ACRE SITE
LOCATED ON THE WEST SIDE OF STERLING AVENUE, 250 FEET
NORTH OF 9TH STREET.

RESOLUTION NO. 2023 - 042

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
HIGHLAND, CALIFORNIA, RECOMMENDING THE CITY COUNCIL
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APPROVE LOT LINE ADJUSTMENT (LLA 23-003) TO RELOCATE THE
EXISTING PARCEL BOUNDARIES TO CREATE SEPARATE PARCELS FOR
THE MULTI-PHASE DEVELOPMENT OF A 220-UNIT, 4-STORY
APARTMENT COMPLEX ON A 6.77 ACRE SITE LOCATED ON THE WEST
SIDE OF STERLING AVENUE, 250 FEET NORTH OF 9TH STREET.
ASSESSOR’S PARCEL NUMBERS: 0278-131-45, -46, & -47

RESOLUTION NO. 2023 - 043

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
HIGHLAND, CALIFORNIA, RECOMMENDING THE CITY COUNCIL
APPROVE VARIANCE (VAR 23-003) TO ALLOW AN INCREASE IN THE
MAXIMUM HEIGHT FOR A PERIMETER FENCE/WALL FROM 6-FEET TO
7.75-FEET IN ASSOCIATION WITH DESIGN REVIEW APPLICATION (DRA
23-002) AND LOT LINE ADJUSTMENT (LLA 23-003) TO CONSTRUCT A
MULTI-PHASE, 220-UNIT, 4-STORY APARTMENT COMPLEX ON A
VACANT 6.77 ACRE SITE LOCATED ON THE WEST SIDE OF STERLING
AVENUE, 250 FEET NORTH OF 9TH STREET.

RESOLUTION NO. 2023 - 044

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
HIGHLAND, CALIFORNIA, RECOMMENDING THE CITY COUNCIL ADOPT
A MITIGATED NEGATIVE DECLARATION AND MITIGATION MONITORING
AND REPORTING PROGRAM (ENV 23-005) FOR THE DEVELOPMENT OF
A OF A 220-UNIT, 4-STORY APARTMENT COMPLEX ON A VACANT 6.77
ACRE SITE LOCATED ON THE WEST SIDE OF STERLING AVENUE, 250
FEET NORTH OF 9TH STREET. RELATED ENTITLEMENTS INCLUDE
DESIGN REVIEW APPLICATION (DRA 23-002), LOT LINE ADJUSTMENT
(LLA 23-003), AND VARIANCE (VAR 23-003).

7. Specific Plan Revision (SPR 23-001) proposing an amendment to the Greenspot Village &
Marketplace Specific Plan (SPR 06-001), to increase the maximum dwelling unit count from
946 to 1.218 dwelling units, and Design Review Application (DRA 23-009), proposing the
construction of a 272-unit multi-family residential development. (Planning Area 3 of the
Greenspot Village & Marketplace Specific Plan, Applicant Rexco Development)

Assistant Community Development Director Stater presented the staff report.

Commissioner Miller asked if even though we would increase the number of residences, we
are decreasing the traffic associated with that commercial is so great that we end up with a
net reduction?

Assistant Community Development Director Stater stated yes, correct. There is a little bit of
change in peak hour times and trips, but overall, you will definitely see a net reduction.
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Chair Hamerly asked was it a mixed use before commercial?

Assistant Community Development Director Stater stated yes, it was mixed use.
Commissioner Miller asked is Greenspot Road adequate to handle all the traffic coming in.
Assistant Community Development Director Stater stated yes.

Commissioner Miller asked does that extend to the on and off ramps as they currently exist
today?

Assistant Community Development Director Stater stated the city's making some
improvements, as well as Caltrans.

Assistant Public Works Director Matt Bennett stated long range plans will include the build
out. The 5th Street interchange is in the planning stages. The collective improvements based
on the Specific Plan include intersection improvements well outside of east or west towards
5% Street and Palm Avenue. We are continuing to watch and grow with the development as it
comes along.

Chair Hamerly opened the public hearing.

Applicant Patrick Tritz stated I'm here to answer any questions. Assistant Community
Development Director Stater did a great job of describing the project.

Chair Hamerly asked when is your anticipated completion on the first phase?
Applicant Patrick Tritz stated the end of this year.

Public Speaker Jody Scott stated there is 946 homes approved now and you are adding 272
more homes? So, it's going to be a total of 1218 homes, right?

Assistant Community Development Director Stater stated yes, correct.

Public Speaker Jody Scott stated how many of the increased additions on this site are going
to be low and very, very low? Are there any low-income density points that they're getting for
this particular project?

Assistant Community Development Director Stater stated this will be a market rate project.

Public Comment Glenn Elssmann stated | am a part of the Greenspot Village and Marketplace
Land Holdings and Specific Plan. All of the Planning Commissioners are attentive to the
details and really want to see high quality product projects, but also projects that have really
thought through the detail. | want to compliment Patrick Tritz and Rexco for their incredible
effort to ensure that the traffic impacts have been modified and it meets the different elements

here.
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Chair Hamerly stated the leasing office rendering was for the other property that was proposed
previously. | don't know what the wishes of the other Commissioners would be referencing
with that facility. Are we comfortable including a copy of the previously approved leasing office
clubhouse or would you like to continue the item and see the actual clubhouse for phase two?

Applicant’s Architect Damien Titano stated the intent when we did this project was the second
phase was going to have different products than the first phase and to develop a little bit
higher density for the desires of the city. The leasing offices are both complementary to create
one larger space and that they do mirror each other. We cannot guarantee that that is going
to be the final version yet, because of operations. We can't commit to it because of two
different projects, but now the intent is that both leasing offices are mirrored.

Applicant Patrick Tritz stated the intent is for it to be one cohesive project, however the real
estate loans shows two separate parcels and loans. | have fences that have multiple openings
so that they can flow between each other. There is also an EV gate between the two properties
which gives a third point of access in an emergency situation. So, the intent is that one big
project, however two separate phases. Does that make sense?

Chair Hamerly stated not only the emergency linkage there for safety, but also it makes sense
that if it is two phases of the project that there be at least a pedestrian link so that the residents
can walk through.

Applicant Patrick Tritz stated there is a pedestrian link.

Applicant’s Architect Damien Titano stated legally they are two separate projects, so we have
to have they have to act independently for now. | want to specify that the leasing office pictures
you have in your packet will be complementary with one another, this photo is just taken from
phase one plans.

Chair Hamerly stated when we approve a project, but not all of the information or plans are
complete, do we approve it or continue the meeting?

Applicant Patrick Tritz stated the leasing office will be the same as the leasing office from
phase one.

Chair Hamerly stated we are stuck in the middle because we are making a recommendation
to the City Council. I'll defer to staff, but technically, we do not have the building that is going
to be built and we're recommending this to the City Council. Hopefully in that interim the actual
document will be in the packet that is given to the City Council.

Assistant Community Development Director Stater stated yes, the correct document will make
it into the City Council agenda packet.

Chair Hamerly stated any comments on the site plan?
Commissioner Miller stated as it relates to drainage, | am concerned about capacity in the

Greenspot Road storm drain. We did make certain assumptions about how this whole area
was going to drain down Greenspot Road. | think flows will concentrate from both

19



developments along Calhoun Road and enter the storm drain. | think we will get more flow on
Calhoun Road and the Greenspot Road intersection than what the initial storm drain design
could accommodate. | think this needs to be looked at regionally and rather than meeting
water quality criteria.

Chair Hamerly stated as it pertains to the parking that's around phase two leasing office, where
would be the parking for visitors To visit the leasing office for phase two?

Applicant’s Architect Damien Titano pointed to the PowerPoint. This edge along the northern
side of the roundabout would be the easiest to accommodate parking. Currently there was
some area here (pointing to the site plan) that was intended for guest spaces.

Chair Hamerly stated one of my concerns is there is three primary recreation areas, and they
are all clustered at the east end of the site and | guess their concern is twofold. | would hope
that the recreation areas be more evenly distributed throughout the site because that is going
to make a quiet side and a noisy side of the project because those play areas are right up
against the apartment units.

Applicant Patrick Tritz stated these small recreational areas have never created a problem
with other apartments we have built. | see | respect what you're saying. We have never had
an issue of trying to sound mitigate them, there is plenty of landscaping around.

Chair Hamerly stated moving onto the elevations. | like the decorative wall features, and how
it breaks up vertically. It adds a nice entry statement to the spanish style architecture.

Commissioner Miller asked will there be awnings on the windows to the south to help with the
direct sun?

Applicant Patrick Tritz stated we will have recesses in those windows, we are not sure if we
are installing awnings.

Chair Hamerly regarding the conceptual landscape plan, the garden spaces that are between
the different blocks of units are a community open space. Are those flower gardens or private

planter areas?
Applicant’s Representative Damian Titano stated private planter areas.
Chair Hamerly closed the public hearing.

A MOTION was made by Commissioner Sutorus, seconded by Vice Chair Thomas to adopt
Resolution No. 2023- 045 recommending the City Council:

1) Make a finding under Public Resources Code Section
21166 and the corresponding CEQA Guidelines Section
15162 that there are no substantial changes or new
information of substantial importance that would trigger the
preparation of a subsequent EIR and further finding that the
project is exempt from further environmental review under
Government Code Section 65457,
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2) Introduce Ordinance No. to amend the Greenspot
Village & Marketplace Specific Plan (SPR 23-001); and

3) Adopt City Council Resolution No. 2023-045 to approve
Design Review Application (DRA 23-009), subject to the
Conditions of Approval and Findings of Fact.

RESOLUTION NO. 2023-045

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF HIGHLAND,
CALIFORNIA, RECOMMENDING THE CITY COUNCIL 1) INTRODUCE AN ORDINANCE
APPROVING SPECIFIC PLAN REVISION (SPR 23-001) TO INCREASE THE MAXIMUM
DWELLING UNIT COUNT WITHIN THE GREENSPOT VILLAGE & MARKETPLACE
SPECIFIC PLAN FROM 946 DWELLING UNITS TO 1,218 DWELLING UNITS, 2) ADOPT A
RESOLUTION TO APPROVE DESIGN REVIEW APPLICATION (DRA 23-009) TO
CONSTRUCT A 272-UNIT MULTI-FAMILY RESIDENTIAL COMPLEX ON A VACANT 12.6
ACRE SITE WITHIN PLANNING AREA 3, AND 3) MAKE A DETERMINATION THAT THE
ADOPTION OF THE ORDINANCE IS EXEMPT FROM FURTHER CEQA REVIEW UNDER
CEQA GUIDELINES SECTION 15162, PUBLIC RESOURCES CODE SECTION 21666 AND
GOVERNMENT CODE SECTION 65457. ASSESSOR’S PARCEL NUMBERS: 1201-351-28,
1201-351-14, 1201-351-15, 1201-351-16.

ANNOUNCEMENTS

The Planning Commissions next regular meeting is scheduled October 3, 2023.

ADJOURN

There being no further business, Chair Hamerly declared the meeting adjourned at 10:58 p.m.

Submitted by: Approved by:

Camille Goritz, Administrative Assistant ll| Randall Hamerly, Chair
Community Development Department Planning Commission
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STAFF REPORT

TO THE PLANNING COMMISSION

DATE: October 17, 2023

FROM: Lawrence A. Mainez, Community Development Director
PREPARED BY: Kim Stater, Assistant Community Development Director\éé
SUBJECT: Development of an approximately 160,951 square foot

Costco Wholesale warehouse, inclusive of a big-box retail
store and related site improvements, Alcoholic Beverage
Control (ABC) License, optical store, pharmacy and tire
shop, and ancillary 15-pump vehicle fueling station with 30
fueling positions, and building mounted signage. File/Index
Numbers: Design Review Application (DRA 23-011),
Conditional Use Permits (CUP 22-013 and CUP 23-012),
and Sign Review (ASR 23-003).

LOCATION: The site is comprised of 17 parcels totaling 19.74 acres in
area, situated on the north side of Greenspot Road midblock
between State Route 210 and Boulder Avenue within the
Greenspot Village & Market Place Specific Plan Planning
Area | (PA1). Future addresses will be 28000 Greenspot
Road for the wholesale warehouse and 27980 Greenspot
Road for the Vehicle Fueling Station. Assessors Parcel
Numbers: 1201-341-36 & 37, 1201-341-40 through -53 and -
58.

APPLICANT: Costco Wholesale Corporation
RECOMMENDATION: Staff recommends the Planning Commission:

1) Find under Public Resources Code Section 21166 and
the corresponding CEQA Guidelines Section 15162 that
there are no substantial changes or new information of
substantial importance that would trigger the preparation
of a subsequent EIR and further finding that the project is
exempt from further environmental review;

Approved Motion Second Agenda
Item No. Q
Denied Ayes
Noes File No.
Continue Abstain

( ﬁbfent
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Planning Commission Meeting of DRA 23-011
October 17, 2023 CUP 22-013, CUP 23-012 & ASR 23-003

2) Adopt Resolution No. 2023 - | approving Design
Review Application (DRA No. 23-011) for the
development of a Costco Wholesale store, approximately
160,951 square feet, subject to the Conditions of
Approval and Findings of Fact;

3) Adopt Resolution No. 2023 — _ approving Conditional
Use Permit (CUP No. 22-013) for the development of a
vehicle fueling station with fifteen (15) fuel pumps with 30
fueling positions associated with the Costco Wholesale
store, subject to the Conditions of Approval and Findings
of Fact;

4) Adopt Resolution No. 2023 - | approving
Conditional Use Permit (CUP No. 23-012) for a Type 21
Alcohlic Beverage Control license associated with the
Costco store, subject to the Conditions of Approval and
Findings of Fact;

5) Adopt Resolution No. 2023 - , approving Sign
Review (ASR 23-003) for building mounted signs.

FISCAL IMPACT: The Applicant submitted the required deposit fee for processing a
Design Review Application, two (2) Conditional Use Permits, Tentative Parcel Map, and
Accessory Sign Review Application. Staff time spent working on the applications will be
charged to this deposit.

PUBLIC NOTICE: As required by the City Council, notice of the public hearing was
posted at the City’s three designated posting locations. In addition, the notice was
posted on the City's website, mailed to property owners within 300 feet of the project
site, mailed to interested parties and those requesting notice. It was also published in
the San Bernardino Sun.

DESCRIPTION OF SITE: The project site is comprised of 17 parcels totaling
approximately 19.47 acres fronting Greenspot Road, midblock between State Route
210 and Boulder Avenue. It is roughly rectangular, measuring approximately 800 feet
deep by 1,000 feet wide (Attachment 1 — Vicinity Map).

The site’s General Plan designation is Planned Development (PD) and falls within the
Golden Triangle Community Policy Area. Per the General Plan, “the intent for this area
is to facilitate a master planned, mixed-use type of development large enough to cater
to residential, retail and office uses within a well-coordinated group of individually
designed projects. Residential and employment-generating land uses would be
interconnected with a system of landscaped trails, pedestrian pathways and local
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streets.”

In keeping with this intent the “Greenspot Village & Marketplace Specific Plan” (GVMP),
a 104-acre mixed use Specific Plan was adopted by the City Council in 2013. The
official zoning designation is Greenspot Village & Marketplace Specific Plan (SP-06-
001) (Ordinance No. 380, adopted on June 11, 2013). Within the Specific Plan, the site
has an underlying designation of “Planning Area 1 — Highland Marketplace (PA 1).” PA
1 is meant to serve neighborhood, community and sub-regional commercial uses
conveniently located to State Route 210. It allows a variety of retail, office, and service
commercial uses ‘including but not limited to major promotional retail tenants...,
complementary specialty retail goods and services, restaurants, hotels, entertainment
uses, and professional office.” Pedestrian oriented design is encouraged. In total PA 1
is 34.8 acres and permits 507,600 square feet of non-residential use. As proposed, the
project would require the approval of a Design Review Application and two Conditional
Use Permits to be discussed in greater detail below.

The project site has been vacant for many years and was historically used for poultry
farming and strawberry farming.

The surrounding land uses adjacent to the project include:

North: Currently vacant with a proposed 546 unit multi-family housing development
approved, not yet constructed

South: Lowe’s and El Sporta Fitness Center -anchored shopping center & Self Storage
(Highland Crossroads and Highland Crossings)

East:. San Carlo | and San Carlo Il Townhomes by Rexco Development; 200 units
under construction and 272 units entitled on October 10, 2023

West: Currently vacant with no development proposal submitted

The zoning and land use designations of these uses are:

| _Location General Plan Zoning

Project . SPR-006-001, GVMP Specific Plan
Site PD — Golden Triangle PA 1 'Highland Marketplace’

. SP-006-001, GVMP Specific Plan
Narta ™ RD'= Geldan, kriangls PA 2 ‘Residential Villages’

| PD

South PD - Golden Triangle with multiple Conditional Use Permits
B (Highland Crossings)

. SPR-006-001, GVMP Specific Plan
East | PD - Golden Triangle PA 3 Village Center’

. SPR-006-001, GVMP Specific Plan
West | PD-GoldenTriangle | 5\ jighiand Marketplace’
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BACKGROUND: On May 24, 2014, the City Council approved Design Review
Application DRA-009-003 for a multi-tenant commercial shopping center encompassing
the entirety of PA 1 including the subject location. The project was never constructed,
and the entitlement expired.

On June 8, 2021, the City Council approved multiple entitlements for TREH Partners for
a 21-acre mixed-use development at the far west side of PA 1 including an 85,000
square foot commercial shopping center and 200-unit multi-family residential
development. That entitlement remains valid and the grading and building construction
plans are currently in process with the City. Construction is anticipated to begin soon.

PROJECT REVIEW/ANALYSIS: The proposal is for the development of a
Costco Wholesale store. Costco Wholesale Corporation was established in 1976. It is a
discount store commonly referred to as a “wholesale” store or “warehouse club” store
that sells products in bulk for a discounted price. They offer fresh food, produce, meat,
bakery, deli, and dairy products, liquor, dry goods, sundries, hardware, housewares,
jewelry, major appliances, electronics, health and beauty aids and more. The store will
also include ancillary products and services including a pharmacy, optical center and 5 -
bay tire shop.

Below is a list of operational characteristics of the store that affect the project’'s design
and continuing operation:

Retail Operation Hours

» Typical Warehouse operating hours are Monday through Friday from 10:00 am to
8:30 pm, Saturday from 9:30 am to 6:00 pm, and Sunday from 10:00 am to
6:00pm.

» Typical Fuel Facility hours are Monday through Friday from 6:00 am to 9:30 pm,
Saturday from 6:00 am to 7:00 pm, and Sunday from 6:00 am to 6:00 pm.

Stocking and Store Maintenance

* 4am - midnight

Exterior and Parking Lot Maintenance (i.e. sweepers)

» Daily, usually before or after regular business hours

Trash/ Garbage
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* Trash and garbage are disposed of by means of compactors and balers (4am to
midnight)

» Scheduled removal of trash and garbage varies and is dependent on the
production of trash and garbage and removal needs. Garbage removal may take
place daily or at varying intervals throughout the week. (4am to midnight)

+ Cardboard is typically removed daily by a recycler under contract with Costco
Wholesale. (4am to midnight)

+ Used tires are picked up by a recycler. Scheduled for pre-opening hours, typically
around 6 am — 10am

Product Delivery Times

It is anticipated that an average of ten (10) trucks will deliver goods on a typical
weekday. The trucks range in size from 26 feet long for single-axle trailers to 70 feet
long for double-axle trailers. Receiving time varies based on jurisdictional
restrictions, but typically takes place in the early morning, with most of the deliveries
completed before the 10:00 a.m. opening time.

* 6 to 10 Semi-truck loads from our distribution center daily. Mostly between 3 am
and 11 pm.

* 4 to 10 Semi-truck loads from common carriers. Examples: Water, paper, soda
etc. The hours for those trucks are usually 4 am to 1 pm.

* 6 to 10 Box truck deliveries per day. Mostly bread and small service vendors.
Usually 4 amto 1 pm.

Fuel Delivery Times
+ 2 to 6 fueling truck deliveries are anticipated for this proposed location. Mostly
after store business hours

Design Review Application

The proposal by Costco requires four Entitlements: Design Review for Costco’'s Site
Plan, Building Elevations, and Landscape Plan; two (2) Conditional Use Permits (one
for the Vehicle Fueling Station and one for the Costco ABC License); and a Sign
Review for the building mounted signage.

The Design Review Application includes the project Site Plan, Building Elevations, and
Conceptual Landscape Plan (Attachment 2 — Project Plan Set).

SITE PLAN
The Conceptual Site Plan is found on sheet G1.0 of the “Design Review Submittal’ plan

set. The Costco store is located towards the northeast corner of the site, adjacent to
Calhoun Road (referred to as “Future Private Road East”). The store will face southerly




Planning Commission Meeting of DRA 23-011
October 17, 2023 CUP 22-013, CUP 23-012 & ASR 23-003

with the main entry at its southwest corner. The tire shop is on the westerly side with 5
bay doors and separate walk-up window.

The vehicle fueling station is at the southwest corner of the site. Vehicle circulation will
come from north to south, under the canopy, and exit to the east. The fueling canopy
will be approximately 10,960 square feet. The fueling station will have 15 pumps with 30
fueling positions, one on each side. They will be situated in a 5x3 configuration (5 pump
islands, each with 3 pumps). Thus, the traffic can move under the canopy in 10 aisles.
In addition to the 30 fueling positions, this area contains queuing for an additional 60
vehicles. An overhead light indicator will alert the driver to available positions. On-site
attendants will be available to assist customers with fueling as needed. The site plan
does show a “Future Expansion for Reference Only” including five (5) additional pumps.
These pumps are not a part of this application and are not proposed for approval at this
time. Any future expansion will require approval by the Planning Commission. The
station’s underground storage tanks will be fueled from a designated truck-parking bay
to the east, separate from the Costco parking lot. Between two (2) and six (6) gas trucks
will deliver each day. Most would be during non-business hours.

Along the northerly property line, to the west of the store, Electric Vehicle (EV)
equipment will be located in the landscape area adjacent to the parking lot. This
equipment will be required to be fully enclosed with solid walls that compliment the
store’s fagade. The EV parking space will be located immediately below.

An electrical transformer, trash compactors, and loading dock are located on the east
side of the building. These operations will be screened with a variable height block wall
between ten and twelve feet (10’-12’) tall. The wall will serve as a sound barrier for
residential uses located on the easterly property (REXCO Townhomes) and aesthetic
improvement. A second 10’ screen wall is proposed along the northerly boundary at the
interface with the Alliance project entry along Calhoun Road/East Access Road. A
wrought iron fence is proposed along the remainder of the northerly boundary.

The easterly fagade of the store will face the entry of the San Carlo Il Townhome project
entry and the rear of the store will face the future PA 2, 546-unit residential
development, separated by the landscaped paseo to the north to be constructed as part
of PA 1 development.

Access and Circulation

Primary vehicular access will be provided from Greenspot Road with signalized
intersections at its east and its west boundaries, and a smaller point of egress mid-
project.
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Westerly Access / Future Private Road West / Access A

The westerly intersection is referred to as “Future Private Road West” on the Project
Site Plan. This road is the northerly extension of the existing road and intersection that
runs between the Chevron gas station and AT&T store to the south (Highland Crossings
Center). The new northerly leg of the intersection will be constructed with the Costco
project. It will have two inbound lanes and three outbound lanes. From Greenspot Road,
the existing left hand turn pocket into the site will be upgraded from one (1) to two (2)
inbound lanes. Westbound traffic on Greenspot will have a dedicated right-turn into the
site. Colored/stamped concrete or pavement will be installed at this entry in keeping
with the Greenspot Corridor design.

Midpoint Access / Access B

A mid-project driveway will be constructed with the project leading directly to the
entrance of the Costco Warehouse store. It will have two (2) inbound and one (1)
outbound lane. Permitted turning movements include right-in, right-out and left-in
eastbound from Greenspot Road via the existing median.

Future Private Road East / Calhoun Road / Access C

The project's trip distribution analysis determined this access to have the highest
volume of the three mainly serving the residential uses proposed in the Greenspot
Village and Marketplace Specific Plan (PA 2 and PA 3). It will service Planning Area 3 to
the east (San Carlo Townhomes | and Il), and Planning Area 2 to the north (Alliance
Homes 546 multi-family units). Calhoun Road will have two (2) inbound and four (4)
outbound lanes. A signal will be constructed at Greenspot Road by the Costco project if
San Carlo | Townhomes, as conditioned to do so prior to their first occupancy, has not
completed it in advance. Colored / stamped concrete or pavement will be installed at
this entry in keeping with Access A and B.

Parking

The Greenspot Village & Marketplace Specific Plan established site-specific parking
requirements for its commercial uses. Based on the Specific Plan, retail, commercial,
entertainment, office, and restaurant mix, the Plan calls for a minimum of four (4)
parking spaces per 1,000 square feet of commercial use; a total of 161 spaces. The
Municipal Code specifies 1 space / 250 square feet, a total of 644 spaces. Given the
operational characteristics of the store and availability of land, the applicant is proposing
874. These including the appropriate mixture of standard size spaces, compact spaces,
landscape islands, and loading zones.

The Specific Plan Section 6.2.10 Access and Parking Facilities states that parking lot
design should include an efficient traffic movement pattern, and useful pedestrian
circulation with enhanced landscaping. Textured or colored pavement materials may be
used to draw attention to pedestrian circulation paths. The project Site Plan exhibits
each of these features.
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Section 7.8 Paving — integral component of surrounding architecture. Decorative paving
is encouraged in high visibility and use areas and key to vehicular entry drives. It may
include colored and textured concrete or interlocking pavers. Decorative pavement is
called out on the Site plan at each of the project’s entries.

Lighting

The Specific Plan notes that lighting is an integral part of the building design. It has a
positive effect on the appearance of the building and perception of users and promotes
a safe and enjoyable nighttime pedestrian environment and contributes to the quality of
safety. A Site Lighting / Photometrics Plan is included in the Plan Set for reference,
titted “SE-1". It includes a description of the fixtures such as the typical wall pack with
18-20" mounting heights and fiberglass light poles found throughout the parking lot with
25-36" heights. Staff worked with the Applicant to ensure a reduced pole height of 25’
around the perimeter of the site where adjacent to existing and future residential
developments. The interior will contain taller lights to increase the light spread and
ensure the safety of employees and customers. The poles have a contemporary design
with flat lens LED fixtures and will be compatible with other lighting standards approved
for the TREH Partners retail center proposed to the west of the Costco project.

A final lighting plan will be approved by the Community Development Director and the
City’s Landscape Architect during building permit plan check to ensure maximum
benefit without allowing stray light to intrude into windows of nearby residents or create
glare for nearby traffic. Adequate light will be provided in all vehicle fueling areas,
parking, loading and storage areas.

BUILDING ELEVATIONS

The building has four large sides with various architectural treatments to break up the
visual expanse. The north and south (front and rear) elevations are 34 feet tall and 495
feet wide. The building is approximately 36" at the entry with a slightly elevated corner
treatment. Moving along the top of the building, heights vary between 31' and 34’
measured at the coping and cornice elements which alternate on adjoining wall panels.

Most walls are finished with architectural ribbed metal with a 3 foot tall band of split face
CMU along the bottom. The ribbed metals applied in three beige/grey colors referred to
as “Metallic Champagne”, “Light Stone” and “Mistique Plus.” A continuous horizontal red
metal band will be applied approximately 18 feet up from grade on all four sides. It
represents the Costco branding. The band is in line with the Costco building-mounted
sign.

The entry is defined with a cantilevered awning supported by angled metal beams. It will
be painted brown to match the adjacent cornice. Columns on each side of the awning
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will be CMU as well as the remaining columns in the covered entry. Shopping carts will
be kept in this area, to the right of the entry.

The fueling canopy will be approximately 18'5” tall with ribbed metal paneling around
the perimeter, “Metallic Champagne” in color with “Medium Bronze” coping and trim.
The columns are split face CMU, “Medium Brown” in color.

Costco’s building design is in keeping with the GVMP Specific Plan with earth toned
“Agrarian” colors referred to in the Plan as “neutral browns and beige toned colors.”

The Applicant provided a “Sight Line Exhibit” in the plan set to demonstrate the roof-
mounted mechanical equipment will be adequately shielded by the roof parapet.

LANDSCAPING

The project is providing 10.2% landscape coverage throughout the site including
Greenspot frontage, perimeter, and parking lot planters meeting the criteria of the
Specific Plan’s Landscape Guidelines, specifically Section 7.10.1 “Landscaping within
commercial and mixed use Planning Areas shall encompass a minimum ten percent of
the square footage of the Planning Area.” The prevalent street trees are the California
Sycamore and Natchez Crape Myrtle, planted from 36” and 48” box containers. Within
the site, the Applicant proposes a mix of Carrotwood, African Sumac, Crape Myrtle and
Afghan Pines with additional accent trees including the Olive, Palo Verde, Date Palm,
Coast Live Oak and Holly Oak.

Crape Myrtles are proposed along the southerly fagade of the store with Holly Oak’s
lining the main drive aisles. The Easterly Private Road is lined with Purple Magic Crape
Myrtles and the Westerly Road with Sycamores and Crape Myrtles. Landscaping is
used strategically throughout the site to buffer the Costco from adjacent residential
uses. This includes plantings along Calhoun Road/Easterly Access Road and along the
northerly perimeter.

The project meets the Specific Plan requirements including Section 5.7.3.1. B.3. “Within
parking areas at least ten percent of any common parking area shall be landscaped.
Not more than 60% shall be included as perimeter landscaping, 40% shall be distributed
throughout the interior. protect landscaped areas from vehicle damage, encroachment
and overhang. Include shade trees to provide shade canopies.” A common landscape
theme should provide continuity between the varied uses and extend compatibility with
the surrounding area and create a welcoming and comfortable outdoor space.

The City's Landscape Architect has reviewed the plans and provided comments and
recommendations. These include an increase in the number of trees along the building
to soften the expansive fagade, increasing the density of screening in certain locations,
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adding more Heritage trees, coordinating conflicts with lighting and hardscape, and
several others. These comments are included in the Planning Conditions of Approval.

Conditional Use Permit No. 22-011 — Vehicle Fueling Station

The design and operational characteristics of the vehicle fueling station are described
above. It is important to note that this feature of the project requires its own Conditional
Use Permit as mandated by the Specific Plan (Attachment __ - Resolution for the
Vehicle Fueling Station).

Conditional Use Permit No. 23-012 — ABC License

The Applicant is requesting a State of California Alcohol Beverage Control (ABC) Type
21 (Off-Sale General) which authorizes the sale of beer, wine and distilled spirits for
consumption off the premises.

The project site is located within census tract 76.04. The census tract is approximately
2.8 square miles, and it has a population of approximately 4,806. The census tract is
located south of Base Line, east of Central Avenue, north of the City limits and west of
Boulder Avenue. Pursuant to ABC, this census tract permits three (3) On-Sale ABC
licenses (for example an eating establishments) and three (3) Off-Sale ABC licenses
(for example a convenience store). Currently, ABC has approved seven (7) On-Sale
license and seven (7) Off-Sale licenses. The seven active businesses with Off-Sale
licenses are listed below. Six (6) are convenience stores selling beer and wine only and
one is a liquor store with a full Type 21 license.

Businesses with Off-Sale ABC Licenses

| AMPM Arco | 27727 Base Line | Type 20 Off-Sale Beer &
Wine
AMPM Arco 27323 5t Street | Type 20 Off-Sale Beer &
- Wine
Cee Vees Liquor | 7750 Palm Ave, Unit | Type 21 Off-Sale General
1&2
East Highland Ranch | 27767 Base Line Type 20 | Off-Sale Beer &
Valero Wine
Highland C Oil Inc (76 | 27627 Base Line Type 20 Off-Sale Beer &
Gas Station) Wine
Chevron 27981 Greenspot Rd Type 20 Off-Sale Beer &
Wine -
Highland Ranch Service | 7955 Webster Street Type 20 Off-Sale Beer &
(Valero Gas Station) - Wine
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On June 8, 2021, the Planning Commission approved eight (8) ABC licenses for TREH
Development within the Greenspot Village and Marketplace including five (5) On-Sale
licenses for future restaurants, bars, and three (3) Off-Sale licenses for uses such as
grocery stores or gas stations. These approvals were placeholders for future
undetermined tenants. As tenants lease space in the TREH project, they will need to
request individual CUPs for alcohol sales and claim one of the eight licenses.

There are seven (7) existing and three (3) pending future Off-Sale licenses; a total of
ten (10). Costco’s request for a license would bring the total to eleven (11) Off-Sale
licenses in the Census Tract, leading to an increase in the “undue concentration” of
ABC licenses within this Census Tract. According to the Business and Professions
Code a jurisdiction must make a finding of “public convenience or necessity” if there is
an overconcentration of similar liquor licenses within the census tract associated with
the project.

Because the existing licenses in use are at liquor stores with limited availability and
variety, staff recommends making the required finding for the purposes of convenience.
Costco offers an extensive variety of beer, wine, and distilled spirits. A resident would
need to travel to a grocery store outside the Census Tract to find similar products. Said
finding is enumerated in the attached Resolution. The project site is a vacant parcel that
has no reported crimes at this time. Therefore, providing this opportunity the future
Costco allows for the public convenience to shoppers.

Accessory Siagn Review No. 20-013

The project proposes four (4) building-mounted signs as noted on the “Concept
Warehouse Elevations Sign Table.” At the front of the store, above the entrance, the
primary Tenant Identification Sign reads “Costco Wholesale” in red and blue, 286" long
and 7'4” tall, 184 square feet in area. There are two slightly larger signs with the same
text on the right side of the south elevation and on the left of the west elevation. They
measure 32’ long by 8’9" tall, 280 square feet each also reading “Costco Whoesale.”
The fourth building-mounted sign reading “Tire Center” is also on the west elevation and
measures 17'4” long by 1'9” tall; 31 square feet total.

The fueling canopy has a similarly designed “Costco Wholesale” signs measuring 21
square feet in area, on each of its four sides. The total signage on the canopy is 84
square feet.

The Specific Plan contains a Conceptual Sign Program outlining standards and
specifications that assure consistent quality, size, variety, and placement for tenant
signs throughout the project site; Specific Plan Section 6.5.11 Tenant Identity Signs.
The Plan indicates that a tenant sign can, “exhibit the logos, lock and feel of the stores
they represent.” Building-mounted fascia signs are appropriate, and acrylic is permitted
including internally illuminated channel letters and logos. With respect to size, the

11
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Specific Plan states that, “all tenant signage must be proportionate to the storefront and
building design as well as the urban nature of the street. Each tenant is allowed primary
building fascia signage for each elevation facing the common area.” The Costco signs
are in keeping with these requirements. They are proportionate to the storefront with
sizes of 184, 280 and 31 square feet and they are directed to the front and left hand
sides of the store that are dominant and viewable from the public traveling throughout
the commercial center.

Public Comments

Staff received nine (9) public comment letters (Attachment No. 3 - Public Comments).
Four (4) were in favor of the project. One (1) was in opposition due to proximity to the
San Bernardino Costco. The other four requested numerous large trees be planted,
bicycle parking be included, and issues regarding compliance with the Specific Plan,
additional traffic and environmental impacts and drainage be studied and addressed.

The project has been conditioned to address increased landscape density and tree size
and required the installation of a 10-bike parking rack close to the entrance. Issues
related to Specific Plan compliance are noted in the above sections. Traffic and
environmental impacts are addressed below.

ENVIRONMENTAL REVIEW: The Certified Environmental Impact Report (ENV No. 09-
003) (State Clearinghouse Number 2008031058) and Supplemental Environmental
Impact Report (19-002) prepared for the Greenspot Village & Marketplace Specific Plan
was certified by the City of Highland City Council on June 11, 2013 and June 25, 2019
respectively. The EIR and SEIR anticipated commercial development similar to the
project proposal; a large-scale retail development with ancillary goods and services.

Public Resources Code Section 21166 and the corresponding CEQA Guidelines
Section 15162 provide that when an environmental impact report has been prepared for
a project pursuant to this division, no subsequent or supplemental environmental impact
report shall be required by the lead agency or by any responsible agency, unless one or
more of the following events occurs:

a) Substantial changes are proposed in the project which will require major
revisions of the environmental impact report.

b) Substantial changes occur with respect to the circumstances under which the
project is being undertaken which will require major revisions in the
environmental impact report.

c) New information, which was not known and could not have been known at the
time the environmental impact report was certified as complete, becomes
available.

12
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None of these criteria were met that would initiate additional CEQA analysis. The
proposed project is compatible with the approved Specific Plan and the proposal will not
increase the level of impacts identified in the EIR and SEIR.

In compliance with the Mitigation Monitoring and Reporting Programs (MMRP) adopted
concurrently with ENV No. 09-003 and ENV No. 19-002, a current project-specific Noise
Study and Biological Resource Study were prepared as required by the MMRPs to
provide details on sound levels and to check for the presence of the endangered San
Bernardino Kangaroo Rat. The Applicant's consultant prepared a presence/absence
trapping survey in August 2023 as required by the US Fish and Wildlife Service. The
results were negative, confirming the absence of The Kangaroo Rat. Additionally, an
Environmental Noise Impact Study was prepared by Acoustical Engineering Services,
Inc., dated May 2023. The Study concluded, “In summary, the noise and vibration
impacts associated with the construction and operation of the Project would be
consistent with the Certified EIR. No new impacts associated with the proposed Project
construction and operation activities is anticipated.”

Kittleson & Associates prepared a “Preliminary Trip Generation, Distribution and
Assignment” study dated December 20, 2022. The study recommended various
improvements which were incorporated into the project design and Conditions of
Approval. It concluded that, “In comparison to the results of the 2013 Focused Analysis,
the proposed Costco development will have a minimal impact on the three site access
locations on Greenspot Road. It will not change the forecast future Level of Service at
the site access intersections except for Access #3/C, for which an increase of 1.1
seconds of delay during weekday PM peak hour shifts the intersection from LOS B to
LOS C. With the proposed traffic circulation improvements, the intersection is restored
to LOS B.”

An Air Quality and Greenhouse Gas Impact Evaluation for the Proposed Costco
Commercial Center was prepared by Ramboll, dated July 14, 2023. The Evaluation
concluded that, “The project would not create new significant impacts or increase the
severity of previously significant impacts for Air Quality or GHG as compared to those
analyzed and approved for the Greenspot Village and Marketplace Specific Plan. As
describe above, the land uses for the proposed Project are consist with that analyzed
and approved for the Greenspot Village and Marketplace Specific Plan, and the
Kittleson Memo demonstrates that the mobile trips will be less than that analyzed and
approved for the Greenspot Village and Marketplace Specific Plan.”

Given the results of these studies, the scope of the project was previously analyzed and
none of the events identified in Public Resources Code Section 21666 or CEQA
Guidelines Section 15162 have occurred that would trigger further environmental
review.

13
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SUMMARY: The project was thoroughly reviewed for compliance with the
Greenspot Village and Marketplace Specific Plan, Highland Municipal Code and
General Plan. The project has meets the criteria for Community Design as described in
Specific Plan Section 1.3.1 to “...create an identifiable sense of place though design,
create a visually attractive development through consistent application of architectural
and landscape standards, provide easy pedestrian connections between residential
neighborhoods and shopping opportunities.”

It provides a high quality planned commercial center that compliments the surrounding
residential land uses while creating a vibrant, attractive, cohesive combination of
architectural styles, landscaping and public spaces. It meets and exceeds the minimum
Commercial Development Standards with respect to lot size, building height, floor area
ratio and setbacks. It encourages creativity in site planning and architectural design.
The Design Theme is compliant with Specific Plan Section 6.2.2 by utilizing an Agrarian
character to create an overall sense of place. Concurrently, the Specific Plan permits
“Chain Retailers” to utilize corporate design as described in Section 6.2.13.1 & 2 to
“recognize the value of brand recognition for retailers with multiple store locations.”
Standardized signs, architecture, design, colors, forms, logos, etc. It permits design
consistent with that company’s retail prototype format.

The Specific Plan also addresses “Large Volume Buildings” in Section 6.2.13.5. It
recommends, “reducing the apparent scale and uniformity to seem more inviting. Have
at least three features that add visual interest such as arcades, decorative cornices,
windows, awnings, etc. Enhance blank walls with decorative materials, colors, trellis
structures murals or other elements. Vary rooflines, Cornice treatments, parapet wall
details, overhanging eaves, color schemes should be neutral.” These guidelines were
incorporated into the project design.

Staff recommends approval of each of the project entitlement applications subject to the
Conditions of Approval (Attachments 4-7 Resolutions for Approval).

Attachments: 1. Vicinity Map
2. Project Plan Set (large scale, under separate cover)
3. Public Comments
4. Resolution for Design Review Application 23-011
5. Resolution for CUP 22-013 for the Vehicle Fueling Station
6. Resolution for CUP 23-012 for the ABC License
7. Resolution for ASR 23-003 for the Project Signage
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Vicinity Map

15






ATTACHMENT 2

Project Plan Set
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ARCHITECTURAL RIBBED - QE%AHII_T-E(/:;/L;%(AD\(—J?EFUESD
/METAL - "LIGHT STONE” T.O. COPING M TO.

SPLIT FACE CMU -
"MEDIUM BROWN"

SOUTH ELEVATION CANOPY ROOF/ KICKERS/ TRELLIS SPLIT FACE CMU - ‘“—ARCHITECTURAL RIBBED “-VERTICAL RIBBED PANEL ‘“-AWNING
SCALiEP':,_ = 10 - “MEDIUM BRONZE" “MEDIUM BROWN"  METAL - "LIGHT STONE”  "METALLIC CHAMPAGNE" "MEDIUM BRONZE”

- . 240 g - } METAL COPING
ROOFTOP U "MEDIUM BRONZE"

CONCRETE WALL
"NATURAL CONCRETE”

SPLIT FACE CMU -

“"MEDIUM BROWN"
ARCHITECTURAL RIBBED ARCHITECTURAL RIBBED SPLIT FACE CMU - ARCHITECTURAL RIBBED ’ &Qﬁgg‘gﬁ%@f{ls

WEST ELEVATION METAL - "MISTIQUE PLUS” METAL - "METALLIC CHAMPAGNE"  "MEDIUM BROWN" METAL - "LIGHT STONE” ENTRY CANOPY A

SCALE: 1" = 40° SCALE: 1" = 40’

ARCHITECTURAL RIBBED

32-0r 340" -0 e METAL - “METALLIC CHAMPAGNE”
/10 COPING ] . - - TO.

N 316"
0. CO

ARCHITECTURAL RIBBED WALL PACK ARCHITECTURAL RIBBED ARCHITECTURAL RIBBED
METAL - "METALLIC CHAMPAGNE™ LIGHT FIXTURE METAL - "“METALLIC CHAMPAGNE" METAL - "L/IGHT STONE"

METAL COPING 320" 34-0"
“MEDILM BRONZE” /T CORNICE

ARCHITECTURAL RIBBED

NORTH ELEVATION METAL - “MISTIQUE PLUS”

SCALE: 7" =40’

31
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ELEVATION
FACING RESIDENTIAL

DOCK SCREEN WALL -  ARCHITECTURAL RIBBED METAL ENCLOSED ARCHITECTURAL RIBBED ARCHITECTURAL RIBBED

"NATURAL CONCRETE” METAL - “LIGHT STONE” TRASH COMPACTORS METAL - "METALLIC CHAMPAGNE”  METAL - "MISTIQUE PLUS”
EAST ELEVATION
SCALE: 1" = 40’ 390" . @

26'-8" = . £ . 4 g SIGN TABLE SIGNAGE UNDER SEPARATE PERMIT
o ) : R
IDENTITY  QUANTITY SIGN SIZE AREA (EACH) TOTAL SF
| CosTed Lm“ s TIRE CENTER %" cosicownolmeaie soc  wmasr ssr & |6
A B c B 2 COSTCO WHOLESALE 6'-0"C 280 SF 560 SF

C 1 TIRE CENTER 17°-4" X 1-9”  315F 318F

@ SIGN PACKAGE @ @
TOTAL SIGN AREA: 775 SF

= CONCEPT WAREHOUSE ELEVATIONS €osrco

E=—=—WHOLESALE

Disclaimer: Architectural conceptual plans subject to change during the development of construction documents.
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MG2 i ENTRY CANOPY PERSPECTIVE

Disclaimer: Architectural conceptual plans subject to change during the development of construction documents.
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COPING

SIGN LIGHT BAR. CENTERED
“MEDIUM BRONZE"

ON ALL FOUR SIDES

4:0

BOTTOM OF FASCIA TO

MOUNT ON CANOPY
PAVEMENT VARIES

PANEL, CENTER ON
ALL (4) SIDES OF
CANOPY FASCIA

TRIM
"MEDIUM BRONZE"

RIB METAL FASCIA PANEL =
"METALLIC CHAMPAGNE"

MiN 14-87

SPLIT FACE CMU
“MEDIUM BROWN"

NORTH/SOUTH ELEVATION
SCALE: /8" =1-0"

ENTRANCE SIDE EXIT SIDE

SIGNAGE AREA TABULATION (CANOPY SIGNS)
ary SIGN [ 87ZE | AREA(SF)EA TOTAL SF
4 COSTCO WHOLESALE i 75140 C" 2187 8488
TOTAL BIGNAGE AREA 4 8F
EAST/WEST ELEVATION
SCALE:1/8" =1-0"
TYPICAL STEEL FACED
INSULATED PANELS -
GREY-BEIGE
NOTES:
ARCHITECTURAL CONCEPTUAL

NS
CONTROLLER ENCLOSURE ELEVATIONS Sl e g&'ﬂg '1)/},5;'1.6_ o
SCALE: /8" =T1-0" )
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PLANT SCHEDULE

OTY  SOTANICM. CONMON NAME
E] CUPANIOFSIS ANACARDKUDES / GARROTWOOD - 24 BOX.
H4 CUPANIOPSIS AMACARDIOHIEE  CARROTWOOD » 36" 80X
o RHUS LANCEA | APRICAN SUAG - 24° BOX
5 LAGERSTROEMIA X NATCHEZ { NATCHEZ CRAPE MYRTLA » 20 BOX

” PAIUS ELDARICA / APGHAN PINE: - 34 BOX

MYRTLE - 38 80K

BUILDING AREA; 160,861 SF ad
SITE AREA: 19.74 AG (880,045 SF)
STALLS: 873

OLEA EUROPABA SWAN HILL' [ SWAN HILL OLIVE + 111X 18
(FIELD OROWN)

PARYINSONLA X DESERT MUSZUN' / DESERT MUSEUM PALO VERDE - 38" BOX
(MULTETRUNG

PHOENIX DACTYLIFERA / DATE PALM ~ 30 8TH
FRNTNNED)

~

b QUERCLS AGRIFOLIA/ COANT LIVE QAK . 43" BOX
MULTHTRUNKY

E] QUERCUS ILEX 7 HOLLY OAX - 36 BOX.

PLATANUS RACEMORA / CALIFORNIA SYCANORS - 44" BOX.
. “
]

o

. A A P e Rp——
. | s o s g
e
.

s

e ‘ ] WDIDF B 380401724

. PLANS PREFARED BY:
PLANS PREPARED LNDER THE SUPERVIBION OF: REVISIONS ]

a CITY OF HIGHLAND COSTCO WHOLESALE - HIGHLAND
DIG ALERT ) KI I )H CUP 22.013
el - ettt o miey»Horn fseeen e ——
Wi SOUTH END OF GONGRETE CATGH BASH, EXPIRATION: 03/31/2023 © 2023 KIMLEY=HORN AND ASSOCIATES, INC. £ LR . L001
811 [eremrie. i ououan an RBUTON 40 € o i e Landscape lllustrative
LANDSCAPE

CENTERUNE OF GHURGH STREET,

GE, C
PHONE: 714=930-1030
ARCHITECT UCENSE NO. %

g " —— o e e |

ST 2 OF 0000
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LANDSCAPE SUMMARY

VATE) =

i 3 TR fi ADDRESS: 20900 GREENSPOT ROAD

3 PLANNED AREA 2 '
L FUTURE RESIDENTIAL rincsiy=y e Goad
VILLAGES (NOT A PART)! Cene wekoveMENTS B OTHER:  T0SUEE Baead)  rew
il S R e TOTAL SITE AREA: 850,045 SF (19.74 AC) 100%
1 REQUIRED LANDSCAPE AREA: 86,004 SF (197 AC} 100N

T P A B A O s (LW & PLANTING PERCENTAGE REQUIRED:
i R g - R e -
P -
F arss.
15 GAL; 10% - 30%
I SGAL: 0% - 90%
SEE CONCEPTUAL o I "~ SEE CONCEPTUAL e ecaacerovese:
PLANTING PLAN 1 ON H ! g PLANTING PLAN 2 ON o FUTURE P gﬁgjﬁﬁﬁ)
; SHEET L2.0 {H—H y SHEET L3.0 | \ RESIDENTIAL !
et =l ) o I - — *) DEVELOPMENT HE e o o
0 [i . . i I (NOT A PART) 18AL; 1338 TOTAL (1%}
FUTURE = Jd‘“HﬂH*H'H% g{Hm’H@H& o BUILDING AREA 160,981 SF |
DEVELOPMENT ' . tiy i i I S\TEAREAS;Z‘L?:SI‘\%((;GD.UL’:SF) @
(NOT A PART) ; Gt g ] i MAWA CALCULATION

N ROAD (PRj

L’LT i
z )
> O
2 '
[y a3
1
3 330
tx (&) ;"" N
[ 3 ] S HEE
i - 3 L
B = g '-”'.!'
~ 4 Loke |19 o= 5 o= A o == SRl
= SEE CONCEPTUAL SEE CONCEPTUAL f ey P EXISTING
iz PLANTING PLAN 3 ON PLANTING PLAN 4 ON Al e DENTIAL
H I SHEETLAD SETL. > G @ag f, { # DEVELOPMENT
i EER = =k e SELld | (NOTAPART)
L = | j

=

GREENSPOQOT ROAD (PUBLIC)

[

Y e e : ey //— ——————— /N

w ’ GRAPHIC SCALE IN FEET
o 30 60

NOTE.
‘THE DEVELOPMENT REVIEW SUBMITTAL LANDSCAPE PLAN
PACKAGE CONTAINS PLANT SELECTIONS, LAYOUT, AND
LANDSCAPE MATERIALS, WHICH ARE CONCEPTUAL AND MAY
GE MODIFIED WITH FUTURE SITE PLAN REFINEMENT DURING
‘THE DEVELOPMENT OF THE CONSTRUCTION DRAWINGS.

120

SCALE: 1° = BO
WHEN PRINTED AT FULL
24"X38°

DAE | BY

© 2023 ULET-HCRN ANO ASSOOATES, HC.
100 W TOWN_ AND COUNTRY ROAD.SUITE 700,
DRANCE. CA 92880
PHONE: 714-83~1030 FAX. T1A~330=5458
WM LEY ~HORILCOM

TGIA PROBCT

DATE
e
)

094169102

UL AS SHOWN

Ny
oescem b
o oy
oo &

PRELIMINARY OVERALL
LANDSCAPE PLAN

)

HIGHLAND
PREPARED FOR
DESIGN REVIEW SUBMITTAL

CITY OF HIGHLAND
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REFER TO SHEET L4.0

PLANT SCHEDULE
QY BOTAMICAL{COMMON NAME SIZE HEIGHT/SP! yucois

E CUPANIOPSIS ANACARDIOIDES f GARROTWOOD 24°BOX 2535 NT./2535 SPR. [

T CUPANIGRSIS ARACARDIOIDES / GARROTWOOD U6"BOX 2535 HT./25°35 SPR, M

5 LAGERSTRDEMIA X 'NATCHET  NATCHEZ CRAPE MYRTLE 36°BOX 12414 HT./5-T SPR, M

1z PINUS ELDARICA  AFGHAN PINE 367BOX 3040 HT./ 2540 SPR. L

TREES
@ 6 RHUS LANCEA / AFRICAN SUMAC 24TBOX  60-100° HT, /25430 SPR. L

ACCENTIREE  QIY  BOTANICAL!COMMON NAME e HEIGHT/SPREAD cols
O s LAGERSTROEMIA X PURPLE MAGIC'/ PLURPLE MAGIC CRAPE MYRTLE 3EOX 87 HTX S BPR, "
@ a3 OLER EUROPACA SWAN HAL'/ SWRN L OLVE WXIE 2030 HT X 2025 SPR. L
N (FIELD BROWR)
5 PARKINSONIA X DESERT MUSEUM / DESERT MUSEUM PALO VERDE WEOX  WAHT.XZWSR, L
[MULTLTRUNK)
ot
7 PHOEHIX DAGTYLIFERA / DATE PALM 2 8TH L
{SKINNED)
" QUERCUS AGRIFOLIA/ COASY LIVE OAK 4°BOX 3050 MT.X 3050 SPR, L
(MULTETRUNK)
I @ » QUERCUS ILEX / HOLLY OAK BBOX K50 HT X 3050 SPR v
I STREET TREE g goTAnca SizE HEIQHTSPREAD wycoLs
I o @ ] PLATANUS RACEMOSA / CAUFORNIA SYCAMORE AFBOX  ADSTHT.X25ATSPR. M
- struss O BOTAMICALIGOMMON NAME szE seacig wucoLs
I |I T ] 7 AEONIUM ARBOREUM ‘ZWARTXOP | WARTKOP TREE AEGNIUM sGaL rac. L
(11} () 41 BUXUS MICROPHYLLA VAR 'JAPONICA' f JAPANESE BOXWOOD SGAL LX- M
I &1l 43 DIETES VEGETA/FORTNIGHT LLY SGAL. roc. L
n & 169 HEMEROCALLIS X HAPPY RETURNS f HAPFY RETURNS DAYLLY 5GAL zoc. L
O 2 40 HESPERALCE PARVIFLORA PERPA'/ BRAKELIGHTS RED YUCCA saaL, 20c. L
I 43 844 LIBUSTRUM JAPONICUM TEXANUM ! TEXAS JAPANESE PRIVET 15.08L. voc. ]
ml ] [ ] 300 LIGUSTRUM JAPONICUM TEXANUM' TEXAS JAPANESE PRIVET (COLUMNAR} 15 GAL, ~oc. M
I u 5} 58 PRUMUS CAROLINIANA MONUS'/ BRIGHT N TIGHT GAROLINA LAUREL CHERRY 15 GAL. sog, ]
LLt [D) 855 RHAPHIOLEPIS INDICA TLARA"/ CLARA INDIAN HAWTHORN 5GAL ELT M
TIPEI =] 158 ROSA FLORIBUNDA 1GEBERG' / (CEBERG ROSE SGAL. oo M
VRES OTY  BOTANICAL/COMMON NAME sze spaCING wucoLs
I A 8 FICUS PUMILA  CREEPING 10 sea, sac. ™
GROUNDCOVERS ~ QIY  BOTAMICAL!COMMON NAME 128 spaciNG wucoLs
| 882 DIANELLAREVOLUTA UITTLE REV/ LATTLE REV FLAX LY SOAL. s oc. L
.83757)
» 2115 DIETES IRIDIOIDES VARIEGATA / VARIEGATED FORTNIGHT LILY 5GAL. awoc. M
\ 119,227 57)
i 1238 TRACHELOSPERMUM JASMINOIES ! CHINESE STAR JASMINE 1GAL, 800, "
(12144 56
] 3346 TRACHELOSPERMUM JASMINODES | GHINESE STAR JASMINE s0AL w0C. ™
(80,420 3)
1,137 OFFICINALY seaL, awor, t
(15,233 57)

e
PO SRETER SHAUB AND GROUNDCOVER AREAS ARE TO RECEIVE MULCH WITH 3-INCH DEEP.
LAYER OF TERRA VERDE INDUSTRIES (Tvi) FOREST MULCH 1°
PARKING LOT ISLANDS AND DIMMOND PLANTERS TO RECEIVE ROCK MULCH WITH PLANTING,

RORTH

TH PME! SuBMI
PACKAGE CONTAWS PLANT S eeTONS. LAY
MATERIAL S, WHIGH ARE SONGER TUAL AND WAY
ss ODI 0 WITH FUTUNE SITE PLAN REF WEMENT CORNG
THE GEVELOPMENT OF THE CONSTRUCTION DRAWINGS.

SCALE:
WHEN PRINTED AT FULL
SIZE 247X38"
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REFER TO SHEET L2.0

-NTER

r—————

BUILDING AREA: 160,981 SF
SITE AREA: 19.74 AC (860,045 SF)
STALLS: 873

REFER TO SHEET L5.0

FIRE DEPT ROOM

MSB

ELECTRICAL ROOM

LOADING
ZONE

32

CALHOUN ROAD (PRIVATE) ~

PLANT SCHEDULE

TREES av

7 555

) ™

VINES arv

B>

GROUND GOVERS ary
w62
(7,837 SF)

2115
19,227 5F)

1338
zikasR)

3346
(30,620 5¥)

2,137
(183338F)

BOTANICAL f COMMON NAME

CUPANIOPSIS ANACARDICIDES / CARROTWOOD
CUPANIOPSIS ANACARDIDIDES / CARROTWO0D

RHUS LANGEA / AFRICAN SUMAG

LAGERSTROEMIA X NATCHEZ / NATGHEZ CRAPE MYRTLE

PINUS ELDARICA/ AFGHAN PINE

BOTANICAL / COMMON NAME

LAGERSTROEMIA X PURPLE MAGIC'/ PURPLE MAQIKC CRAPE MYRTLE

OLEA EURCPAEA 'SWAN HILL'/ SWAN HLL OLIVE
(FIELD GROWN)

PARKINSONIA X DESERT MUSEUM' / DESERT MUSEUM PALC VERDE
(MULTLTRUNK)

PHOENIX, DACTYLIFERA / DATE PALM
{SKINNEO)

GQUERGUS AGRIFOLIA/ COAST LIVE OAK
{MULTLTRUNK)

QUERCUS ILEX / HOLLY OAK

BOTANICAL J COMMON NAME

PLATANUS RACEMOSA / CALIFORNIA SYCAMORE

BOTANICAL  COMMON NAME

AEONIUM ARBOREUM ‘ZWARTHOP' | ZWARTKOR TREE AEONIUM
BUXUS MICROPHYLLA VAR JAPONIGA' / JAPANESE BOXWOOD
DIETES VEGETA/ FORTRIGHT LAY

HEMEROCALLIS X 'HAPPY RETURNS' f HAPPY RETURNS DAYLILY
HESPERALOE PARVIFLORA 'PERPA' [ BRAKELIGHTS REQ YUCCA

LIGUSTRUM JAPONICUM TEXAMUM!/ TEXAS JAPANESE PRIVET

LIBUSTRUM JAPOMIGUM TEXANUM'/ TEXAS JAPANESE FRIVET {COLUMNAR)

PRUNUS CARGLINIANA ‘MONUS' / BRIGHT N TIGHT CAROLINA LAUREL CHERRY

RHAPHIDLEPIS INDICA ‘CLARK { CLARA HDIAN HAWTHORN

ROSA FLORIBUNDA ‘ICEBERG' / IGEBERG ROSE

BOTANICAL  COMMON NAME
FIGUS PUMILA ] CREEPING FIG.

BOTANKAL / COMMON NAME

DIANELLA REVOLUTA 'LITTLE REV'/ LITTLE REV FLAXLILY

OIETES IRIDIOIDES VARIEGATA'f VARIEGATED FCRTNIGHT LLY

JASMINE

TRACHELDSPERMUM JASMINOIDES / CHINESE STAR JASMINE

OFFICINALIS 1

A cHNOTE

L1850 SROUNDCOVER AREAS ARE'TO REGEIE NIAGH WITH 3MCH DEEP:

PERIMETER 5
LAYER OF TERRA VERDE INDUSTRIES (TVi) FOREST MULCH 1°+
2. PARKING LDT ISLANDS AND DIAMOND PLAKTERS 10 REGENE ROCK MULCH WITH PLANTING,

NoTE:
ENT RS SUBMI
PAGAGE cunmus LT SELET
LAN AL, WHICH ARE GONCEFTUAL
ITE PLAN REF INEWENT DURING
HE DEVELOPMENT OF THE CONSTRUCTION DRAW!

R
BEMOBIEID WIT I FUTIRE
&

24°8OX

3" BoX

38" BOX

@
]
]

38"80%

188

36"BOX

208TH

48 BOX

28 BOX.

@
=]

28°BO%

5GAL.
SGAL,
158AL
15@AL
15840
SGAL,

5GAL.

ITTAL LANDSCAPE PLAN
IONS, LAY

HEIGHTISPREAD WUCOLS

2535 HT, / 26235 SPR. M
2535 HT. 1 25235 SPR, M
60-100° HT, / 2630' SPR. L
1244 HT, 15T $PR. M
3P0 HT. { 25°40' SPR, [
HEGHTSPREAD wucoLy
812 HT X812 SPR. M
20030' HT X 2025 SPR, L

2030 HT. X 2030 5PR. L

3050 HT. X 3057 SPR. e
3050 HT X 3050 SPR. L
HEIGHT/SPREAD wucoLs
4050 HT, X 2840 SPR, -
SPACING wucoLs
zo¢, v
coc. M
706, L
2oe. L
r0e L
coc. "
06, »
sogc, M
308 ™M
rac M
SPACING LS
roc, M
SPAGING wycoLs
woc, v
woc, M
EELETN M
308, "
808, L
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REFER TO SHEET L2.0 T
PLANT SCHEDULE I M
- e— e — a
V T TREES: arv size HEIGHT/SPREAD  WUCOLS i |
T I
\
1 d C} ) CURANIGPSIS ANACARDIOIDES / GARROTWOOD BOX 2935 HL./ZE:35 SPR M
A
! \ L} 4 CUPANIOPSIS ANAGARDIOIDES  CARROTWOOD IBOX 2535 MT.I26:35 SPR "
' £
= @ B4 RHUS LANGEA!AFRICAN SUMAG WBOX  MI00HT/2590SPR, L
4‘ 4 F @ 5 L MIA X'NATCHEZ 1 E 36°BOX 124 HT.IST SPR, "
|
E = 12 PINUS ELDARICA/ AFGHAN PINE 7BOX A0 MY, 12540"SPR. L
/ | 4 L | g
| . I :
ACCENTIREE ~ OTY  HOTANICAL!COMMON NAME 25 HEIGHT/SPREAD wucols |
o
Vo O 3 LAGERSTROEMIA X PURPLE MAGIC'/ PURPLE MAGIC CRAPE MYRTLE WTBOX B2 HT X G-I SPR. M |
— [ -
I-I-' B 1 E]
':i P 3 OLEAELIROPAEA 'SWAN HILL'/ SWAN HRL OLWVE X1 20-30'HT X 2025 SPR. L
(FIELD GROWM)
= .F u ) ‘
i~} [ & 5 PARKINSONIA X 'DESERT MUSEUM'/ DESERT MUSEUM PALO VERDE 38°BOX  2030'HT, X 20-30° SPR, L : yg B8
—E - P - b Eus
H K
H
= P 7 PHOENIX DAGTYLIFERA / DATE PALM 208TR L [=] ]
! o P (SKINNED) I g iz
Frad
S 3 o " QUERCUS AGRIFOLIA/ COAST LIVE OAK ABOX  ASUHTLXSOSUSPR. L <§§ﬂ!
g ) (MULTITRUNK} Q gza:§
R
| = | : 3 O n QUERCUS ILEX fHOLLY OAK 36°BOX  30-50°HT X 3050 SPR. t >~§§H§§
g3
] 2372
Pa - L
I g ul STREET TREE any BOTANICAL / GOMMON MAME SizE HEIGHT/SPREAD COLS E fg "
w = e = g
g n i1
E ! I @ 38 PLATANUS RACEMOSA / CALIFORNIA SYCAMORE ABOX  ANSTHT.X25AUSPR, M
S | w
w :
A 204 1 - SHRUBS OTY  BOTANIGALI COMMON NAME si sPACING wucols
‘ | o ]} 27 ASONIUM ARBOREUM ZWARTKOP | ZWARTKOP TREE ASONIUM scaL. zoc L @,,f
[ wl [ 141 BUXUS MICROPHYLLA VAR JAPONICA  JAPANESE BOXWOGD SGAL roc. M &
\ h @ 438 DIETESVEGETAJFORTNIGHTLLY SGAL roc. L |§|; z[e
> o
3 |
i i [ 160 HEMEROCALLIS X HAPPY RETURNS' { HAPFY RETURNS DAYLLY SOAL zos. L g§ EE_ o3| [s
} = HEERHE
& 20 HESPERALOE PARVIFLORA PERPA'{BRAXELIGHTS RED YUCCA soaL zac v 2 g i E i E
SR ISETE D 844 LIGUSTRUM JAPQH(CUM TEXANUM / TEXAS JAPANESE PRIVET 15 GAL +oc, [ s
\\\\\\\\\\\\\\\ s g
Q\\ AN \\‘};\Q [ ] 300 LIGUSTRUM JAPONICUM TEXANUM / TEXAS JAPANESE PRIVET (COLUMNAR) 15 GAL, voe M
5 \\Q\ e 4
i & ) PRUNUS CAROLINIANA MONUS'/BRIGHT N TIGHT CAROLINALAUREL CHERRY 15 GAL. Fag, M
%) 655 RHAPHIOLEPIS INDICA CLARA"/ CLARA INDIAN HAWTHORN sk roc. “
@ 155 ROSAFLORIBUNDA'CEBERG f (CEBERG ROSE (e oL M [ap) |
-1 Z
vnEs AT BOTANIGAL J CIMMEN NAVE £=E wucoLs <L <«
A 69 FICUS PUMILA/ CREEPING FIG "o " p J
( ) ary BOTANICAL / COMMON NAME T SPACING WUCOLS S-J (D
7,837 57) Z
= — = == 2415 DIETES IRIDIOIDES VARIEGATA' ! VARIEGATED FORTNIGHT LILY BBAL, 0.0, M O
(0,227 57 O <
1318 TRACHELOSPERMUM JASMINOIDES f CHINESE STAR JASMINE 16AL 800, “ o
(12744 57)
2 v ) 40 TRACHELOSPERMUM JASMINOIDES / CHINESE STAR JASMINE soaL W00, M
(80.4205F)
1,137 FRICINALIS saaL. 408 L
(1833 57)
3 3
GH NOTES: =
1. PERIMETER SHRUA AND GROUNDCOVER AREAS ARE T RECEVE MULCHWITH 3INCH DEEP o
LAYER OF TERRA VERDE INDUSTRIES (TV1) FOREST MULCH 1° - 3, [m]
PARKING LOT ISLANDS AND DIAMOND PLANTERS TO RECEIVE ROGK MULCH WITH PLANTING, Z 5 8
—_——— g
Jsz
Iz
0ig
MRS TR T ‘e
. = 2
Nore: - 9 §
DEVELOPMENT REVIEH SUBMITTAL LANBSCARE LA GRAPHIC SCALE IN FEET [ 4
PACKAGE CONTANS PLANT SELECTIONS LAYOH g _u 80 w
MDSCAPE MATERIALS, WHICH ARE couczprun. AND MAY ] [a]
B OO DI FUTURE ST PLAN S NEMEST DU =
THE DEVELOPMENT OF THE CONSTRUGTION DRAWINGS, SOALE: 1" = 30 5
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REFER TO SHEET L3.0

N
N\& n

REFER TO SHEET L4.0

GREENSPOT ROAD (PUBLIC)
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el

CALHOUN ROAD (PRIVA

‘M’h’# N

HRYB

SHednedE

3}

s
&
1

A
GROUND COVERS

{
&

MULCHHNOTE!

PLANT SCHEDULE

ary

oy

ory

2115

CUPANIOPSIS AHACARDIOIDES / CARROTWOQD
CUPANIOPSIS ANACARDIOIDES / CARROTWOOD

RHUS LANCEA / AFRICAN SUMAC

LAGERSTROEMIA X 'NATCHEZ I NATCHEZ CRAPE MYRTLE

PINUS ELDARICA/ AFGHAN PINE

BOTANICAL / COMMON NAME

LAGERSTROEMIA X PURPLE MAGIC'/ PURPLE MAGK CRAPE MYRTLE
OLEA EURGPAEA ‘SWAN HILL'/ SWAN HILL OLVE
(FIELD GROWN)

PARKINSONIA X DESERT MUSEUM s DESERT MUSEUM PALO VERDE
AATLTRUNK}

PHOEKIX DACTYLIFERA / DATE PALM
{SKINNED)

QUERGUS AGRIFOLIA/ GOAST LIVE OAX
(MULTHTRUNK)

QUERGUS ILEX / HOLLY OAK

BOTANICAL { COMMON NaM

PBLATANUS RACEMOSA / CALIFORNIA SYGAMORE

BOTANICAL ? COMMON NAME

ZWARTKOP' | ZWARTKOP TREE AEONIUM
BUXUS MICROPHYLLA VAR JAPONICA { JAPANESE BOXWOOD
DIETES VEGETA / FORTNIGHT LILY
HEMEROGALLIS X 'HAPPY RETURNS'/ HAPPY RETURNS DAYLILY
HESPERALOE PARVIFLORA PERPA'/ BAAKELIGHTS RED YUCTA
LIGUSTRUM JAPONIGUM TEXANUM'/ TEXAS JAPANESE PRIVET

LIGUSTRUM JAPONICUM TEXANUM'/ TEXAS JAPANESE PRIVET {COLUMNAR}

PRUNUS CARGLINIANA 'MONUS' { BRIGHT N TIGHT CAROLINA LAUREL GHERRY

INDICA CLARK' | GLARA

ROSA FLORIBUNDA IGEBERG' / IGEBERG ROSE

BOTANICAL / COMMON NAME
FICUS PUMILA/ CREEPING FIG

BOTANICAL  COMMON NAME

OIANELLA REVOLUTA LITTLE REV'/ LITTLE REV FLAX LLY

DIETES IRIDIOIDES VARIEGATA / VARIEGATED FORTNIGHT LLLY

(18,227 97

3,330

TRACHELOSPERMUM JASMINOIDES / CHINESE STAR JASMINE

12164 SF)

3348
(30420 5F)

1137

TRACHELOSPERMUM JASMINDIDES / CHINESE STAR JASMINE

ROSMARINUS GFFICINALIS PROSTRATLS' DWARF ROSEMARY

(48333 5F)

1. PEmMEIEﬁ SHRUB AND GROUNDCOVER AREAS ARE TO RECEIVE MULGH WITH 3.CH DEEP
‘TERRA VEADE INOUSTRIES (TVI) FOREST MULCH 1 - 2",

\YER OF
2. PARKNGLOT I3

LANDS AND DIAMOND PLANTERS TO RECEIVE ROCK MULGH WITH PLANTIG.

N BEVELOPMENT REVIEW SUBMITTAL LAKDSCAPE P
£ CONTANS PLANT SELECTIONS, LAYOUT, AND

36"BOX

24 80X

38°BOX

28°BOX

38 BOX

[EFery

38 BOX.

248TH

48" 80X

8° BOX

48°B0X

50AL.

15 GAL.

156AL,

15680,

SOAL,

PE PLAN

HEIGHT/SPREAD

2535° HT, 4 2535 SPR.
2535 MT.1 25-35 §PR.
SO0 HT. / 2530 SFR.
T4 KT 15T SPR.

Q4D HT, { 2540 SPR,

HEIGHT/SPREAD
817 HT X 8212 5PR.
2030' HT X 2025 SPR.

2030 HT X 2030 5PR,

3050 HT. X 3050 SPA

050 HT X 30-50' SPR,

HEIGHTISPREAD

4050 HT. X 2540 SPR,

SPACING
zoc

a0

SPACING

woc.

8 00.

W oL,

% 0C.

48700,

PACKAGH
LANDSCAPE MATERIALS, WHICH ARE CONCEPTUAL AND AY
G

BE OB ED Wi T

ITE Pl
THE DEVELGPMENT OF THE CORGTRUBTION DRAWINGS,
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OATE
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ORANGE. CA 92868
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W XIULEY-HORSN GOl

1100 W TOWN_AND COUNIRY ROADSUITE 700,

Kimley»Horn

094189102

WHA PROVEST

CONCEPTUAL
PLANTING PLAN 4

caA

HIGHLAND
PREPARED FOR
DESIGN REVIEW SUBMITTAL

GRAPHIC SCALE IN FEET
0 45 30 B0

CITY OF HIGHLAND

CALE: 1° w
WHEN PRINTED AT FULL
24"




e
_l |1||; 1 QT@ T ||||]

M| 3 it Eé\ _ _ _
1 TRTITONIT =t STTITTTTI
N %%g B Hm

[6E)

1
Il I
! | Ll ew

CONCEPT TRUCK ROUTES

SCALE: 1:1000

=
=
QL
LT

: 1
x_l i | J (1) |
w [~ IR IR ‘ ¥ §i ‘
i 1 L. i H 3 - | |
\“T;‘G;DT- 1
i tit Igﬂ : g— o . to
ARV Rt h oy
Lefe UL T I 1
== L
ey } __i___ __!!_-__ I & l_h_]_ L ( 1 Q} = r
i | . . —=---" t'
M o0 ® e bt
LIRS 3
; R
_____________ . N T
= /— + *: }.‘-’-f".j&' o —— :"”----_-
‘zl Y e

. F f ; 1

DETAIL SITE PLAN

SCALE: 1/32"=1'-0"

COSTCO WHOLESALE

NO DIESEL TANK

CONCEPT ELEVATIONS

SCALE: 1/8“=1-0"

A
T / L

+

fﬁ‘

STA_\CKING PLAN

=
u

R i Cl
j|||||||'|||||||||
L/rA‘H'*\
Ty

SCALE: 1/32"=1-0"

CONCEPT FUEL FACILITY PLAN

HIGHLAND, CALIFORNIA

35

OCTOBER 4, 2023

CONBTRUCTION DOGUMENTS

HIGHLAND, CA

11.€7.

22-5768-01
OCTOBER 4, 2023

OVERALL
SITE PLAN

DD41-01



NEEREEC
VICINITY MAP_ [Tl
INIT (NOTTD SCALE) | H
" | | Wy B |
| | ‘-_}_x
PASEQ nzmmdmf OPEN- e MLONG PROPERTY REAR | ~a ﬁ% D“”}’gc sgsl.: W FEE'{OO
2l POy Y
T nASED ReCRATCN, Sk e \,ﬂ' \/_AREﬁV(PROFDSED 8Y OTHERS) , e ¥ ; A | |
8 —— ; T f L [ W—
EBOmuENT BY OTHERS N i f = |
™ 1 —=rer— «r..g:.-mum]—' S
& | WHEN PRINTED AT FULL
K b4 | SIZE 24°x36" 2
5 H I
. . g “-PROPOSED LANDSCAPING
g ‘ O e D & Gl el b,
PROPERTY LINE
—— ~ ———— — ——  SIREET CENTERLNE
ENSTING EASEMENT LINE ]

PROPOSED EASEMENT LINE

[rs
PROPOSED 10 FEET HIGH PROPOSED IRON ROD FENCE

PROPOSED LANI
A

ACCESSIBLE ROUTE (LOCATION
PURPOSES CNLY, DO NOT PAINT)

-
of- PROPOSED TRANSFORMER |- ACCESSIBLE PARKING STALLS

L

CRANGE, CA 92000

PHONE: 714~33-1030 FAX:

WKLY HORN.COL

il  Yine NUMBER OF PARKING SPACES
A PROPOSED WALK UP TIRE FFE; 1247.00 f PSIRU(::POSED & wioe &
INSTALLATION/SALES PROPDSED TRASH—|~ v NUMBER OF ACCESSIBLE
GROSS BULDING AREA COMPAGTORS _Z i oo & PARKING SPACES
) ISITICN FROM 10 2 t

o

DECDRATIVE PAVEMENT s
o

F3
NG

X

E

)

£ 2023 KMLEY-HCRN AND ASSOCATES, INC.
1100 W TOW_ AND COUNTRY' ROAD, SITE. 700

PROPOSED n
FEET T0 7 FEET TI0H SCREEN WALL “==

by
i \W.Hg PROJECT TEAM

(]
1
I
!
i
= |
]
1
!
!
!
!

¥
— QEVELOPER /OWNER  CIMIL ENGINEER ARCHITECT
PROPERTY LINE PROFOSED 12]VEET Wt SCAEEN ThALL=oq u" ! /0,PAR, HoLLDAY KULEY-HORN, & ASSOCATES uG2
A | [a] ! oty o Svay ©/0 JACB GUTE P €/ TONY RENTER
R=30. = i 1100 W TOWN AND' COUNTRY ROAD, NICHELSON, STE 100
' PROPOSED RECESS: O | SU\TE 700 IRVINE, CA, 82812 d@
LOADING DOC | ?R CA 92868 {949)705-0740 &
' a o | 714) 705-1374 &
R N PROPOSED LANDscAFw:c/-\\ w | | - S
s . e -
e I" . g DATA SUMMARY T ATE
) F e gl 88
‘-‘;J | Fa 'k“ ADDRESS: 28000 GREENSPOT ROAD, HIGHLAND, CA 98027 2 Ef.g AN
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E : 3 RDAD a i ZOMNG DISTRICT: PLANNED DEVELOPMENT
§ | /'/ ” i PROPOSED ZONING: GENERAL COMMERGIAL
= X, ROPOSED A FLOOD ZONE: ZONE X — AREA WITH REDUCED FLOOD RISK. DUE
o || ;&Tzn T el I M O LEVEE. PER FEMA MAP NO. 0807108702H
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PLAN

STAlLs REQURED PR
FARIGHG FOR. 501- 1000 BARKING STALLS

@ARKING REQUIREMENTS: (55748 S v 4 suué(woo SF) = 644
i

"~FROPOSED PATH-OF-TRAVEL f

i

o NG STALLS REBUIES
FROM, RO T0 EUILDIG INGLUBING 3 VAN ACCESSIBLE SPAGES PER
- ENTRAN I CALIFORNIA™BLILDING CODE
— cH ey o -
EXISTING DRIVEWAY T0 eE—.\ ’ ( )
l WDENED T0 ACCOUNT FOR L ” &Y CAPAELE Gé‘zo(% 120 128 1
]| Sl ey % OF 20%) 33 37 2 3
L s B =
E
__-::_“__1_\-__1““‘: SHEET INDEX a 2
. o =2
b BxsNG SHEET NUMBER SHEET TITLE Z8»
\ 5 2
3 CURB RETU | W PROPOSED FIGHT TURN POCKET DXISTING. BUS TURNOUT AREA: i CONCEPTUAL SITE PLAN 9
! "-PROPOSED & WADE SIDEWALK PROPOSED EMTRANCE /EXIT - L = —] o
EXSTING LEFT TURN POCKET 7O BE UPGRADED AND . TO GREENSPOT ROAD i WORE O G110 e , ., PROPOSED TRAFFIC SIGNAL BY OTHERS OVERALL COMGEPTUAL GRADING Few
EXTENDED (STRIPING, CURB MODIFICATIONS, AND PAVEMENT). B o ti R A R |CONCEPTUAL GRADING PLAN 1 5=
SEE G11.0 FOR MDRE INFORMATION, 3 : . R GREENSPOT ROAD i — [OR) I
Y § N . i PC i S CONGEPTUAL GRADWG PLAN 2 =dg
' rdl o e . L - . — 1 CONCEPTUAL GRADING PLAN 3 T >
. CONCEPTUAL GRADING PLAN 4
l}:msmu TRAFFIC SIGNAL T0 BE WOOIFIED. T BXSTNG LEFT TURN POCKET TO - . ! T o §
SEE SHEET G10.0 FOR MORE INFORMATION. " . BE UPGRADED (STRIPING, CURB . . Coom - - N - — w =
. ) i - - o ummgﬁﬂggg szsugwb%% : U i ONCEPTUAL DRAINAGE DETAILS wy
HE I e s - el £ . ! RALL CONCEPTUAL UTILITY FLAN o >
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PLANNED AREA 2

NN

FUTURE RESIDENTIAL =
U»— \1¥ ¢ VILLAGES (NOT A PART) -~
_\—t'“

SEE CONCEPTUAL GRADING
PLAN 10N SHEET G3.0

SEE CONCEPTUAL GRADING

N
FUTURE
DEVELOPMENT
{NOTA PART)

PLAN 2 ON SHEET G4.0

A
|
1
<

N

,-

—
-
8
\AL
o

FUTURE WEST ROAD (PRIVATE}

———

—

SEE CONCEPTUAL GRADING i
PLAN 3 ONSHEETG5.0 i

SEE CONCEPTUAL GRADING
PLAN 4 ON SHEET GG 0

Y
CAL|

)R-

7
) (PRIVATE
W

st

OAD

L-
5

HOUN R
Y
7
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o

] t
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FUTURE
RESIDENTIAL
\} DEVELOPMENT
(NOT A PART)

EXISTING

RESIDENTIAL
DEVELOPMENT
(NOT A PART)

LEGEND

EXISTING EASEMENT LINE
PROPOSED PROPERTY LINE
STREET CENTERLINE

1248 PROPOSED CONTOURS
= — — 1246 —— — — _  EXISTING CONTOURS
- @ PROPOSED RIDGE LINE
— = @@ PROPOSED GRADE BREAK
— e — —  PROPOSED FLOWLINE
S0 —————————  PROPOSED STORM DRAIN LINE
FF FINISH FLOOR ELEVATION
o FINISHED GRADE
L FLOWLINE
up P OF GUTTER
T ToR OF CuRA
T TOP OF GRATE
. FINISH SURFAGE

EXISTING GRADE

PROFOSED GRADE

DIRECTION OF AREA

PROPDSED GRATE INLET

PROPOSED MODULAR WETLANDS

UNDERGROUND ADS SYSTEM

EARTHWORK

cuT: 29,700  CY (EXISTNG SURFACE TO PROPOSED SURFACE)

Ut 33,600 €Y (ASSOCIATED WATH PAVEMENT, UTILITIES, UNDERGROUND
STORM DRAIN CHAMBERS)

s 47.580 oY

NET: 13980 CY (AL)

NOTE: THE ABOVE QUANTITES ARE APPROXMATE I PLACE VOLUMES. CALCULATE

M_TOP OF EXISTING GRACE TO THE PRGPOSED TOP OF PAVEMENT SECTIONS.
mzsz L QUANTITIES TAKE WIS CORSIBERATION PPROXMATE PAVEMENT, SLABS, AND

THE EARTHWORK QUANTITIES ESTMATED ABOVE ARE FOR PERMIT PURPDSES ONLY.
THe COMTRACTOR SHALL RELY ON' THEIR OWN EARTHWORK ESTIMATES FOR BIDDING

GENERAL CONTRACTOR TO ASSUME AN ADDITIOMAL 5,000 CY ADDED 10 THE ABOVE
ON-SITE EARTHWORK QUANTITIES FOR OFF=SITE WEST AND EAST ROAD.

NOTE: |

CIVIL PLANS HEREIN ARE CONCERTUAL AND |
MAYDE SUBUECT To CHANGE DURING THE

CONSTRUCTION DRAWING P
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REFER TO SHEET G5.0

LEGEND

- — — = — — — —  EXISTING EASEMENT LINE

——— — = ——— — — ———  PROPOSED PROPERTY LINE
——— = ——— — —————  STREET CENTERUNE
1246—————  PROPOSED CONTOURS
— —1245 — ~—— —  EXSTNG CONTOURS
" - - PROPOSED RIDGE LINE

FINISHED GRADE
FLOWLINE

UP OF GUTTER
TOP OF CURB
TOP OF CRATE
FINISH SURFACE

EXISTING GRADE

DRAINAGE NOTES

PROPOSED PRECAST DRAIN INLET.

PROPOSED GRADE BREAK
FPROPOSED FLOWUNE
PROPOSED STORM DRAIN LINE
FINISH FLDOR ELEVATION

PROPOSED GRACE

DIRECTION OF AREA

PROPOSED GRATE INLET

PROPOSED MODULAR WETLANDS

UNDERGROUND ADS SYSTEM

PROPQSED LOADING DOCK STORM TRENCH DRAIN AND GATCH BASIN,

€
(D3) PROPOSED STORM DRAIN LINE.

(04) PROPOSED STORM DRAIN MANHOLE.

(D5 PROPOSED MODULAR WETLAND SYSTEM.

(DE) PROPOSED ADS SYSTEM, REFER TO SHEET C7.0 FOR
(b7) PROPOSED CURR CUT OPENING.

(D) PROPOSED ROOF DRAIN UNE.

(D9) PROPOSED STORM DRAIN CUTFALL

619 PROPOSED CONGRETE VALLEY GUTTER.

(1) STANDARD TRAFFIC RATED CLEAN-OUT.

ﬁ, PROPOSED 8" PVC PIPE,

NOTE;

CIML PLANS HEREIN ARE CONCEPTUAL AND
MAY BE SUBJECT TO CHANGE DURING THE
CONSTRUCTION DRAWING PROCESS.

GRAPHIC SCALE IN FEET
o 15 30 60
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REFER TO SHEET G6.0
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LEGEND

EXISTING EASEMENT LINE
PROPOSED PROPERTY LINE
STREET CENTERLINE
PROPOSED CONTOURS
EXISTING CONTOURS
PROPOSED RIDGE LINE
PROPDSED GRADE BREAK
PROPOSED FLOWLINE
PROPDSED STORM DRAN LINE
FINISH FLOCR ELEVATION
FINISHED GRADE

FLOWLINE

UP OF GUTTER

TP OF CURB

TOP OF GRATE

FINISH SURF ACE

EXISTING GRADE
PROPOSED GRADE
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Kim Stater

From: Suzanne Colvin <colvinsu51@gmail.com>
Sent: Friday, July 28, 2023 1:14 PM

To: Kim Stater

Subject: Costco warehouse

EXTERNAL EMAIL: Do not click on links or open attachments unless you know the content is safe.

|
|
|
l
|

I would ask first that this proposal be denied; but since it is probably a done deal, why not insist the developer include
NUMEROUS large trees. Highland used to be #26 on California's Tree City list. This might help offset another 30 foot
building ruining my view of our beautiful mountains and raising Earth's temperature due to more concrete. Take an
action that would endear rather than disgust Highland's residents for a change.




Kim Stater

From: Sherry Owens <hikerlady31@gmail.com>
Sent: Saturday, July 29, 2023 1:00 PM

To: Kim Stater

Subject: Costco Highland

EXTERNAL EMAIL: Do not click on links or open attachments unless you know the content is safe.

Ridiculous and frightening to me as a mountain resident. 6.7 miles from the SB Costco, too close. 40,000 gallons of
gasoline that could explode in a big earthquake. Frightning. Of course theyll say they will be in safe containers, can they
guarantee that, of course not. They FINALLY just opened another lane on the 210 to ease congestion, now this will have
traffic backed up onto the freeway again. Eventually | will bet they will close the SB Costco leaving a huge empty
warehouse. Of course they will deny they are going to close it. Hmmm, go to the old one in SB or big new one in
Highland, no brainer, its so close. | would be behind one in Yucaipa, Beaumont or Banning, they need one out there,

further from SB Costco. Bad ideal!




Kim Stater

From: Joseph Hughes

Sent: Monday, July 31, 2023 6:46 AM
To: Kim Stater

Cc: Larry Mainez

Subject: FW: Question about Costco
Attachments: costco.jpg

Please respond.

Joseph Hughes

City Manager

City of Highland
27215 Base Line
Highland, Ca 92346
(909) 864-6861
(909) 862-3180 (Fax)

From: charles <walcha2002 @aol.com>

Sent: Sunday, July 30, 2023 6:37 AM

To: information <information@cityofhighland.org>
Subject: Question about Costco

EXTERNAL EMAIL: Do not click on links or open attachments unless you know the content is safe.

Saw this on Facebook and was looking too see if it was true. if it is | wish to say Thank you it's about
time.




Kim Stater

From: Highland CA <wo@iworg.net>
Sent: Monday, July 31, 2023 8:05 AM

To: Kim Stater

Subject: Highland, CA Requests # 640842868

EXTERNAL EMAIL: Do not click on links or open attachments unless you know the content is safe.

Per Matt Bennett please include bicycle parking in conditions.

Request # 640842868

Request# 640842868 o - . . -
lRequestDate:  [07/29/2311:16 -

iLTcan_t_i(;n: - 'Gréensp?tjast north of Lo;v_é;_ _ - o -
NatureofAlleged | - - S
Problem:

Description: Ex_u:ced abo.ut ne\;/_C_(;stco, but_t_t_rgé_'s no bi-ke pamng in thé. plans. Plea;e-ensure_d)_stco -

ption: provides parking for vehicles other than cars, like bicycles near the entrance.

Hmplainant Name: |Brent Merideth

_Complaina_nt
|Address:

29733 Southwood Ln

'-(-Zo_m_pla’ii"la;nt _City, "
State, Zip: Highland, Ca 92346

|
;{merideth-bi@_)g_rr-l_a.il.cc;m

- -
.Complainant Email:

Complaiﬁént Pﬁb_né
Number:

909-725-4884

IStatus: Planning

A
o
|
|
|
|



Kim Stater

From: Debbie Simpkins <ddsimpkins71@hotmail.com>
Sent: Tuesday, August 1, 2023 5:34 PM

To: Kim Stater

Subject: Costco

EXTERNAL EMAIL: Do not click on links or open attachments unless you know the content is safe.

In respond to to the public notice regarding a Costco possibly coming to Highland: my husband and I, along with several
friends, would love to see that happen. It’s location would be close to the freeway on/off ramps so it shouldn’t impact
city traffic that much AND it would bring a lot of revenue to our city, something that we could use to help us grow. We
have lived in Highland 46 years and are excited to see it develop and bring in viable businesses.

Sincerely,

Debbie Simpkins

Sent from my iPhone




~

Kim Stater

From: Andrea Massey <andreajoycemassey@gmail.com>
Sent: Thursday, August 3, 2023 1:09 PM

To: Kim Stater

Subject: Costco comment

EXTERNAL EMAIL: Do not click on links or open attachments unless you know the content is safe.

Hello! | am a resident of Running Springs, and | was thrilled to see the news of a Costco planned in Highland. This is
welcome news to mountain residents and will alleviate overcrowding in the San Bernardino store, as well as saving us all
at least 30 minutes round trip every time we need to go to Costco for essentials. it will also be far easier to take
advantage of the great gas prices, something | haven’t been able to do as much as | want to because current locations
are out of my way. Thank you to the city of Highland for this important addition! Feel free to share my email I'm the

public comments.

Andrea Massey
Running Springs, CA
909-648-3247




Kim Stater

From: Kim Stater

Sent: Monday, August 7, 2023 8:22 AM
To: Kim Stater

Subject: FW: New Costco Store

From: Erica Perez <mrsperez0408 @gmail.com>
Sent: Saturday, August 5, 2023 11:15 AM

To: Larry Mainez <Imainez@cityofhighland.org>
Subject: New Costco Store

EXTERNAL EMAIL: Do not click on links or open attachments unless you know the content is safe.

Hello,
| am not sure who to contact about the new Costco that is proposed to be built off Greenspot, but 1 just wanted to share

our family's favor in this project. We have a large family and frequently shop at Costco, so we think having a Costco close
by would be wonderful. | think the overall concern is the increase of traffic that will be moving through that area, so we
hope there will be careful and thoughtful consideration in the plans to keep traffic flowing smoothly and safely. Thank
you for you time in reading this email.

Thank you,
Erica Perez




A - - .- R -
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The following is additional observation/questions posed by Greenspot Development Company
(GDC) related to COSTCO PROJECT:

1) ltis our understanding that the original Specific Plan (“SP”) contemplated 850 units
approximately between P2 & P3, of which the bulk would be located in P3. Also, as part
of the original SP, the REXCO land fronting Greenspot Road would be destined for
commercial use (Pads). However, that area is now built with MFR. Additionally, REXCO
purchased 13.5 immediately north of their current project which we assume will be for
MFR. In summary, if the 550 units originally approved are built in P3, plus the 200 units
REXCO recently built, this total comes to 750 units. Is REXCO proposing another MFR
project in the 13.5 acres it purchased as an expansion to its current project?

If so, wouldn't the SP and EIR have to be amended and updated respectively?

For GDC

ALEX MYCINO August 15, 2023
/

an
D



The following are comments presented by Greenspot Development Company (GDC) related to
COSTCO PROJECT:

1) Has the Specific Plan (“SP”) been amended or modified to accommodate the COSTCO

PROJECT? If not, why not?

2) Ii so, has the related EIR been updated.

3) If the SP was amended or modified, shouldn't have the adjacent property owners been
involved in the Process?

4) Is this a "Stand Alone” Project as it relates to the Project's overall drainage or will the
Project change natural drainage pattems consequently impacting adjacent Properties?

5) Will the Project have its own Signage Plan or will it be part of the overall Signage Plan
contemplated by the SP?

For GDC

August 15, 2023
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RESOLUTION NO. 23-___

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF HIGHLAND,
CALIFORNIA, APPROVING DESIGN REVIEW APPLICATION (DRA 23-011) FOR A
160,951 SQUARE FOOT “COSTCO WHOLESALE” BIG-BOX RETAIL STORE WITH
VEHICLE FUELING STATION AND RELATED ON-SITE IMPROVEMENTS
INCLUDING SITE PLAN, BUILDING ELEVATIONS, CONCEPTUAL LANDSCAPE
PLAN AND CONCEPTUAL GRADING PLAN ON 19.74 ACRES LOCATED ON THE
NORTH SIDE OF GREENSPOT ROAD, APPROXIMATELY 1,700 FEET EAST OF
STATE ROUTE 210. 28000 GREENSPOT ROAD, HIGHLAND, CA. ASSESSOR’S
PARCEL NUMBERS 1201-341-36, -37, -40 THROUGH -53, AND -58

APPLICANT: Costco Wholesale Corporation

A. RECITALS

1.

On July 14, 2023, the Applicant submitted a Design Review Application
(DRA 23-011) and Sign Review Application (ASR 23-003) for design plans
related to a 160,951 square foot Costco Wholesale warehouse club store
with vehicle fueling station, parking, landscaping, and on-site
improvements. Design Review approvals are comprised of the Site Plan,
Building Elevations, Conceptual Landscape Plan and Conceptual Grading
Plan. Related entitlements include Conditional Use Permit Application (CUP
22-013) to construct and operation of the vehicle fueling station, Conditional
Use Permit Application (CUP 23-012) to permit a Type 21 (Off-Sale
General) Alcoholic Beverage Control License related to alcohol sales at the
Costco store, and Sign Review Application (ASR 23-003) for building-
mounted signage.

The site, addressed 28000 Greenspot Road, is located on 19.74 acres on
the north side of Greenspot Road, midblock between State Route 210 and
Bulder Avenue, and is Zoned “SP 006-001" Greenspot Village & Market
Place Specific Plan. Assessor Parcel Numbers: 1201-341-36 and -37, -40
through -53 and -58.

Environmental Impact Report (ENV No. 09-003) (State Clearinghouse
Number 2008031058) and Supplemental Environmental Impact Report (19-
002) prepared for the Greenspot Village & Marketplace Specific Plan, in
which the project is located, was certified by the City of Highland City
Council on June 11, 2013 and June 25, 2019 respectively. The EIR and
SEIR anticipated development similar to the proposal in question. There are
no substantial changes or new information of substantial importance that
would trigger the preparation of a subsequent EIR. The project is exempt
from further environmental review Pursuant to Public Resources Code
Section 21166 and the corresponding CEQA Guidelines Section 15162.
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5.

On October 17, 2023, the Planning Commission of the City of Highland,
conducted a Public Hearing on the subject Application and concluded the
Hearing on that date.

All legal prerequisites to the adoption of this Resolution have occurred.

B. RESOLUTION

NOW THEREFORE, it is hereby found, determined and resolved by the Planning
Commission of the City of Highland as follows:

Section 1.

Section 2.

Section 3.

Section 4.

The Planning Commission finds that all of the facts set forth in the Recitals,
Part “A” of this Resolution, are true and correct.

Pursuant to Public Resources Code Section 21166 and the corresponding
CEQA Guidelines Section 15162 the project is exempt from further
environmental review.

Based upon substantial evidence presented to the Planning Commission
during the October 17, 2023, Public Hearing, including public testimony and
written and oral Staff Reports, the Planning Commission finds as follows:

a. All necessary public meetings and opportunities for public testimony and
comment have been conducted in compliance with State Law and the
Municipal Code of the City of Highland.

Findings of Fact for Design Review

a. That the proposed project is consistent with the General Plan or Specific
Plan.

Response: The project site is located within the “Golden Triangle
Community Policy Area” of the General Plan and has a Land Use
Designation of Planned Development. The General Plan intent for this area
is to facilitate a master planned, mixed-use type of development large
enough to cater to residential, retail and office uses within a well-
coordinated group of individually designed projects. With this in mind, the
property owner proposed the “Greenspot Village & Marketplace Specific
Plan” which was adopted in June 2013, by the City Council, and acts as the
property’s land use development document.

The Specific Plan has three defined Planning Areas, PA1, PA2 and PA3.
The project is within PA1 — “Highland Marketplace” which describes the
area where “neighborhood, community and sub-regional commercial uses
are conveniently located adjacent to the SR210 freeway with direct access
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from Greenspot Road... Development of commercial uses provides retail
goods and services for Specific Plan residents and regional consumers, and
acts as a buffer between SR210 and residential uses located to the east...
Highland Marketplace allows a variety of retail, office, and service
commercial uses including but not limited to major promotional retail
tenants, complementary specialty retail goods and services, restaurants,
hotels, entertainment uses, and professional office.”

The proposed use as a big box retail store, specifically a warehouse club
store, is in keeping with the retail commercial vision of the plan. The store
will offer bulk goods, electronics, appliances, groceries, produce and
services such as optometry, pharmacy, tire shop, and vehicle fueling
station. These will meet the needs of Highland area residents as well as
regional consumers. The project plans exhibit the appropriate circulation,
architectural detailing, landscaping, and shared amenities promoted by the
Specific Plan. It provides the desired buffer between the 210 Freeway and
the residential projects proposed and approved in PA2 (546 units
approved), and PA3 (200 units approved and 272 proposed). Costco is a
major promotional retail tenant that will complement the existing retail
development to the south along Greenspot Road and the proposed retail to
its east within PA1. It will create retail synergy and encourage the ultimate
build-out of the Specific Plan and Golden Triangle.

b. That the proposed use is in accordance with the objectives of Title 16,
Land Use and Development of the City of Highland Municipal Code, and
the purposes of the land use district in which the site is located.

Response: As noted above, the project site is within the Greenspot
Village & Marketplace Specific Plan, a formal zoning designation of “SPR-
006-001." This is the prevailing development document, and where silent,
Title 16 of the Highland Municipal Code is the appropriate reference.

Long Term Obijectives identified in Section 1.3 of the Specific Plan which
are met by this project include expanding the City’s economic base and
meeting future commercial needs. Community Design Objectives are met
by creating a sense of place and using community landscaping,
architectural design and signage. The project creates a visually attractive
development through consistent application of architectural and landscape
standards, creating a focal point of commercial activity for the local
community, residences, businesses and visitors. It establishes well-
balanced specialized and general retail, creates employment-generating
opportunities, and provides a variety of sales tax-generating uses to
minimize leakage of sales from Highland. The project also meets Circulation
Obijectives to provide safe and efficient movement within and through the
Plan and augment major roadway improvements.
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The project's proposed uses are consistent with the Specific Plan. Land
uses noted in Table 5-1 Permitted Uses which are allowed by right upon
approval of a Design Review Application include General Retail,
Specialized Retail, Grocery Stores/ Markets, Home
Improvement/Goods/Supplies/Appliances, Vehicle Service and Parts, Fast
Food Restaurants, Optician Service and Optical Goods. These are
consistent with the proposed project.

The site plan, building elevations, conceptual landscape plan, conceptual
grading plan, and color and material samples have been reviewed and
conditioned to ensure compliance with the objectives of the Specific Plan
and Title 16, Land Use and Development of the City of Highland Municipal
Code.

c. That the proposed use is in compliance with the City design and
landscape standards and criteria.

Response: The design criteria for the project site are enumerated in the
Greenspot Village & Marketplace Specific Plan Design. The Plan calls for
an “Agrarian” style with embellished architecture, landscaping and signage
which is detailed in Chapter 6 Design Guidelines, Chapter 7 Landscape
Guidelines, Section 5.5 Commercial and Mixed Use Development
Standards, and Section 6.5 Signage and Environmental Graphics Program.

The Site Plan meets the minimum lot size of 5,000 square feet, maximum
building height of 60’, maximum floor area ratio of .75, street setbacks of
10’, interior setback of 0’ and interior setbacks of 5'. It exceeds the minimum
ratio of parking spaces; 1/1000 square feet as well as appropriate loading
spaces and parking stall sizes. The placement of the building considers the
context of the commercial and residential uses in the plan. The architectural
focal points are provided at strategic locations. The design theme
recognizes the Agrarian style identified as desirable. Parking lots and
circulations routes are designed with attention to cooperative use and
safety. Overall, the project helps to create a unique sense of place.
Planning and Landscape Divisions further conditioned the project to be in
accordance with the City’s Municipal Code in aspects where the Specific
Plan is silent. The project plans meet the high expectations established in
the plan.

d. That the proposed use, together with the conditions applicable thereto,
will not be detrimental to the public health, safety, or welfare or will not
be materially injurious to properties or improvements in the vicinity of the
site.

Response: The proposed use is located within a commercial land use
zone that has the appropriate infrastructure and services to accommodate
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a wholesale warehouse / big-box retail store of its size and nature. The
operational characteristics and resulting impacts are anticipated and
mitigated through the project's Specific Plan, Conditions of Approval, and
Mitigation Measures. The project plans were reviewed and conditioned by
the Highland Fire Marshal, Building & Safety and Sheriff's/Police
Department to ensure that public safety provisions are in place.

Section 5. Based on the Findings and conclusions set forth above, the Planning
Commission approves Design Review Application (DRA 23-011 for a
160,951 square foot Costco Wholesale warehouse store with vehicle fueling
station, parking, landscaping, and on-site improvements. All improvements
will be completed subject to the Conditions of Approval attached hereto and
incorporated by reference as Exhibits:

A — Site Plan

B — Building Elevations

C — Conceptual Landscape Plan
D — Conceptual Grading Plan

E — Conditions of Approval

C. ADOPTION OF RESOLUTION.

The City Clerk shall certify to the adoption of this Resolution and shall cause the same to
be published or posted in the manner prescribed by law.

PASSED, APPROVED AND ADOPTED this 17t day of October, 2023.

ATTEST:
Chandra Thomas, Vice Chair Lawrence A. Mainez
Planning Commission Community Development Director
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EXHIBIT A

Site Plan
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EXHIBIT B

Building Elevations
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NORTH ELEVATION METAL - “METALLIC CHAMPAGNE" LIGHT FIXTURE METAL - "METALLIC CHAMPAGNE” METAL - "LIGHT STONE” “COSTCO RED”
SCALE: 1" =40

METAL COPING Q" 34'-0” 2.6
MERIUM BRONZES /~TO COPING P "T0_CORNICE ™ T.0. COPING M
3 : :

ELEVATION
FACING RESIDENTIAL

ARCHITECTURAL RIBBED
METAL - "MISTIQUE PLUS”

DOCK SCREEN WALL -  ARCHITECTURAL RIBBED
"NATURAL CONCRETE” METAL - “LIGHT STONE"

EAST ELEVATION

METAL ENCLOSED ARCHITECTURAL RIBBED ARCHITECTURAL RIBBED
TRASH COMPACTORS  METAL - "METALLIC CHAMPAGNE"  METAL - "MISTIQUE PLUS”

SCALE: 1" = 40’ . . @
268" e - " £ 174 i SIGN TABLE SIGNAGE UNDER SEPARATE PERMIT

IDENTITY QUANTITY SIGN SiZE AREA (EACH) TOTAL SF

. =] COSTCO - R @

74 I_W :I; TIRE CENTE A 1 COSTCO WHOLESALE 5-0"C 184 SF 184 SF @ @

B 2 COSTCO WHOLESALE 6'-0"C  280SF 560 SF
A B c C 1 TIRE CENTER  17-4" X 1-9" 31SF 375F

@ SIGN PACKAGE — ©,
TOTAL SIGN AREA: 775 SF

OCTOBER 04, 2023

reiisies . CONCEPT WAREHOUSE ELEVATIONS

Disclaimer: Architectural conceptual plans subject to change during the development of construction documents.
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OCTOBER 04, 2023

e ENTRY CANOPY PERSPECTIVE

Disclaimer: Architectural conceptual plans subject to change during the development of construction documents.




MG2 oove NORTHWEST PERSPECTIVE Cosrco

Disclaimer: Architectural conceptual plans subject to change during the development of construction documents.
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PROJECT# 23 576501 CoOsSTCO
g SOUTHEAST PERSPECTIVE Cosrco
Disclaimer: Architectural conceptual plans subject to change during the development of construction documents.
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EXHIBIT C

Conceptual Landscape Plan
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PLANT SCHEDULE

$ oy somAMCALI coMONNAME

Ed GUPANIOP3(S ANACARDICIOES  CARAOTWOGD + 24 BOX.

GUPANIOPBIS ANACARDICIDES  CARRDTWOGD - 38 8K

o RHUS LANCEA | AFRICAN SUMAC - 34" BOX.

o
®
©s

s LAGERSTROEMIA X HATCHEZ  NATCHEZ CRAPE MYRTLE - 28 80X

1 W
1 J
R 12 PINUB ELOARIOA / AFGRAN PINE - 36" BOX.

QY SOTANICALI COMMON NAME
EEEEWNOLISA LT
BUILDING AREA: 160,881 SF
SITE AREA! 19.74 AC (860,045 SF}
STALLS: 673

t XPURPLE U LE - 38° 80X

-

OLEA EUROPAEA ‘SWAN HILL / AN HILL DLIVE: - 18'X 18
FIELD GROWN)

-

. PALTLTR
PHOEND(DACTYLIFERA | DATE PALM + 36 BTH
I BKNNED)

PARKINECNIA X DEJERT MUBEUM'? DESERT MUSEUM PALO VERDE ~ 38° BOX

T GUERCUS AGRIFOLIA/GOASTLIVE OAK - 41 BOX
GARTLTRUAK)
. W QUERCUS LEX/HOLLY OAX - 347 80X
MIRGETTREE  QIY  BOTAMIALICOWNNAME
. » PLATANUS RACEMOBA / CALIPGRNLA SYCAMORE - 48° 80X

o,

Bl o\

e - [wois 2 socso172e
PLANS PREPARED UNDER THE, RACRVERON OF: | PLANY PREPANED B

aTy e AR - REnsons I CITY OF HIGHLAND COSTCO WHOLESALE - HIGHLAND
DIG ALERT ﬁ.gﬁgmm 1,327.363 FEET {DATUM: NGVD |m e ))) orn '__mm [rewmaven oY CUP 22.013
nLEEORIVEY DO O8] o, 112 s ORASS AP ST o IR o v

i SOUTH END' OF CONCRETE. CATGH BASIN. EXPIRATION: 03/51/2023 © 2023 KIMLEY-HORN AN ASSODATES, INC. o LO.01

e W TGH AND € A5.SUTE 799, i :
811 B e ies wmen oo | OO SO S v e Landscape Hlustrative
CENTERLINE OF CHURCH STREET. LANDSCAPE ARCHITECT LCENSE HO. i KA'MLEY"““FN £out . ERCUTION Ao | DA = MECT 2 OF 000X
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PLANNED AREA 2
[ FUTURE RESIDENTIAL
VILLAGES (NOT A PART)!

yitotlichil

SEE CONCEPTUAL ~ SEE CONCEPTUAL

PLANTING PLAN 1 ON L. PLANTING PLAN 2 ON \ FUTURE
SHEET L2.0 T SHEET L3.0 _ RESIDENTIAL
‘‘‘‘‘ o "' DEVELOPMENT
(NOT A PART)
FUTURE - BUILDING AREA 160,981 SF l [
DEVELOPMENT i SITE AREAS;iZfsA(B:;SBGD D45 SF) H
(NOT A PART) . ' %‘«\
¥ U
— | -
1 R
| >
- @
il D
o L
i iy
Z

= CALHOU|

€rzorz

FUTURE WEST ROAD (PRIVATE)

‘ | ""'
: 1x3 LEL e '
i SEE CONGEPTUAL SEE CONGEPTUAL 1 by
: PLANTING PLAN 3 ON PLANTING PLAN 4 ON ! i i
i SHEET L4.0 SHEET L5.C o i
l - i
|

<

EXISTING
RESIDENTIAL
DEVELOPMENT
(NOTA PART)

l L "h -;'. _r
."7"’
. e,
. roe o GREENSPOTROAD (PUBLIC) J
- i L P R IR g % i
¥ iy X \
-
P
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LANDSCAPE SUMMARY

ADORESS: 28000 GREENSPQT ROAD
HIGHLANS, CA 62346

BULOING AREA 60EISE  389AC) 187%
LANDSCAPE AREA: 7480 SF (291 AC) 102%
PAVED AREA ST2AEEF  (1314AC) 85%
OFFSITE (MPROVEMENTS BY OTHER: 38334 SF ] [r
TOTAL STE AREA! SEOMSSE  (1874AC) 100%
REQUIRED LANDSCAPE AREA: 86,004 SF - (19TAG) 100%

PLANTING PERCENTAGE REQUIRED;

TREES:
457 BOX 20%
38°8GX: 0%
24 BOX: 50%
SHRUBS:
15BAL: 10% - 30%
BGAL; 70% - 50%

PLANTING PERCENTAGE PROVIDED:
S:

487 BOX 49 TOTAL (20%)
38 BOX: 74 TOTAL (30%}
247 BOX 123 TOTAL (50%)
SHRUDS:
150AL; 1,243 TOTAL (10%)
5GAL: 9,357 TOTAL {78%
10AL: 1,338 TOTAL {11%]

MAWA CALCULATION

0.5 ETAP FOR REBOENTIAL LANOACAPE

e DEVELOPMENT REVIEW SUBMITTAL AROaCALE oA
ACKAGE CONTAINS PLANT SELECTIONS |

A
B2 WOOR 120 BT FUTURE SHE PLAN REFNEMENT DU,
‘THE DEVELOPMENT OF THE CONSTRUCTION DRAWINGS.

\
HORTY
+~

cﬂAPHm SCALE M FEET
120

SCALE: 1° = €0
WHEN PRINTED AT FulL
24°X36”

DATE | BY

@ 2073 KOULEY-HORN AND ASSOCIATES, G
W KILLEY-HORN,COM

Kimley»Horn —

b,
ﬁ(‘
S,

Yo FRSEET
094169102 _
oAl
s
A3 O
TR
&
w

T
oaxes 5
um v

PRELIMINARY OVERALL
LANDSCAPE PLAN

PREPARED FOR
DESIGN REVIEW SUBMITTAL

HIGHLAND

§




ﬁ;m,
I'e

)

FUTURE WEST ROAD (PRIVATE)

REFER TO SHEET L4.0

e

OPEN
CANOPY

>

I
I
I
I
I
I
I
|
I
T
I
I
|
1

REFER TO SHEET L3.0
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PLANT SCHEDULE —
TReEES QY BCTANIGAL | COMMON NaME size HEIGHT/SPREAD  YAIGOLS
@ 59 CUPAMIOPSIS ANACARDIDIDES / CARROTWGOD 24BOX 25438 HT./ 2635 SPR. "
@ L4 ‘CUPANIGPSIS ANACARDIOIDES ! CARROTWOOD BOX 26438 HT./25W35 SPR. M
@ 5 RHUS LANCEA { AFRICAN SUMAG ABOX  BOVI0CHT/2S:3SPR. L
@ 5 LAGERSTROEMIA X NATGHEZ f NATCHEZ CRAPE MYRTLE 30°BOX  12-14'HT./5.T SPR. M
{:::} 12 FINUS ELDARICA/ AFGHAN PINE MBOX  WAOHT./ 2540 SPR L
ACCENTTREE  QT¥  BOTANICAL/GOMMON NAME sizg HEIGHT/SPREAD wucoLs
Q s LAGERSTROEMIA X PURPLE MAGIC: f PURPLE MAGIC CRAPE MYRTLE BOX 842 HTXEZ SPR M
@ 3 OLEAEUROPACA SWAN L /SHANHLL OLVE X8 2000 HT X 2026 SPR, L
N [FIELD GROWN)
ES 5 PARKINSOHIA X ‘DESERT MUSEUM / DESERT MUSEUM PALO VERDE W BOX  WITHT.XZASUSPR L
IMULTRTRUNK}
e
7 PHOENIX DACTYLIFERA / DATE PALM 28TH L
{SKINNED)
" QUERGUS AGRIFOLIA / COAST LIVE OAK HTBOX  JOSYHT XISUSPR, L
(MULTITRUNK)
@ 2 QUERCUS ILEX/HOLLY DAK 67BOX 30450 HT K 3050 SPR. L
SIREETTREE  QIY  BOTANICALICOMMONMNAME szE HEIGHT/SPREAD wucoLs
@ 3 PLATANUS RACEMOSA/CALIFORNIA SYCAMORE ABOX  ACUDHT X254USPR. M
SHRUBS QTY  BOTAICAL/COMMON NAME size SPACING wucots
&) a7 AEONIUM ARBOREUM ZWARTKOP' / ZWARTKOP TREE AEONILM 56AL. zoe. [
() "1 BUXUS MICROPHYLLA VAR 'JAPONICA' | JAPANESE BOXWOOD SGAL. y00 M
3] 438 DIETES VEGETA/FORTNIGHT LLY soAL. Foc L
&) 188 HEMEROCALLIS X HAPFY RETLRNS / HAPFY RETURNS DAVLILY SGAL zoc. L
£ 20 HESPERALOE PARVIFLORA ‘PERPA" | BRAKELIGHTS RED YUCCA SGAL 200 L
v} B4 LIGUSTRUM JAPONICUM TEXANUM } TEXAS JAPANESE PRIVET 150aL, coc. ~
® 308 LIGUSTRUM JAPONICUM TEXANUM I TEXAS JAPANESE PRIVET (COLUMNAR) 15 GAL, voc. "
) BB PRUNUS CAROLINIANAMONUS' BRIGHT N TIGHT CAROLINA LAUREL GHERRY 15 GAL. ®oc, [
(] 656 RHAPHIGLEPIS NDIGA "CLARA' / CLARA INDIAN HAWTHORN SGAL roc. M
o 150 ROSA FLORIBUNDA ICEBERG' / ICEBERG ROSE SGAL, o0 M
VINES OTY  BOTAMICAL/COMMON NAME siE SPACING wucols
A 8  FICUSPUMILA/CREEPING FIG seAL soc. "
GROUNDCOVERS ~ QTY  BOTANICAL/COMMON NAME sizE SPACING wycols
Y
% 552 DIANELLAREVOLUTA'LITTLE REV'/ LITTLE REV FLAX L 56AL 300 L
,, 83T SF)
2115 DIETES NARIEGATA' Ly 50AL woc "
(19,227 SF)
1398 TRACHELOSPERMUM JASMINODES / CHINESE STAR JASMINE 16AL 0c. M
(74488
346 TRACHELOSPERMUM JASMINOIDES / CHINESE STAR JASMINE S6AL %0, ]
(30420 3F)
1,337 13 {DWARF ROSEMARY soaL. w00 L
(18333 5F)
MULCH HOTES;
1. PERIUE TER SHRUB AND GROUNDCOVER AREAS ARE 10 RECEIVE MULCH WITH 3MCH DEEP
LAYER OF TERRA VERDE INDUSTRIES (TVI) FOREST

2, PARKNG LOT ISCANDS AND DIAMOND PLAKTEAS 10 RECEME ROGK MULCH WITH PLANTAG.

NOTE,
THE EVELGPUENT REVIEW SUBMITAL LANDSCAPE PLAN
PACKAGE CONTANS PLANT SHiEeTons

MATERIALS, WHICH ARE CONGEPTUAL. A0 Ay
EE MOGIED Witk PLAN REFINEMENT
i GEVELOPENT OF THE CORSTRUCTIoN DRavEe

SCALE: 1° = 30
WHEN PRINTED AT FULL
247X36”

ORAPHIC SCALE IN FEET
o 15 30 80

By

oATE

KA PROECT
094189102

CONCEPTUAL
PLANTING PLAN 1

i | ]
s
S51
I i
268

B

Fi
Ei
ZEE

L2.0

- &
<
E
z
o
ZEa
5@5
T W
oz
= o
Z .
& 32
» &
w
a b
ot
(2]
o




REFER TO SHEET L2.0

(
\

-
|

s

P

]

FIRE DEPTROOM .

ELEGTRICAL ROOM. -

BUILDING AREA: 160,981 SF
SITE AREA: 19.74 AC (860,045 SF)
STALLS: 873

REFER TO SHEET L5.0

78

PLANT SCHEDULE

TREES ary

STREETTREE  QTv

SETTANICAL [ COMMON NAME.

CUPANIOPSIS ANACARDIQICES / CARROTWOOD

CUPANIOPSIS ANACARDIOIDES | CARROTWOOD

RHUS LANCEA | AFRICAN SUMAG

LAGERSTROEMIA X 'NATCHEZ' / NATCHEZ CRAPE MYRTLE

PINLIS ELDARICA/ AFGHAN PINE

BOTANICAL  COMMON NAME
LAGERSTROEMIA X PURPLE MAGIC'  PURPLE MAGIC CRAPE MYRTLE
OLEA EURDPAEA 'SWAN HILL'/ SWAN HLL OLVE

(FIELD GROWN)

PARKINSONIA X 'DESERT MUSEUM  DESERT MUSEUM PALO VERDE
{MULTLTRUNK}

PHOENIX DAGTYLIFERA ! DATE PALM
(SKINNED)

QUERGUS AGRIFOLIA / COAST LIVE GAK
(MULTITAUNK)

QUERGUS ILEX  HOLLY DAK

38 PLATANUS RACEMOSA / CALIFORNIA SYCAMORE
QY BOTANIGAL/COMMON NAME
k4 AEONIUM ARBOREUM 'TWARTKOP' / ZWARTKOP TREE AEORILUM
4 BUXUS MICROPHYLLA VAR "JAPONICA' f JAPANESE BOXWOOD
438 DIETES VEGETA / FORTNIGHT LY
1688 HEMERQCALLIS X 'HAPPY RETURNS' / HAPPY RETURNS DAYLLY
240 HESPERALQOE PARVIFLORA 'PERPA’ { BRAKELIGHTS RED YUCCA
84 LIGUSTRUM JAPONICUM TEXANUM'/ TEXAS JAPANESE PRIVET
309 LIGUSTRUM JAPONICUM TEXANUM' / TEXAS JAPANESE PRIVET (COLUMNAR)
58 PRUNUS CAROLINIANA ‘MONUS' / BRIGHT N TIGHT CAROLINA LAUREL GHERRY
658 RHAPHIOLEPIS INDICA 'CLARA" { CLARA INOIAN HAWTHORN
158 ROSA FLORIBUNDA ‘ICESERG' / ICEBERG ROSE
ary TAN) IMMON NAME
89 FICUS PUMILA / CREEPING FIG
QY GOTANIGAL!COMMON NAME
862 DIANELLA REVOLUTA LITTLE REV'/ LITTLE REV FLAX LILY
17,837 5F)
2,115 DIETES IRIDIOIDES ‘VARIEGATA' / VARIEGATED FORTNIGHT LILY
022757
3]
7 1398 TRACHELOSPERMUM JASMINOIES f CHINESE STAR JASMING
@ > 7] (12,144 BF)
@ 9048 TRACHELOSPERUM JASHIOEES | CHIESE STAR JASMINE
(30,420 SF)
R 143 OFFICINALIS :
- (18,223 8F)}

| MULCHNOTES:
1. PERIMETER SHRUB

AND GROUNDCOVER AREAS RECE VE MULCH WITH 3.INCH DEEP

ARETO
LAYER OF TERAA VERDE INDUSTRIES (TVI) FOREST MULCH 1° . 3~

PARKING LOT ISLANDS AMD DIAMOND PLANTERS TO RECEIVE ROCK MULCH WITH PLANTING,

TE:
THE DEVELOPMENT REVIEW SUBMITTAL LANOSCAPE PLAN
PACKAGE CONTANS PLANT SELECTIONS, LAYOUT, AND
MATERIALS, WHICH ARE C

PLAN REFINEMENT DURHG
|| THE BEVELGRMENT GF THE CONSTRUCTION DRAWINGS,

LANDSCAP! 3
BE MODIFIED WITH FUTURE SITE

24" B0X

6" BOX

SZE

38°BOX.

10X 18

36"80X

48T

48"BOX

26 BOX

@
i
I

48 BOX.

SzE
SGAL
BGAL.
S GAL.
8GAL.
SGAL.
15041,
15641,
15 AL
50AL

SGAL

5GAL.

HEIGHT/SPREAD

2535' HT, 1 26+35 SPR.

2538 HT. /28+35' $PR,

604100 HT. /1 2530° SPR,

12204 HT. /67 SPR,

3040 HT, 1 2640' PR,

HEIGHT/SPREAD

512 HT X6-12 SPR.

2030 HT X 20725 SPR.

2030 HT. X 20430° SPR,

30450’ HT, X 3050' SPR,

30-50'HT X 3060 SPR.

HEGHTISPREAD

4050 HT, X 2540° SPR,

SPACING
zac,
coc
roc.
zoc
zoc
soc
©oc

80C

spacive
60C.

SPACING

¥oc

W oL,

woc.

RELY-H

WucoLs

WucoLs

M

7 A\
oy

GRAPHIC SCALE N FEET
0 45 30 80

SCALE: 1° = 30
WHEN PRINTED AT FULL

SIZE 247X36°

REVSIONS

2
="
S

L iy
a igﬁ
>~i8y%
2 §§§§§
S

KHA PROECT
094189102

CONCEPTUAL
PLANTING PLAN 2

cA

HIGHLAND
PREPARED FOR
DESIGN REVIEW SUBMITTAL

ITY OF HIGHLAND

__L

:

E



~ REFER TO SHEET L2.0

|

—

FUTURE WEST ROAD (PRIVATE)

S0 s

£

R E e e E L

\v\\w-“ W
e ;

GREENSPOQT ROAD (PUBLIC)

- R

| ™

i}

=

__.‘___U”.'.

REFER TO SHEET L5.0

PLANT SCHEDULE o
TREES ary  BOTAN MMON NAME
@ 50 CUPANIOPSES ANACARDIOIDES / CARROTWCOD

@ 7 CUPANIOPSIS ANACARDICIDES / CARROTWOOD
@ 4 RHUS LANCEA / AFRICAN SUMAC
@ : B —

ACCENY TREE o BOTANICAL / COMMON MAME
O L} LAGERSTROEMIA X 'PURPLE MAGIC' f PURPLE MAGIC CRAPE MYRTLE
3 OLEA EUROPAEA 'SWAN HILL'/ SWAN HL.L OUNVE
N (FIELD GROWN)
K - j 5 PARKINSONIA X DESERT MUSEUM ! DESERT MUSELIM PALD VEROE
{MULTI-TRUNK)
7 PHOENIX DACTYLIFERA / DATE PALM
(SKINNED)
" QUERGUS AGRIFOLIA / COAST LIVE CAK
(MULTI-TRUNK)
(D) & actntmmm
STREETTREE  QIY  SOTAMICAL
@ a8 PLATANUS RACEMOSA / CALIFORNIA SYCAMORE
SHRUBS o BOTANICAL / COMMON NAME
27 AEONIUM ARBOREUM 'ZWARTKCP | ZWARTKOP TREE AEONIUM
" BUXUS MICROPHYLLA VAR 'JAPONICA' / JAPANESE BOXWOOD
" 438 DIETES VEGETA / FORTNIGHT LLY
188 HEMEROCALLIS X HAPPY RETURNS'/ HAPPY RETURNS DAYLILY
240 HESPERALOE PARVIFLORA 'PERPA' { BRAKELIGHTS RED YUCCA
11 L LIGUSTRUM JAPONICUM TEXANUM' { TEXAS JAPANESE PRIVET
® 209 LIGUSTRUM JAPGNICUM TEXANUM: / TEXAS JAPANESE PRIVET (COLUNNAR)
56 PRUNUS CAROLINIANA 'MONLUS' / BRIGHT N TIGHT CAROLINA LAUREL CHERRY
655 RHAPHIOLEPIS INDICA CLARA' / CLARA INDIAN HAWTHORN
= 158 ROSA FLORIBUNDA (CEBERG' { ICEBERG ROSE
VNES oTy BOTANICAL / COMMON NAME
A & FICUS PUMILA/ CREEPING FIG.

QY BOTANICAL/COMMON NAME

882 DIANELLA REVOLUTA UTTLE REV / LITTLE REV FLAX LLY
(7,837 $7)

2116 DIETES IRIDIOIDES VARIEGATA' f VARIEGATED FORTNIGHT LLY
(19,227 57
TRACHELOSPERMUM JASMINOIDES | CHINESE STAR JASMINE

1338
(12.144 56)

3340 TRACHELOSPERMUM JASMINOIES | CHINESE STAR JASMINE
(20,420 87)

1,137
(18,223 8F)

- CEETVETER SHAUD AND GROUNDCOVER AREAS ARE TO! RECEIVE MULGH WTH 3-INGH DEEP
LAYER OF TERRA VERDE INDUSTRIES (TVI) FOREST MULCH 1+
PARKING LOT ISLANOS AMD DIAMOND PLANTERS TO REGEIVE ROGK MULCH WITH PLANTING. |

for
i

24" BOX

780X

24°BOX.

28"80X

26"BOX.

SIZE

3" 80X

X8

36" 80K

248TH

4°BoX

36" 80X

&

48" BOX

5GAL.
soaL
15 GAL.
15 QAL
15 QAL
SGAL

SGML

SIZE
SGAL.

T BeveLoPmENT REVEW SUBMITAL LaiDsCaPs ey
PACKMSE conrms PLANT SELECTIONS, LAYO)

T, A
JCHARE CONGETUAL AND May

HEIGHT/SPREAD wucol

L8
35 HT. /25435 SPR. "
.35' HT. / 25.35 SPR. M

6000 HT, § 253" SPR, L

1A HTL /5.7 SPR M

30°40' HT, £ 25'40' SPR. L

HEIGHT/SPREAD wucoLs

B41Z HT X8-12 SPR M

20130 HT X 20025 8PR, [

2030 HT. X 2030° SPR L

L

3050 HT, X 050" SPR, L

3050 HT X 3050 5PR. L

HEIGHTISPREAD wucols
4050 HT. X 2540 SPR, M
SPACING wucoLs
200, L
xroc. M
roc. L
zoc. L
708, L
€0s [
s0c. M
Fac. M
ro6. [
yoc. ™
SPACING wucoLs
€08, "
SPACING WUGOLS
3 0c L
woc M
woe, ™
306, “
woL, L

]

mw—ry .

BE HODIIED W PUTURE STE PLAN RS NEWENT DU

THE DEVELOPMENT OF THE CONSTRUGTION DRAWINGS,
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SCALE: 1* = 30
WHEN PRINTED AT FULL
SIZE 24°X38"
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Es
St
= 555?
A
P~itd
N §§§
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11
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®

BATE
il B
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094169102

GIA PROECT

cexceD ar
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ORAPHIC SCALE IN FEET.
015 30 0

CONCEPTUAL
PLANTING PLAN 3
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REFER TO SHEET L4.0

REFER TO SHEET L3.0 H

PLANT SCHEDULE R —
I NS IS I I IS T DI e DI B e EE——— SEE—n SRS B .
: N QY BOTANICAL/COMMEN NAME spe HEIGHT/SPREAD WUeoLs |
o

o Tw]

7]
A
A
5

5o CUPANIOPSIS ANACARDIDIDES / CARROTWOOD 24°BOX  25.5 HT./25:35 SPR. M |

©
@ T CUPANIOPSIS ANACARDIOIDES / CARROTWOOD 36"80X 2535 HT./2535 SPR. M |

@ 84 RAHUS LANGEA / AFRICAN SUMAC 24" 8oX B0™100"HT 2830 SPR, L |
@ 5 LAGERSTROEMIA X 'NATCHEZ { NATCHEZ CRAPE MVRTLE IBOX  12H4'HT. I5T SPR, L]

ACCENTTREE Oy  hOTAneA. 43 HEGHTSPREAD  wucols
|
O 3 LAGERSTROEMIA X PURPLE MAGIC'/ PURPLE MAGIC CRAPE MYRTLE WEOX  BZHTXEZ SRR, " l
TS
5 OLEA EUROPAEA 'SWAN HILL'/ SWAN HILL OLVE X 2030 HT X 2025 SPR. L
N {FIELO GROWN)
- 5 PARKINSONIA X DESERT MUSEUM / DESERT MUSEUM PALO VEROE HBOX  STHT.XAGUIFR. L = 48 3
{MULTLTRUNK) —
A o
7 PHOENIX DACTYLIFERA / DATE PALM 240871 L [=} (R
B3
]
" QUERGUS AGRIFGLIA/ COAST LIVE OAK 4B EOX 300 HT. X 30250 SPR. L By
froite A 353.5
i
@ » DUERCUS ILEX / HOLLY OAK 36BOX 3050 HT X 3050 SPR, L >~§§H§§
24
o312
Q) ;3Ea:
=2
okl i e R g
2 g
o
@ 38 PLATANUS RACEMOSA{ CALFORNIA SYCAMORE AFBOX  AVSUHT.XZS4USPR. M
SHRUES OTY  BOTANIGAL/COMMON NAWE seE sPACING wucoLs
&) 27 AEONIUM ARBOREUM ‘ZWARTKOP' | ZWARTKOP TREE AEQNIIM 5GAL zoc L
) 41 BUXUS MICROPHYLLA VAR UAPONIGA'/ JAPANESE BOXWOOD saAL. vne M
H) 45 DIETESVEGETA!FORTNIGHTLLY sGAL, »oc. L e
€l A z
3
168 HEMERGCALLIS X HAPPY RETURNS'  HAPPY RETURNS DAYLLY 5GAL. zoc. L §5 " E
FEH
o = RED YUCOA seaL, L I _Sqi g i g
I B LGUSTRUM JAPONICUM TEXANUM | TEXAS JAPANESE PAVET .y M iL
® 309 LIGUSTRUM JAPONICUM TEXANUM / TEXAS JAPANESE PRIVET [COLUMNAR) 15 QAL vog, M
‘\‘—ﬁi-‘ < s PRUNUS CAROLINIANA 'MONUS' / BRIGHT N TIGHT CAROLINA LAUREL CHERRY 15 GAL. soc. - M
Seas AN =
!\:\_\\W [ 656 INDIGA 'CLARA'/ CLARA 5GAL 306, M
= =] 158 ROSAFLORIBUNDA ICEBERG'/ICEBERG ROSE SGAL, 300 ™ <t
= - Z
VIES GTY  BOTANICAL ) COMMON NAME sie SPACING wucols < <«
A €  FICUSPUMILA/ CREEPING FIO soaL. voc. M o |
GROUNDGOVERS ~ QIY  BATAMICAL / COMMON NAME e sPaciNG wucoLs & 0]
GREENSPOT ROAD (PUBLIC) i) dovelln A e LrEev ALY ST . 02
l (7897 5F) pd |
2415 DIETES IRIDIOIDES VARIEGATA' / VARIEGATED FORTNIGHT LILY sGAL. o M O Z
Pra o<
-
L38 ) TRACHELOSPERMUM JASMINOIDES /CHINESE STAR ASHINE raAL 38°0L. " o
(12,144 SF)
+
3245 TRAGHELOSPERMUM JASMINOIDES f CHINESE STAR JASMINE SGAL, 3600, "
(3042086}
|
1157 ROSMARINUS OFFICINALIS PROSTRATUS'/ DIWARF ROSEMARY SeAL, e L
116,333 57} =
&’ S
HULCHNOTES: =
.” PERIMETER SHRUS AND GROUNDCOYER AREAS ARE TO RECEVE MULCH WITH 2 NCH DEEP &
OF TERRA VERDE INDUSTRIES (TV)) FOREST MULCH 1°. 3. (]
2. PARKING LOT SLANDS AMD DINVGND SLANTERS 70 NEGENE ROCK MULCH WITH PLANTRG, >« a
— s
— — | s
< 5 z
g 41
8>
e o3
N T
T 3 3
]
e BeveL opvenT REVEW SuSM PLAN GRAPHIC SCALE IN FEET w =z
PACKAGE CONTAMS PLANY sELEcmNs Pl mv o 15 "3 80 ul
SCAPE MATERIALS, WHICH AR ICEPTUAL = [=]
SEvOTEIEI I TN SITE PLAN BEFMEMEAT DU =
EE DEVELOAENT OF THE CONETRUGTION DRAVINGE, SAE T = 30 5
WHEN PRINTED AT FULL
SIZE 24°X36"
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EXHIBIT D

Conceptual Grading Plan
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LANDSCAPE SUMMARY
ADDRESS: 28000 GREEHNSPOT ROAD
HIGHLAND, CA 92346
BULDING AREA: 180,873 SF (3.89 AC) 1B.7%
LANDSCAPE AREA 87,880 SF 12,01 AC) 102% |
PAVED AREA: 572,278 SF (1314 AC) 88EY
OFFSITE IMPROVEMENTS BY OTHER: 39,214 SF (0.90 AC) 48%
TOTAL SITE AREA: 860,045 SF {1874 AC) 100% ‘ §
REQUIRED LANDSCAPE AREA: 86,004 SF {1.97 AT} 0% |
';"‘“ AN L‘_?W”ﬂ?" S e PLANTING PERGENTAGE REQUAED: ‘ T il
e '
P SHRUBS: E g8 ;
15GAL: 0% - 30% i o
SGAL: 70%-90% o Eg B
) : | , I i
SEE CONCEPTUAL ol | SEE CONCEPTUAL o e "j::j:‘“"""’””“ o A gg;»i
PLANTING PLAN 1 ON L 16D PLANTING PLAN 2 ON . j e e 2>~i2udd
\ SHEETL2.0 it | SHEET L3.0 1 RESIDENTIAL J— <X 3|
‘ h il DEVELOPMENT i Pt & f i
l i (NOTA PART) 10AL: 1,338 TOTAL (11%) .2 ;'g §
G 60.981 SF } -
DEVFELI{-FOUPﬁENT l S|TBEUALRDFI: 13.35;(:‘ (860,045 5F} | 7 A
STALLS: 873 J—
(NOT A PART) A LR : MAWA CALCULATION &
Yo ! LA - ===
I el L5
| s liaLJiH
a H
' nlm 2 I 2 g_':, i 2w ©
I m 4ol [
= &3
(< O I I,
2 AU
g '8 i
ot ;O "
(=] Il
8 2l |
() O i i
= W
o« I H
w i
g 4
w
o
_3
=
o
'S

= i
SEE CONCEPTUAL SEE CONCEPTUAL ”ﬁ Rl -
| PLANTING PLAN 3 ON PLANTING PLAN 4 ON I
’ SHEET L4.0 SHEET 15 'y i1 RESIDENTIAL
! 3 =—r— i1 31 ? DEVELOPMENT
- {3
'I Jewd |1 (NOT APART)

PRELIMINARY OVERALL
LANDSCAPE PLAN

o ’i}
-b “%’ o
hﬁ‘*‘&f

X,

fEhf

= z”/ =
3 2
| [N S —— 3
GREENSPOT ROAD (PUBLIC) % o Ly ] | o g
. A — I A L bk I Z5n
’ =N ' T ’ 33
" - TEW
i L —ee ]
e g L U _——— oig
\ e T
e z §
| | :
T BEVELOPMENT REVIEW SUBMITTAL LANDSCAPE PLAN GRAPHIC SCALE IN FEET oz
PACKAGE CONTAINS PLANT SELECTIONS, LAYOUT, AND o 36 60 120 oy
RIALS, WHICH ARE CONCEPTUAL AND MAY ~ a
BE MODIFIED WITH FUTURE SITE FLAN REFINEMENT DURIN r
THE DEVELOPMENT OF THE CONSTRUCTION DRAWINGS. S F e 3
WHEN PRINTED M FuLL SHEET NOAIRER|
SIZE 2 L1 O
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15
PLANT SCHEDULE g
TREES QT BOTANICAL/ COMMON NAME sze HEIGHTISPREAD wucoLs |
@ 5 ‘CUPANIOPS)S ANAGARDIOIDES / CARROTWOOD °BOX 255 HT./ 2835 5PR, "
@ 7 CUPANIOPSIS ANACARDIOIOES / CARROTWOOD 670X 25435 HT./ 25435 SPR, "
@ w“ RHUS LANCEA / AFRICAN SUMAC 24"BOX 60100 HT,/ 26°50" SPR L
@ 5 LAGERSTROEMIA X NATCHEZ INATCHEZ CRAPE MYRTLE 3°BOX 12414 HT. /5T SPR. M | |
{:}:} 2 PINUS ELDARICA ] AFGHAN PINE 26BOX 30D HT,/ 2540 SPR L |
ACCENTTREE  QTY  [(M:IANICAL/ GOMMON NAME sizE HEIGHT/SPREAD wucoLs ‘ [
O 5 v x 1PURPLE E 35BOX 6417 HT X812 SPR. " |
T T R
3 OLEA EUROPAEA 'SWAN HILL'/ SWAN HILL OLIVE XIS 2D HT K 20025 SPR. L -
A {FIELD GROWN)
fS 5 PARKINSONIA X DESERT MUSEUN / DESERT MUSEUM PALO VERDE BOX 2030 HT.X 2030 SPR. L = ¥ §
{MULTLTRUNK} — kS
e Wk
7 PHOENIX DACTYLIFERA / DATE PALM 24'8TH L ° g; 2
el o
M
" QUERCUS AGRIFOLIA | COAST LIVE 0AK 4BTBOX  3050°HT.X30°60°SPR L e
(MULTLTRUNK) Q gz
i
O w QUERCUS ILEX / HOLLY OAK 30°8B0X 3050 HT X 3050 PR L >.§§g§§
r— :g <
STREET TREE. arv BOTAN] MMON NAME SzE HEIGHT/SPREAD WUCOLS E 2R R
2 g
2t
o 3 PLATANUS RACEMOSA / CALIFORNIA SYCAMORE 4BEOX  AOSOWT.X2S40SPR. M
o
— OIY  BOTANICAL/ COMMOM NAME 2 spacinG wucoLs
E 2 AEONIUM ARBOREUM ZWARTKOP | ZWARTOF TREE AEGNIUM 5GAL, zac L
w 141 BUXUS MICROPHYLLA VAR "|APONICA' / JAPANESE BOXWOQD SGAL, #0C. M |
I 4% DIETES VEGETA/FORTNIGHT LLY 5GAL. ¥oc. L BHEB
0 gz uf
160 HEMEROCALLIS X HAPPY RETURNS / HAPFY RETURNS DAYLLY s6aL zoc. L gled
HEHHNA
8 240 HESPERALOE PARVIFLORA PERPA { BRAKELIGHTS RED YUGCA 5GAL. 260, v 23| = § 5 i E
x B4 LIGUSTRUM JAPONICUM TEXANUM / TEXAS JAPANESE PRIVET 15 GAL. “og. M I
n 309 LIGUSTRUM JAPONICUM TEXANUM ! TEXAS JAPANESE PRIVET (COLUMNAR} 15 GAL, “0g. "
g u 8 PRUNUS CARCLINIANA MONUS'/ BRIGHT N TIGHT GARDLINA LAUREL CHERRY 15 GAL, voc. M
& €58 RHAPHIOLEPIS INDICA CLARA'f CLARA NDIAN HAWTHORN 5GAL ELYS M
—
158 ROSAFLORIBUNDA ICEBERG  IGEBERG ROSE 50AL roc M =
-
T r— s e s <9
60 FICUS PUMILA / CREEPING FIG 5GAL s0C M = o
R L ———— m #e . QF
(7,837 5F) = =
2118 DIETES IARIE ' Ly sGAL. 0. M O <
o275 EI_
1,330 TRACHELOSPERMUM JASMINOIDES f CHINESE STAR JASHINE 168 woc. ™
(12144 5F)
1346 TRACHELOSPERMUM JASMINOIDES | CHINESE STAR JASMINE SGAL % 0c. -
1 (30,420 8F)
1137 . OWARF ROSEMARY seAL, @woc. L
82338 -
4 3
| £
— — [
MULCH HOTES: =
1." PERIMETER SHRLB AND GROUNDCOVER AREAS ARE TO RECEVE MULGH WITH 0.INCH DEEP »
REFER TO SHEET L4 0 LAYER OF TERRA VERDE INDUSTRIES (TV)] FOREST MULCH 1-- 3, [m)
M 2. PARKING LOT ISLANDS AND OLAMOND PLANTERS TO RECENE ROCK MULGH WITH FLANTING. 2
Z8n
—— 2 <&
82
T
o
NORTH T A
i 2
. z
= — f o §
R GEVELOPHENY REVIEW SUBMITIAL LANDSCAPE PLAN SRARHIC SCALE IN FEET o z
E T S PLANT B LAYOUT, AND 5-_30 80 oy
LANBSCAPE MAYERIAI.S. WHICH ARE CONCEPTUAL AND MAY [a]
MODIFIED WITH FUTURE SITE PLAN REFINEMENT DURING =
e EVECOPYENT OF THE CONSTRUCTION DRAWINGE, SOALE 1" = 30 5
—_— - WHEN PRINTED AT FULL SHET NOWBER |
SIZE 247X36" L2.0
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REFER TO SHEET L2.0

m—

F—————

BUILDING AREA: 160,981 SF
SITE AREA: 19.74 AC (860,045 SF)
STALLS: 873

REFER TO SHEET L5.0

LOADING

ZONE

CALHOUN ROAD (PRIVATE) ~

84

PLANT SCHEDULE
TREES QIY  GIANICAL/ GOLMON NAME sEE HEIGHTISFREAD wucoLs
@ 5 CUPANICPSIS ANACARDIOIDES / CARROTWOOD BOX 2505 HT./25-35 SPR M
@ 7 CUPANIOPSIS ANACARDIOIDES § CARROTWOOD WTBOX 2535 HT.125.35'SPR M
@ B RHUS LANGEA AFRICAN SUMAG M'BOX 60U KT.IZS3USPR. L
@ s [ XNATCHEZ E IWAOX  1ZACHTISTSPR [
{:z} 12 PINUS ELDARICA/ AFGHAN PING 3EBOX 3040 HT.J 2840 SPR. L
ACCENTTREE ~ OTY  BOTAMICAL/COMMON NAME sue HEIGHTISPREAD wocoLs
O [ LAGERSTROEMIA X PURRLE MAGIC' / PURPLE MAGIC CRAPE MYRTLE BOX .12 HTXE1ZSPR, "
a OLEA EUROPAEA'SWAN HILL'/ SWAN HILL OLIVE 1GX18  20STHTX 2025 SPR, L
N {FIELD GROWN)
F s PARKINSONIA X DESERT MUSEUM / DESERT MUSEUM PALD VERDE 3BOX  2DACHTX20CSPR. L
(MULTLTAUNK
N
v’ PHOENIX DACTYLIFERA / DATE PALM 208TH L
{SKINNED)
" QUERGUS AGRIFQUIA/ COAST LIVE OAK, ABBOX  30150'HT. X 3050 SPR. v
MULTLTRUNK)
@ 2 QUERCUS ILEX f HOLLY DAX 350X 30-50 HT X 3050 SR, L
STREETTREE ~ QIY  BOTANICAL/GOMMON NAME HEIGRT/SPREAD wucoLs
@ £ PLATANUS RACEMOSA / CAUFORNIA SYCAMORE 4TBOX  MOSOHTXISAUSPR. M
soRuBS QIY  HOTAMICAL/COMMON NAME see SPACING varcoLs
“ 7 TWARTKOP" ! ZWARTKOP TREE AEONIUM seaL zoc L
[£a] 41 BUXUS MICROPHVLLA VAR 'JAPON ICA' JAPANESE BOXWOOD 50AL. q0¢ "
[l 43 DIETES VEGETA/FORTNIGHT LLY scAL EL-TN L
] 168 HEMEROCALLIS X HAPPY RETURNS'/ HAPPY RETURNS DAYLILY sGAL zoc. L
=] 240 HESPERALOE PARVIFLORA PERPA'/ BRAKELIOHTS RED YUCCA SGAL. zoC. L
) 844 LIGUSTRUM JAPONICUM TEXANUM | TEXAS JAPANESE PRIVET 15GAL roc. "
[ ] 308 LIGUSTRUM JARONICUM “TEXANUM { TEXAS JAPANESE PRIVET (COLUMNAR)  1S.GAL roc "
55 B PRUNUS CAROLNIANA MONUS' { BRIGHT N TIGHT GAROLINA LAURCL CHERRY 15 GAL soc M
5] 858 RHAPHIQLEPIS INDICA TCLARA'/ CLARA INDIAN HAWTHORN 5GAL. roc, M
= 158 ROSA FLORIBUNDA ICEBERG' / IGEBERG ROSE 5GAL. Toe. “
= GFY  BOTANICAL/COMMON NAME sig sPACING wucols
A & FICUS PUMILA / CREEPING FIG 5GAL, soc. ™
GROUNDGOVERS ~ QIY  ETANIGAL ! COMMON NAME size SPAGING wucoLs
452 DIAMELLAREVOLUTA UITTLE REV / LITTLE REV FLAX LLY 50aL, 0 0g, v
@8375R)
2115 DIETES EG. uy SGAL. 0. M
(19,227 5F)
1308 TRACHELOSPERMUM JASMINOIIES { GHINESE STAR JASMING 16AL woc ™
12144 SF)
3348 TRAGHELOSPERMUM JASMINOIDES | CHINESE STAR JASMINE SBAL 0. M
(30420 8F)
1GINALY / OWARF ROSEMARY 5GAL, PLEY-S L

1,437
{18333 5F)

MULCH NOTES:
1. PERIMETER SHRUB AND GROUNDCOVER AREAS ARE TO RECEIVE MULCH WITH 3-CHDEER
LAYER OF TERRA VERDE INDUSTRIES (TV1) FOREST MULCH 1°
2. PARKING LOT ISLANDS AND GIAMOND PLANTERS TO RECEVE ROCK MULGH WITH PLANTING,

Nore
IENT REVIEW SUBMITTAL LaNOSOAPE PLAN
PACKABE comAle PLANT SELECTIO!
VATERALS, WHICH ARE CONCERTONL AND MAY
BE MOO D ATH FUTURE STE PAAN SEFHEMENT DR
THE DEVELOPMENT OF THE CONSTRUCTION CRAWINGS. SCALE: 1
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REFER TO SHEET L2.0

N

™ FUTURE WEST ROAD (PRIVATE)
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GREENSPOT ROAD (PUBLIC)

REFER TO SHEET L5.0

PLANT SCHEDULE
REES ary  poram MMON NAME size HEIGHY/SPREAD wucols
@ » CUPANIOPSIS ANACARDIOIDES f GARROTWGOD 2 BOX 253 HI./Z635 SRR, "
@ 7 ‘CUPAMNIGPSIE ANACARDIOIDES ! GARROTWOOD TBOX 235 HT./25435 SPR. "
@ & RHUS LANGEA { AFRICAN SUMAC 20°BOX SO0 HT, /2530 SPR, L
@ 5 LAGERSTROEMIA X NATCHEZ | NATGHEZ CRAPE MYRTLE V0K 1ZAWHTISTSPR, M
{I} 2 PINUS ELDARICA ! AFGHAN PINE WBOX 304D HT./Z540°SPR, L
ACCENTTREE ~ DIY  BOTAMICAL!COMMON NAME sizg HEIGHTISPREAD wucoLs
O s LAGERSTROEMIA X PURFLE MAGK f PURFLE MAGIG GRAPE MYRTLE W'BOX AT HTXEIZSPR, M
] OLEA ELROPAZA'SWAN HILL'{ SWAN MLL OLNVE 16 XI5 2030 HT X 2025 SPR.
N (FIELD GROWMN)
« 5 PARKINSONIA X DESERT MUSEUM' / DESERT MUSEUM PALO VERDE IWEOX  WIHLX20ACSPA. L
(MULTLTRUNK}
N
{% 7 PHOENX DACTYLIPERA1 DATE PALI 208TH L
(SHnr
" QUERGUS AGRIFOLIA/ COAST LIVE OAK 49°BOX  30.50°HT. X 305D SPR, L
(MULTLTRUNK)
O = QUERGUS ILEX /HOLLY OAK 36°B0X 30450 HT X 3050 SPR. v
STREETTREE  GTY  SOTANICAL/COMMON NAM sze HEIGHTISPREAD wcots
@ » PLATANUS RACEMOEA / CALIFORNIA SYCAMORE 4TEOX  ATSYHLXISMUSPR M
SHRUBS ary o MMON NAME sze SPACING wucots
/] 27 AEOMUM ARBOREUM ‘ZWARTKDP' | ZWARTKOR TREE AEONIUM soaL 206, ¢
() 141 BUXUS MICROPHYLLA VAR JAPONIGA  JAPANESE BOXWOOD sGeL, #oc. u
& 438 DIETESVEGETA/ FORTNIGHT LLY 5OAL. roc L
& 168 WEMEROCALLIS X HAPPY AETURNS'/ HAPPY RETURNS DAYLILY 5GAL. zac. L
& 240 HESPERALOE PARVIFLORA PERPA'/ BRAKELIGHTS RED YUCCA 5GAL 200 .
o) 84 LIGUSTRUM JAPONICUM TEXANUM I TEXAS JAPANESE PRIVET 15GAL, roc. [
[ ] 3 LGUSTRUM t UM S TEXAS UMMAR) 15 GAL. +oc. M
(5] » PRUNUS CAROLINIANA MONUS' { BRIGHT N TIGHT CAROLINA LAUREL CHERRY 15 GAL, soc u
(% 655 RMAPHIOLEPIS INDICA CLARA / CLARA INDIAN HAWTHORN soaL, Fogc, ]
(=] 150 ROSA FLORIBUNDA 'ICEBERG' / (CEBERG ROSE 5GaL soC M
VINES QIY  BOTANICAL/COMMON NAME size sPACING wucoLs
A L] FICUS PUMILA / CREEPING FIG 50AL. eoc. M
GROUNDCOVERS QY BOTANICAL ] COMMON NAME size SPACING wycols
802 DIANELLAREVOLUTALITTLE REV / LITTLE REV FLAX LEY 50AL e oc, L
(7,037 &)
2115 VARIEGATA' | y 5GAL e oc [
119227 57
1330 TRACHELOSPERMUM JASMINOIDES | CHINESE STAR JASMINE 1GAL woc. »
{12444 8F)
3,346 ISMIE SGAL 30,6, M
(30420 5F)
1,137 I 1 ROSEMARY 50AL, DG L
(18,33 8F)
MULCH NOTES;

1" PERMETER SHRUB AND GROUNDGOVER AREAS ARE TO RECENE MULCH WITH 3-MCH OEEP
RRA VERDE INDUSTRIES (TV1) FOREST MULCH 1° - 3
2. BARKNG LT ISCANDS AN DIAMONS PATERS 70 AEGEME ROCK MULCH WITH PLANTING,

N\

NOTE:
THE DEVELOPMENT REVIEW SUBMITTAL LANDSCAPE PLAN

BE MODIFIED AE LAN REFINEMI RING
S CEVELOPMENT OF ToE CONSTAUCTION BRAMAS SOALE: 1~ = 30°
WHEN PRINTED AT FULL
SIZE 24°X367
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REFER TO SHEET L3.0
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REFER TO SHEET L4.0

EXISTING BUS TURNOUT AREA

GREENSPOT ROAD (PUBLIC) i :

86

PLANT SCHEDULE

‘BOTANIGAL { COMMON NAE

LAGERSTROEMIA X NATCHEZ / NATCHEZ CRAPE MYRTLE

LAGERSTROEMIA X 'PURPLE MAGIC'/ PURPLE MAGIC CRAPE MYRTLE
EA EUROPAEA 'SWAN HILL' FSWAN HILL OLVE

PARKINSONIA X DESERT MUSEUM f DESERT MUSEUM PALD VERDE

PLATANUS RACEMOSA / CALIFGRNIA SYCAMORE

WARTKOP' / ZWARTKOP EONIUM

AUXUS MICROPHYLLA VAR JAPONICA' | JAPANESE BOXWQOD

HEMEROCALLIS X HAPPY RETURNS' / HAPPY RETURNS DAVLILY

HESPERALOE PARVIFLORA ‘PERPA' BRAKELIGHTS RED YUCCA

LIGUSTAUM JAPONICUM TEXANUM' / TEXAS JAPANESE PRIVET

LIGUSTAUM JARONICUM TTEXANUM § TEXAS JAPANESE PRIVET (COLUMNAR)

PRUNUS CAROLINIANA MOKUS' / BRIGHT N TIGHT GAROLINA LAUREL CHERRY

RHAPHIOLEPIS INDIGA 'CLARA' / CLARA INDIAN HAWTHORN

DIANELLA REVOLUTA UITTLE AEV f LITTLE REV FLAX LILY

RIEGATA'/ iy

TRACHELOSPERMUM JASMINOIDES / CHINESE STAR JASMINE

TRACHELOSPERMUM JASMINOIDES / CHINESE STAR JASMINE

i ' ROSEMARY

TREES Qry
@ » CUPANIOPSIS ANACARDIGIDES § CARROTWOOD
@ 7 CUPANIOPSS ANACARDIOIOES / CARROTWOOD
@ o RHUS LANCEA/ AFRICAN SUMAG
@ y
{:Z} 12 PINUS ELDARICA/ AFGHAN PINE
ACCENTTREE  OTY  BOTANICAL!COMMON MAME
O *
a ou
SN {FIELD GROWN)
\ B j s
(MULTLTRUNK}
T PHOENIX DACTYLIFERA / OATE PALM
{SKINNED)
n QUERCUS AGRIFOLIA { COAST LIVE GAK
{MULTKTRUNK}
O E QUERGLS ILEX FHOLLY OAK
STREETTREE  arY  poTANcAL
@ *
sHRUBS QIY  BOTANIGAL/COMMON NAME
) u
) 0
) 43 DIETES VEGETA/ FORTNIGHT LY
) 188
& 20
D s
° -
[ =
B L)
=3 158 ROSAFLORIBUNDA ICEBERG'/ ICEBERG ROSE
i QY BOTANICAL/ COMMIN NAME
A @ FICUS PUMILA / CREEPING FIG
GROUND COVERS oY BOTANCAL
82
(7837 SF)
2,115
19,227 SF)
1,338
02184 5F)
3346
{30420 5F)
1,137
(833 sk

| MULGH NOTES:

1. PERIMETER SHRLS N0 O AREAS,
TERRA VERDE mnusmss TV COREST MULGH
AND D

ROF
2. PARKING LOT 1SCANS

| NoTE

PLANTERS TO RECE VE ROCK MULCK WITH PLANTHG.

ARE TO RECENE MULCH WITH3-MOH OEEP

@
I®

24° BOX

o
4]

26°BOX.

18x18

36" BOX

24 8TH

48°BOX.

487 BOX.

seE

SGAL.
SGAL,
SGAL.
SGAL,

SOAL,

HEIGHT/SPREAD wucoLs

35 HT. 12535 SPR M
28138 HT, /28435 $PR. “
60-900° HT, § 2530° 5PR, L
12494 HT, /57 SPR. "
3040 HT. 1 25'40' SPR, L
HEIGHT/SPREAD wucoLs
812 HT X817 SPR, "
2030 HT X 20025 SPR. L
2030 KT, X 2030 SPR t
L
30150 HT, X 3050' SPR. L
3050 HT X 3050 SPR, L
HEISHT/SPREAD, wuco
4050 HT, X 2540 SPR. M
SPACING wucoLs
zoe. L
toc. M
zoc L
rog L
zoc. '
aoc. M
oL, M
oc M
Toc. M
300, Ll
SPACNG WUCOLS
soc. ™
SPACING WwucoLs
woc, L
woe. M
woc, "
3 0L M
DG, L

THE DEVELOPMENT REVIEW SUBMITTAL LANDSCARE PLAN GRAPHIC SCALE IN FEET
PACKAGE CONTAINS PLANT SELECTIONS, LAYOUT, AND o 15 3 80

ATERIALS, WHICH ARE CONCERTUAL AND MAY

8E MODED WiTH FUTURE S(TE PLAN RE
"HE DEVELOPMENT OF THE CONSTRUCTION DRAWINGS,

FINEMENT DURING -

SCALE: 1° = 30"
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Date:
Applicant:

File/Index:

Proposal:

Location:

CITY OF HIGHLAND

PLANNING DIVISION CONDITIONS OF APPROVAL

October 17, 2023
Costco Wholesale Corporation
Design Review Application (DRA 23-011)

Development of an approximately 160,981 square foot Costco Wholesale
warehouse, inclusive of a big-box retail store and related site improvements,
optical store, pharmacy, tire shop, and 15-pump vehicle fueling station with
30 fueling positions. Related Files: Conditional Use Permits (CUP 22-013
and CUP 23-012), and Sign Review (ASR 23-003).

28000 Greenspot Road, Highland, CA

The site is comprised of 17 parcels, approximately 19.74 acres in area,
located on the north side of Greenspot Road midblock between State Route
210 and Boulder Avenue within the Greenspot Village & Market Place
Specific Plan Planning Area 1 (PA1). Assessor's Parcel Numbers: 1201-
341-36, 37,40, 41, 42, 43, 44, 45, 46, 47, 48, 49, 50, 51, 52, 53 & 58

PLANNING CONDITIONS OF APPROVAL

Note: These conditions represent Planning Division conditions only and are meant to be
only one part of the Project’s overall conditions that may include Building and Safety,
Engineering, and the Fire Marshal conditions of approval. All required on-site and off-site
improvements shall be completed and approved prior to final inspection for occupancy,
except where noted.

The above referenced proposal is conditionally approved, subject to compliance with the
requirements as specified below. The Conditions listed below are continuing Conditions;
failure of the Applicant and/or operator to comply with any / all Conditions at any time,
shall result in initiating revocation of the subject permit.

1. Design Review Application (DRA 23-011) shall become null and void:

a.

Unless all conditions have been complied with and the occupancy or use of
the land or structures authorized by this Design Review Application and
Sign Review have occurred within thirty-six (36) months from the approval
date and shall expire and be null and void without further action by the City
of Highland.

Where circumstances beyond the control of the Applicant cause delays
which do not permit compliance within the time limitation established in this
Section, the Planning Commission may grant an extension of time for a
period of time not to exceed an additional thirty-six (36) months, given in
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12-month increments. An application for an extension of time must be set
forth in writing, stating the reasons for the extension, and must be filed with
the City’s Planning Division no less than 30 calendar days nor more than
90 calendar days prior to the expiration date of the permit or approval. Such
application shall be filed together with the City’'s processing fee, as
established by the City Council.

NOTE: All required on-site and off-site improvements shall be completed and approved
prior to final inspection for occupancy.

2.

The Design Review Application entitiement permits the construction and operation
of an approximate 160,981 square foot "warehouse/wholesale club” store
comprised of general retail sales and services as well as vehicle related services
and 15-pump vehicle fueling station (155,748 sf warehouse, 5,233 sf vestibule).
These include grocery sales, non-grocery retail sales, optical services, vehicle
services (tire shop), and quick service food sales. Related parking, landscaping,
drainage, circulation, and water quality improvements will be constructed.

a. Approved Design Exhibits include the Site Plan, Building Elevations,
Conceptual Landscape Plan, and Conceptual Grading Plan as
illustrated on the Exhibits included herein and will remain on file with
the Planning Division.

b. Three complete sets of revised plans reflecting changes required by
these conditions of approval and as may be modified by Planning
Commission Conditions or Directives shall be submitted to the
planning Division within one week of this entitlement approval.

The operator and recorded owner of the property shall submit to the Planning
Division written acknowledgement for all conditions of approval before the approval
becomes effective. Release of any construction permit shall be withheld pending
receipt of this signed acknowledgement.

In compliance with the Highland Municipal Code, the Applicant/Owner shall agree,
at his/her sole cost and expense, to defend, indemnify, and hold harmless, the
City, its officers, employees, agents, and consultants, from any claim, action, or
proceeding brought by a third-party against the City, its officers, agents, and
employees, which seeks to attack, set aside, challenge, void, or annul an approval
of the City Council, Planning Commission, or other decision-making body,
including staff, concerning this project. The City may, at its sole discretion,
participate at its own expense in the defense of any such action but such
participation shall not relieve the Applicant/Owner of his/her obligations under this
condition.

Pursuant to the site’s “SPR 06-001 — Greenspot Village & Marketplace Specific
Plan” designation, this Design Review Application shall comply with Standards as
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10.

11.

12.

shown in the Specific Plan, as well as the Land Use and Development Code Title
16 of the Highland Municipal Code, as may be amended from time to time.

The Owner/Applicant is responsible for implementing all conditions of approval to
the satisfaction of the Community Development Director, City Engineer, Fire
Marshal, and Police Department. No final inspection or clearances shall be given
until all conditions are met. Each condition of approval is separately enforced, and
if one of the conditions of approval is found to be invalid by a court of law, all the
other conditions shall remain valid and enforceable.

The subject property shall be developed in accordance with plans and materials
approved by the Planning Commission on October 17, 2023, on file with the City
of Highland Planning Division, and shall be in compliance with all conditions of
approval contained herein.

Revisions, madification, or deletions of associated plans must be submitted to the
Planning Division for review and approval. Revisions may require additional
review by the Planning Commission as determined by the Community
Development Director.

The Development Impact Fees shall be paid in accordance with City policy.

Prior to issuance of a certificate of occupancy by the City, all landscaping, irrigation
or other construction shown on the approved landscaping and irrigation plans (as
approved by the City's Landscape Architect), including any walls and fences, shall
be installed. Temporary Certificate of Occupancies are considered by the
Community Development Director on a case by case basis.

Any change of use of this project site, the occupancy, or tenant change in the
Building, or portion thereof, may require a plot plan be submitted to the City's
Planning Division for review and approval, which identifies location of use, letter of
intent and parking requirements. The installation of vehicle fueling pumps in
excess of 15 must be approved by the Planning Commission.

All permanent parking areas shall be paved and permanently maintained with
asphalt or concrete and designated with clearly painted lines. The number of
parking spaces, including disabled parking, shall comply with the requirements of
the Greenspot Village & Marketplace Specific Plan and/or based on a parking
study as approved by the Planning Commission. A minimum of 623 parking stalls
is required on-site.

a. All parking areas shall be provided with nighttime security lighting. Lighting
shall be shielded and directed to reflect away from neighboring properties.
Lighting shall not exceed 0.5 foot candles of illumination beyond the
property boundary, as approved by the Planning Commission.
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13.

14.

15.

16.

17.

18.

19.

20.

21.

A bicycle rack shall be installed near the building. The bike rack shall park a
minimum of ten (10) bicycles. The bike racks shall be located in areas where they
will not impede the flow of pedestrian traffic.

All ground mounted, as well as wall mounted mechanical, electrical, or gas
equipment shall be screened from public view by the use of landscaping and/or
architectural treatments compatible with the adjoining building’s architectural
design.

All rooftop mounted mechanical equipment, with the exception of solar panels,
shall be screened from public view. This can be accomplished by architectural
treatments of parapets equal in height to the tallest piece of roof-mounted
equipment.

Prior to the issuance of building permit, a photometric plan shall be submitted to
the Community Development Director and City Landscape Architect for review and
approval. Both parking lot and building mounted lighting fixtures shall provide for
a uniform consistency with other developed retail sites within the Greenspot Village
& Marketplace Specific Plan area.

Shopping Cart Storage shall be secured after store closing hours. Flatbed carts
shall be stored inside the building at night. Stacked carts under the canopy shall
be secured with locking cables. Excess carts not within the front canopy will be
locked in cart corrals closest to the front entrance at the end of every day. Carts
will be locked by utilizing steel cable tat will be ran through the end of the car corral
structures.

The operation of the business interest on this project site must include a shopping
cart locking/security system to prevent carts from being removed from the site.

Construct an arched entry statement at the northwest corner of Greenspot Road
and the Easterly Access Road/Road “C”/Calhoun Street. The entry statement shall
be complementary to the structure installed by Rexco’s San Carlo Townhomes on
the northeast side of the intersection.

All proposed retaining walls and screening shall be constructed of decorative
concrete block (i.e., split face block or similar material as the buildings) as
approved by the Community Development Director.

The Developer shall comply with all applicable mitigation measures specified
within the Greenspot Village & Marketplace Environmental Impact Report (adopted
2013) and Supplemental Environmental Impact Report (adopted 2019) both of
which are attached hereto.
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Landscaping

22.

23.

24.

25.

Prior to the issuance of a Building Permit, the Applicant shall submit final
landscape and irrigation plans for plan check. Said landscape plan shall show the
type, size, and location of landscaping materials and a date by which time the
planting is expected to be completed. Said landscape plan shall be signed by a
landscape architect and incorporate the following criteria:

All landscaping and irrigation systems shall be permanently maintained.

The plants selected and planting methods used shall be suitable for the soil
and climatic conditions of the site.

Landscape plans shall show all proposed walls or fences. All walls shall be
designed and constructed to incorporate design features such as tree planter
wells, variable setback, split-face block, columns, or other special features to
provide visual and physical relief along the wall face as approved by the
Planning Commission.

One hundred percent (100%) of all landscape areas or exposed soil shall be
covered with either shrubs or groundcover as approved by the City’'s
Landscape Architect.

Coordinate clear traffic sight lines for ingress / egress points with City’'s
Engineering Department to ensure all street trees, do not obstruct the view of
vehicles entering and exiting the Project.

Shrubs and/or decorative screen walls located in front of parking stalls shall be
planted / constructed approximately two feet (2') from the curb face to prevent
possible damage from vehicle overhang.

Additional Landscape Conditions of Approval by the City's Landscape Architect
attached separately (Correspondence from Community Works Design Group
dated August 7, 2023).
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ATTACHMENT A-1

MITIGATION MONITORING REPORTING PROGRAM
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3. Mitigation Monitoring Requirements

Table 3-1

Mitigation Monitoring Requirements

Responsibility for Monitor
Implementing and Responsibility for | (Signature Required)
Mitigation Measure Reporting Timing Monitoring {Date of Compliance)
5.1 AESTHETICS
1-1  |n conunction with the submiittal of a site plan for any phase of the Project Applicant Prior to the approval City of Highland
proposed project, the project apphicant shall submit a lighting and of a site plan for any | Planming Division in
photometric plan for that phase for review and approval by the City of phase of the project coordination with
Highland Planming Dwiston. The lighting plan shall include the amount, Building and

location, height and intensity of street and parking-area lighting limited
to the minimum necessary for public safety in order to reduce potential
for hght and glare and incidental spillover into adjacent properties
ndfor roadways The lighting plan shall also include a description and
Eetalls of the propased lighting fixtures.

Safety/Building Official

1-2 Penmeter lighting fixtures proposed along State Route 210 (SR-210) Project Applicant Prior to the approval City of Highland
hall be consistent with the Hliuminating Engineering Society of North of a site plan tor Planning Division in
merica "sharp cut-off” fixtures and shall be fitted with fiat glass lenses development in coordination with

and intermal and external shielding. Rood lighting shall not be permitted Planning Area 1 Building and

lo spili onto SR-210 Safety/Building Official
1-3 Project Applicant Prior to the approval City of Highland

The lighting levels within the commercial (Planning Area 1) and mixed- of a site plan for Planning Division in

use (Planning Area 3) areas shall be appropriately designed to fall development in coordination with

within the Illuminating Engineenng Society of North America Planning Areas Building and

recommendations for retail commercial centers. 1and3 Safety/Building Official

1-4 Project Applicant Prior to the City of Highland

Site lighting systems shall be grouped into control zones to allow for approval of asite | Planning Division in
bpen closing, and night light/secunty fighting schemes. All control plan for any phase |  coordination with
groups shall be controlled by an automatic lighting control system of the project Building and
utilizing components such as a time clock, photocell, and low-voltage Safety/Building
relays. Official

5.3 AIR QUALITY

3-1 Ejgitive Dust Project Ongoing during City of Highland
ngoing during demolition, grading, and construction the construction | ApplicantConstruction | demolition, grading Public Works

ntractor shall implement the following measures in additon to the Contractor and construction Department/City
activities Engineer

uality Management District Rule 403 to further reduce PMio and PM: s

missions To assure compliance, the City shall verify compliance that
Lhese measures have been implemented dunng normal construction

ite inspections.

Exlstmg requirements for fugitive dust control under South Coast Air

Greenspot Village & Marketplace Specific Plan Mitigation Monttoring Program

Page 1+ City of Highland
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3. Mitigation Monitoring Requirements

Table 3-1
Mitigation Monitoring Requirements
[ Responsibility for Monitor
implementing and Responsibility for | (Signature Required)
Mitigation Measure ‘Reporting Timing Monitoring {Date of Compliance)

«  During all grading activities, the construction contractor shalt
reestablish ground cover on the construction site through
seeding and watering as quickly as possible This would
actueve a minimum control efficiency for PMre of 5 percent

+  During all construction activities, the construction contractor
shall sweep streets with Rule 1186 compliant PMio-efficient
vacuum units on a daily basis if silt is carried over to
adjacent public thoroughfares or occurs as a result of
hauling

e During active demolitton and debns removal and grading, the
construction contractor shall suspend demolition and grading
operations when wind speeds exceed 25 miles per how This
would achieve an emissions control efficiency for PMio under
worst-case wind conditions of 98 percent.

«  During alf construction actwities, the construction contractor
shall maintain a minimum 24-inch freeboard on trucks
hauling dirt, sand, sail, or other loose matenals and tamp
matenals with a fabnic cover or other suitable means. This
would achieve a control efficiency for PMio of 91 percent.

e During all construction activities the construction contractor
shall water exposed ground surfaces and disturbed areas a
minimum of every three hours on the construction site and a
minimum of three times per day This would achieve an
emissions reduction control efficiency for PMio of 61 percent

«  Duning active demolition and debris removal the construction
contractor shall apply water to disturbed soils at the end of
each day This would achieve an emissions control efficiency
for PMyo of 10 percent.

+  During all construction activities, the construction contractor
shall it on-site vehicle speeds on unpaved roads to no
more than 15 miles per hour This would achieve a contro!
efficiency for PMieof 57 percent

«  The construction contractor may apply chemical soil
stabilizers to reduce wind erosion This would achteve a
control efficiency of up to 80 percent.

Greenspot Village & Marketplace Specific Plan Mitigarion Monitoring Program
Page 2 « Citv of Highland
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3. Mitigation Monitoring Requirements

Table 3-1
Mitigation Monitoring Requirements

Responsibility for Monitor
Implementing and Responsibility for | (Signature Required)
Mitigation Measure Reporting Timing Monitoring (Date of Compliance)

rea within 100 feet of a structure being demolished to reduce vehicle

Fhe construction contractor shall apply water every four hours to the
rackout. This would achieve a control efficiency of 36 percent.

3-2 [Exhaust Emissions Project Ongoing dunng City of Highland
Ongoing during demolition, grading and construction, the construction Apphcant/Construction | demolition, grading, Public Works
rontractor shall implement the following measures to further reduce Contractor and construction Department/City
construction exhaust emissions of NOx, PMia, and PMzs. To assure activities Engineer
rompliance, the City shall venfy compliance that these measures have
been implemented during normal construction site inspections:

s The construction contractor shall use construction equipment
rated by the United States Environmental Protection Agency
as having Tier 2 or higher exhaust emission limits for
construction equipment with engines over 50 horsepower.
Tier 3 engines are available for 2006 to 2008 model year
construction equipment A list of constructon equipment by
type and model year shall be maintaned by the construction
contractor onsite and venfied by the City of Highland A copy
of each unit's certified tier specification shall be provided at
the time of mobilization of each applicable unit of equipment.

e  The construction contractor shall ensure that all construction
equipment is properly serviced and maintained to the
manufacturer's standards to reduce operational emissions

The construction contractor shalt limit nonessential dling of
ronstruction equipment to no more than five consecutive minutes. |

3-3 JArchitectural Coatings Project Ongoing dunng City of Highland
The construction contractor shall use paints with a volatile organic Apphcant/Construction construction Building and
compound (VOC) content of 100 gramsfliter or less tor all exterior and Contractor activities Satety/Buiding Official
ntenor surfaces in order to minimize VOC emissions from painting. ]
3-4 Energy Efficiency Project Prior to the issuance City of Highland
Prior o the issuance of a building permit for residential, commercial, or | Applicant/Construction | of building permits Planning Division in
bffice structures. development plans for these structures shall be Contractor coordination with
required to demonstrate that bulldings exceed the 2008 Building and Building and
Energy Efficiency Standards (Title 24) for energy efficiency by 25 Safety/Building Official
percent Design strategies to meet this standard may include
maximizing solar onentation for daylighting and passive

Greenspot Village & Marketplace Specific Plan Muiganion Monitoring Program
Page 3« City of Highland
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3. Mitigation Monitoring Requirements

Table 3-1
Mitigation Monitoring Requirements
Responsibility for Monitor
implementing and Responsibility for | (Signature Required)
Mitigation Measure Reporting Timing Maonitoring (Date of Compliance}
ating/cooling, nstalling appropriate shading devices and ]
andscaping, utilizing natural ventilation, and installing cool roofs. Other
echniques include installing msulation (high R value) and radiant heat
armers, compact fluorescent and/or light emitling diode light bulbs,
w-& window glazing or double-paned windows, and specifying
ergy-efficient appliances (e.q., EnergyStar® appliances). i
3-5 velopment plans for residential, commercial, or office structures Project Prior to the 1ssuance City of Highland
all include roofing systems, such as "cool' roofs, that reduce roof Apphicant/Construction | of building permits Planning Division in
emperatures significantly dunng the summer and therefore reduce the Contractor coordination with
nergy requirement for air conditioning Building permits shall not be Building and
ssued until such plans meet the satisfaction of the City. A hst of Safety/Building Official
ergy- efficient buiding matenals and suppliers can be found at
tip:/feetd Ibl gov/CoolRoofs/. _

3-6 PDevelopment plans for residential, commercial, or office structures Project Prior to the issuance City of Highland
hall include cool pavement materials such as lighter-colored Apphicant/Construction |  of building permits Planning Diision in
avement materials, porous matenals, or permeable or porous Contractor coordination with the
avement for all roadways and walkways not within the public right-of- City’s Public Works

, excluding frequently traveled access-ways, o mnimize the Department/City
bsorption of solar heat and subsequent transfer of heat to tts Engineer
rrounding environment Building permits shall not be issued unti such
lans meet the satisfaction of the City. A list of cool pavement materials
s available at hitp.//www eoa gov/heatisld/images/extraflevel3
| avingproducts.html. i
3-7 Water Conservation and Efficiency Project Prior to the City of Highland
n order to increase energy efficiency and therefore reduce on-site Applicant/Construction issuance of Pilanning Division in
missions, all toilets, urinals, sinks, showers, and other water fixtures Contractor bullding permits coordination with
nstalled on-site shall be low-flow fixtures. Building and
Safely/Building Official
3-8 Land Use Project Applicant Prior to issuance of City of Highland
rior to the issuance of a building permit for residential, commercial, or building permits Planning Division in
ffice structures. landscape plans for these burlding types shall include coordination with the
ater-efficient shade trees strategically located near building City's Landscape
ructures. including along the south-facing building facade, in order to Architect
educe energy usage at residential commercial, and office buildings
he location and number of trees shall be determined by the landscape
rchitect.

Greenspot Villuge & Marketplace Specific Plan Mitigation Momitoring Program
Page 4 « Cuty of Highlond

97




3. Mitigation Monitoring Requirements

Table 3-1
Mitigation Monitoring Requirements
Responsibility for Monitor
Implementing and Responsibility for | (Signature Required)
Mitigation Measure Reporting Timing Monitoring (Date of Compliance}
3-g [Transportation and Motor Vehicles Project Applicant Prior to the City of Highland
The applicants of future commercsal, office, and retail development execution of Planning Drvision in
within the specific plan area shall provide the following features to respective lease coordination with the
reduce project-related mobile-source air pollutant emissions. agreements City's Public Works
o  Preferential parking for carpools and vanpools Department/City
s Preferential parking for alternative-fuel vehicles (e g, Engineer
compressed natural gas {CNG] or hydrogen).
«  Secure bicycle parking and storage facilities for employees
and wisitors
«  Commuter information boards identifying bicycle paths and
public transit routes and schedules
5.4 BIOLOGICAL RESQURCES
4-1 [Pre-construction presence/absence surveys for burrowing owls shalt be Project Applicant Prior to the issuance City of Highland

nducted for all properties within the Specific Plan area within 30 days
rior to any onsite ground disturbing activity. The burrowing owt survey

all be conducted pursuant to current recommended guidelines
stablished by the California Department of Fish and Wildife (COFW)
n the event this species 1s not identified within the project limits, no

o
o]

further mitigation 1s required. if dunng the pre-construction survey
burrowing owls are dentified, then the following shall be implemented.

Active nests within the areas scheduled for disturbance or
degradation shall be avoided from February 1 through
August 31, and a mintmum of 250-foot buffer shall be
provided until fledging has occurred. Following fledging, owls
may be passively relocated by a qualified biologist.
If impacts on occupied burrows in the non-nesting period are
unavoidable, on-site passive relocation techmques may be
used if approved by the COFW to encaurage owls to move
to alternative burrows outside of the impact area.
If relocation of the owls 15 approved for the site by CDFW,
the City shall require the developer fo hire a qualified
biologist to prepare a plan for relocating the owls to a
suitable site. The relocation plan must include all of the
following.
The location of the nest and owls proposed for relocation.
The location of the proposed relocation site.

of grading permits

Planning Division

Greenspot Villuge & Marketplace Specific Plan Mitigation Monitoring Program
Page 5« Cuy of Highland
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3. Mitigation Monitoring Requirements

Table 3-1
Mitigation Monitoring Requirements

Responsibility for Monitor
Implementing and Responsibility for | (Signature Required)
Mitigation Measure Reporting Timing Monitoring {Date of Compliance)
o The number of owls involved and the time of year when the
relocation is proposed fo take place.
o The name and credentials of the biologist who will be
retained to supervise the relocation
o The proposed method of capture and transport for the owls
to the new site
A description of site preparation at the relocation site (e g
enhancement of existing burrows, creation of artificial burrows, one-
time or long-term vegetation control}

4-2  |A Calrformia horned lark and migratory nesting bird survey shall be Project Applicant Prior to the 1ssuance City of Highland
conducted for all properties within the Spectfic Plan area by a qualified of grading permits Planning Division
biologist wittin 30 days prior to initiating vegetation cleaning or ground
disturbance. If active nests are found during the pre-construction
nesting bind surveys, a Nesting Bird Plan (NBP) shall be prepared and
mplemented. At a mimmum the NBP shall include guidelines for
ddressing active nests, establishing buffers, monitoring, and reporting
he NBP will include a copy of maps showing the location of all nests
nd an appropriate buffer zone around each nest sufficient to protect
he nest from direct and indirect impact. The size and location of all
uffer zones, if required, shall be determined by the biologist in
nsultation with CDFW, and shall be based on the nesting species, its
nsitvity to disturbance, and expected types of disturbance. The
ests and buffer zones shall be field checked by a qualified biological
onitor as recommended by the biologist. The approved buffer zone
hall be visually marked in the field, which no vegetation cleanng, or
round disturbance shall commence until the qualified biologist has
etermined the nest in question has become inactive (faited or
uccessful with fledged young birds) and a monitoring report has been
submitted to the CDFW for review and approval. Construction within
lhe designated buffer area shall not proceed until approved by the
monitoning biologist.

4-3  Protocol presencefabsence trapping surveys mn accordance with Project Applicant Prior to the tssuance City of Highland
current guidelines established by the US Fish and Wildlife Service of grading permuits | Planning Division and
(USFWS) for the San Bernardino kangaroo rat (SBKR) shall be i _ USFWS

Greenspot Village & Marketplace Specific Plan Minigation Monitoring Program
Puge 6 « City of Highland
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3. Mitigation Monitoring Requirements

Table 3-1
Mitigation Monitoring Requirements
Responsibility for Monitor
implementing and Responsibility for | (Signature Required)
Mitigation Measure Reporting Timing Monitoring (Date of Compliance)

pleted on all areas within the Specific Plan Area that are proposed
r development unless wntten concurrence from the USFWS 15
btained that the survey is not required, and that the given property 1s
eemed unsuitable and non-occupied by USFWS.

f protocol presencefabsence trapping surveys for SBKR have negative
esults for a given property, then no additional mitigation measures are
equired and there would be no anticipated impacts. Protocol
resence/absence trapping surveys are valid for one year

f protocol presence/absence trapping surveys for SBKR are posiive
hen the occupied portion of the property shall be determined utilizing
rotocol trapping surveys and one or more of a combination of the
ollowing shall be implemented, as reviewed and approved by the City
d USFWS:
o Avoidance of the occupied portion(s) of the property utihzing
current avoidance measures approved by USFWS.
o Enhancement of on-site avoided SBKR habitat as
determined by USFWS
o  Conservation of off-stte suttable habitat as determined by
USFWS for impacts to on-site accupied habitat from the
project
4-4  Prior to discharge of any fill into either of the channels adjacent to the Project Applicant Prior to the issuance City of Highland
roject site, the developer shall obtain regulatory permits from the of grading permits Planning Division
aliformia Department of Fish and Wildlife and the Santa Ana Regional
ater Quality Control Board Areas within the channels that experience
ischarge of fill or streambed alteration (estimated to be 0 15 acre of
he streambed of City Creek) shall be compensated by creation of 0 45
cre of comparable habitat within the project site, at an alternative
ation approved by the regulatory agenctes; or through purchase of
iigation credits at a mitigation bank acceptable to the regulatory
lagencies. If the agencies thal issue permits for this project specify a
ifferent mitigation plan than is provided in this measure, the City will
nsure implementation of such mitigation as long as it is not less
rotective than what is specified i this measure

Greenspot Village & Marketplace Specific Plan Mingation Momitoring Program
Puagre 7 = Cuy of Highland
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3. Mitigation Monitoring Requirements

Table 3-1
Mitigation Monitoring Requirements
Responsibility for Monitor
Implementing and Responsibility for | (Signature Required)
Mitigation Measure Reporting Timing Monitoring (Date of Compliance)
4-5 ight lighting shall be sized (light standard height), located, oriented, Project Pnor to the approval City of Hightand
nd shielded to avoid any light spillover into the adjacent creek Applicant/Engtneer in of a site plan for Planning Division in
hannel A lighting plan shafl be submitted to the City for review and coordination with the development in coordination with
pproval that demonstrates light from night kghting on the property will Project Brologist Planning Area 1 or 2 Building and
ot spill over into the adjacent creek channel, that Safety/Building Official
is adjacent to the
| creek channel
4-6 Fencng shall be installed between the project site and the creek Project Prior to the approval City of Highland
annel. A minimum eight-foot wall, combmed berm and wall, or Applicant/Engineer in of a site plan for Planning Division in
ught iron view fence shall be installed Access through the fence coordination with the development in coordination with
hall meet safety requirements, but shafl minimize access to the Project Biclogistand | Plarining Area 1 or 2 Building and
hannels for people and domestic animals. The fence design shall be Califormia Department that 1s adjacentto | Safety/Building Official
ubmitted to and approved by the City, and any alternative acceptable of Fish and Game the
o the City that provides access control to the Creek can be creek channel
mplemented
5.5 CULTURAL RESOURCES
5-1 |f buried cultural matenals are discovered during any earth-moving Project During excavation City of Highland
vities associated with the project, all work within 100 feet of the find | Applicant/Construction and grading Public Works
hall be halted or diverted until a qualified archaeologist can evaluate Contractor in activities Department/City
he nature and significance of the finds Specimens shall be identified, coordination with the Engineer
rated and placed into a repository with permanent retrievable Project Archaeologist
torage.
report of findings, including an itemized inventory of recovered
pecimens shall be prepared upon completion of the steps outlined
bove. The report shall include a discussion of the significance of all
ecovered specimens The report and inventory, when submitted to the
ity of Highland, would signify completion of the program to mitigate
mpacts to cultural resources
5-2 [The excavation of areas identified as likely to contain paleontologic Project During excavation City of Highland
esources shall be periodically monttored by a qualified paleontological | Apphcant/Constructon and grading Public Works
onitor Monitoring shall be restricted to Pleistocene afluvial Contractor in activities Department/City
diments. The monttor shall be prepared to quickly salvage fossils as coordination with the Engineer
hey are unearthed to avoid construction delays The monitor shall also | Project Archaeologist/
remove samples of sediments that are likely to contain the remains of Paleontologist

'E?all fossil mvertebrates and vertebrates The monitor shall have the

wer to temporarily hilt or divert grading equipment to allow for

Greenspot Village & Marketplace Specific Plan Muigation Monitoring Program
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3. Mitigation Monitoring Requirements

practice requirements to kmit asbestos emissions from building
Hemolition and renovation activities, including the removal and
pssociated disturbance of asbestos-containing matenals (AC\11) The

Table 3-1
Mitigation Monitoring Requirements
Responsibility for Monitor
Implementing and Responsibility for | (Signature Required)
Mitigation Measure Reporting Timing Monitoring {Date of Compliance)
emoval of abundant or large spectmens Coflected samples of
iments shall be washed to recover smalt invertebrate and
riebrate fossils. Recovered specimens shall be prepared so that \hey
an be identified and permanently preserved Specimens shall be
dentified, curated, and placed into a repository with permanent
etrievable storage. A report of findings, including an itemized inventory
f recovered specimens, shall be prepared upon completion of \he
teps outiined above The report shall include a discussion of the
ignificance of all recovered specimens. The report and nventory,
en submitted to the City of Highland, would signify completion of the
rogram to mitigate impacts to paleontologic resources
5.6 GEOLOGY AND SOILS
6-1 e project applicant shall comply with the recommendations in the Project Prior to the issuance City of Hightand
otechnical mvestigation completed by Moore Twining Associates on | Applicant/Construction |  of grading permits Public Works
ebruary 19, 2008, the Addendum No 1 to the Geotechnical Contractor In and dunng Department/City
ngineering Investigation Report completed by Moore Twining coordination with the excavation and Engineer
ssaciates on Apnl 29, 2008, as well as the Geologic/Geotechnical Geotechnical grading activities
mpact Investigation completed by CHJ on September 14, 2005, Consultant
bject to approval by the City of Highland City Engineer. The reports
these nvestigations, including recommendations are included in
ppendix |.
6-2 During project design, the project applicant shall provide data from Project Applicant/ Prior to the issuance City of Hightand
orrosivity tests to manufacturers or suppliers of materials that would Construction of grading permits Public Works
in contact with soils, such as pipes and other copper or ferrous Contractor and during Department/City
tal objects, to assist in the selection of such matenals and corrosion excavation and Engineer
rotection for those matenals If the manufacturers or supphers cannot grading activities
termine if matenals are compatible with the soil corrosion condittons
hen the applicant shall consult a professional corrosion engineer to
ssist in selection of materials and of corrosion protection.
5.7 HAZARDS AND HAZARDOUS MATERIALS
7-1  |Prior to issuance of demalition permits, the developer shall Project Prior to issuance of City of Highland
Hemonstrate compliance with South Coast Air Quality Management Applicant/Construction | demolition permits Building and
District (SCAQMD) Route 1403 The SCAQMD rule specifies work Contractor Safety/Building Official

Greenspot Village & Marketplace Specific Plan Mitigation Monuoring Program
Page 9« City of Highland
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3. Mitigation Monitoring Requirements

Table 3-1
Mitigation Monitoring Requirements
Responsibility for Monitor
implementing and Responsibility for | (Signature Required)
Mitigation Measure Reporting Timing Monitoring (Date of Compliance)

equirements for demalition and renovation activities include asbestos
rveying, notfication, ACM removal procedures and time schedules,
CM handling and clean-up procedures. and storage, disposal. and

andfill disposal requirements for asbestos-containing waste materials.

n additron, the developer shall adhere to the requirements of Title 17
alifornta Code of Regulations, Division 1 Chapter 8, which identifies
rocedures for accreditation, certification and work practices for lead-

ased paint and lead hazards

5§.11 NOISE
11-1 |ndvidual project apphcants propising commercialretail uses withing Project Applicant in Prior to issuance of City of Highland
e regional commercial center in the mmediate vicinty or existing coordination with future building permits Planning Diviston In
ndfor proposed residential developments shall retain a qualified tenants coordination with
coustic engineer to design project acoustical features to limit noise Building and
benerated by activity within the proposed project site to levels that are Safety/Building Official
below 55 dBA Leq between 10 PM and 7AM and below 60 dBA Leq

between 7 AM and 10 PM
11-2 Pror fo the approval of final building plans, the appficant shall Project Prior to approval of City of Highland
iemonstrate that the extenor noise level at sensttive residential outdoor | Applicant/Construction building plans Planning Division in
reas (1 e, backyards) shall not exceed 65 dBA CNEL and interior Contractor coordination with
oise levels mn habitable rooms (residential, hotel rooms, and offices) Building and
halt not exceed 45 dBA CNEL, as defined by the California Building Safety/Building Official
ode Balconies on multifamily residential units are exempt from the
ity's 65 dBA CNEL noise compatibility standards Acoustical design
ieatures incorporated into the proposed project design, which may
nclude extenor features to reduce noise, such as berms/walls or
rchitectural features such as Sound Transmussion Class rated
indows, doors, and attic battiing, shall be shown on all building plans
nd shall be incorporated into construction of the proposed project City

nspectors shall verify compliance with the noise mitigation report
11-3 [The construction contractor shall properly maintain and tune all Project Applicant/ Prior to and during City of Highland
onstruction equipment to minimize noise emissions Construction construction and Planning Division in
Contractor grading activities coordination with
Building and

Safety/Building Official

Project Applicant/ Prior to and dunng City of Highland
Construction construction and Planning Division in

11-4 [The construction contractor shall fit all equipment with property
bperating mufflers, ar intake silencers, and engine shrouds no less
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Table 3-1
Mitigation Monitoring Requirements
Responsibllity for Monitor
Implementing and Responsibility for | (Signature Required)
Mitigation Measure Reporting Timing Monitoring (Date of Compliance)
effective than as originally equipped by the manufacturer to minimize Contractor grading activities coordination with
noise emissions. Building and
Safety/Building Official
11-5 [The construction contractor shall locate all stationary noise sources Project Applicant/ Pnor to and during City of Highland
(e.q., generators, compressors. staging areas) as far from noise- Construction construction and Planning Division 1n
Eensitive receptors as 15 feasible. Contractor grading activities coordination with
Building and
Safety/Building Official
11-6 Material delivery, soil haut trucks. and equipment servicing, shall be Project Applicant/ Prior to and duning City of Highland
restricted to the hours set forth in the City of Highland Municipal Code. Construction construction and Planning Division in
Title 15, Butlding and Construction Chapter 15 48, Section 15 48 030 Contractor grading activities coordination with
Building and
Safety/Building Official
11-7 [The rock crusher shall be placed a minimum of 150 feet from occupied Project Applicant/ Prior to issuance of City of Highland
hoise-sensitive land uses. Construction grading permits and Public Works
Contractor during construction Department/City
and grading Engineer
activibies
5.12 PUBLIC SERVICES
12-1 [The primary land management entity shall provide on-site private Project Prior to issuance of City of Highland
curity personnel and equipment thraughout the proposed project's Apphcant/Construction | grading permits and |  Planning Division in
onstruction phase(s), implement a surveillance camera system Contractor in dusing construction | coordination with the
nstalled at vanous appropriate locations throughout the construction coordination and grading City's Planning
ite, and submit a plan to the HPD Police Chief to coordinate secunty with the Highland activities Division
fforts in order to minimize cnime related fo construction activities. Police Department
5.13 TRANSPORTATION/TRAFFIC
13-1 [Prior to approval of final landscape and street improvement plans, the Project Prior to approval of City of Highland
ight distance at each project entrance shall be reviewed to ensure Applicant/Construction | final landscape and Public Works
mpliance with standard Caltrans/County/City sight distance Contractor in street improvement Department/City
andards coordination with the plans Engineer
Project Engineer and
Landscape Architect
13-2 Prior to building occupancy on-site traffic signing and stnping shall be Project Prior to issuance of City of Highland
mplemented in canjunction with detailed construction plans for the Applicant/Construction | building occupancy Pubhc Works
project site Contractor in permits Department/City
coordination with the Engineer
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3. Mitigation Monitoring Requirements

Table 3-1
Mitigation Monitoring Requirements
Responsibility for Monitor
Implementing and Responsibility for | (Signature Required)
Mitigation Measure Reporting Timing Monitoring {Date of Compliance)
- Project Engineer
13-3 |Scenario One Mitrgation Measures Project Applicant Prior to issuance of Crty of Hightand
building occupancy Public Works
Prior to bullding occupancy for each phase of the project, the project permits or prior to Department/City
applicant shall ether construct the following circulation and on- and off- issuance of building Engineer
te intersection improvements for each project phase, If such permits for each
mprovements have not been constructed by other development phase of the project

rojects or by the City, or prior to issuance of building permits, the
roject applicant shall pay project fair share for such improvements as
et forth 1n the traffic study, and/or City development impact fees for
he project.

e  Construct Greenspot Road adjacent to the project (from the
westemn project boundary to Webster Street) at its ultimate
half-section width as a Pnmary Arterial (6D) in conjunction
with the development.

«  For the mtersection of Westerly Access at Greenspot Road,
construct a signal in contunction with the detailed
construction plans for the project site. 1t should be aligned
with the access for the development south of Greenspot
Road. Based on the 95th percentile queuing analysis, about
200 feet of eastbound left tum pocket and 350 feet of
southbound through/nght tum packet are needed.

o  For the intersection of Access A at Greenspot Road,
construct a signal in comunction with the detailed
construction plans for the project site It shall be aligned with
the access for the development south of Greenspot Road
Based on the 95th percentile queuing analysis, about 125
feet of eastbound left tum pocket, 150 feet of southbound left
tum pocket, 200 feet of westbound left turn pocket and 275
feet of southbound right tum packet are needed.

«  For the intersection of Access B at Greenspot Road,
construct a left/right-in and right-out only access Based on
95th percentile, about 100 feet of eastbound left tum pocket,
75 feet of westbound left tum pocket. and 275 feet of

' southbound nght tum pocket are needed.
»  Forthe intersection of Access C at Greenspot Road,

Greenspot Village & Marketplace Specific Plan Mitigation Monitoring Program
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Table 3-1
Mitigation Monitoring Requirements
Responsibility for Monitor
Implementing and Responsibility for | (Signature Required)
Mitigation Measure Reporting Timing Monitoring (Date of Compliance}

construct a signal in conjunction with the detailed
construction plans for the project site It shall be aligned with
the access for the future development south of Greenspot
Road Based on the 95th percentile queuing analysis, about
200 feet of eastbound left um pocket, 150 feet of
southbound left turn pocket, and 250 feet of southbound
night turn pocket are needed

o  For the intersection of Access D at Greenspot Road,
construct a left/right-in and right-out only access Based on
the 95th percentile queuing analysis, about 100 feet of ,
eastbound left tum pocket and 100 feet of westbound left [
turn pocket are needed

e For the intersection of Webster Street at Greenspot Road,
construct a left/nght-in and right-out only access. Based on
the 95th percentile queuing analysis. about 25 feet of
eastbound left turn pocket and 425 feet of southbound nght
turn pocket are needed.

s Install "Keep Clear" signing and stnping for the intersections
at Greenspot Road and at key on-site intersections (3) on
Figure 5.13-10 of the DEIR.

o  Construct Boulder Avenue adjacent to the project (from
Eucalyptus Avenue to Webster Street) at ts ultimate half-
section width as a Modified Pnmary Arterial (4D) in
conjunction with the development.

e For the intersection of Webster Street at Boulder Avenue,
close Webster Street's existing north leg, realign Webster
Street with Access G, and move its current traffic signal.
Webster Street south leg access shall be converted to right
turn infout only access Also provide a mintmum of 400 feet
of northbound left tum pocket.

e For the intersection of Access E/Eucalyptus at Boulder
Avenue, construct a traffic signal with exclusive eastbound
and westbound left tum lanes and eastbound/westbound
shared through light tum lanes The northbound left tum
pocket shall be a minimum of 100 feet to accommodate 95th
percentile queuing requirements

— _ I I |
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Mitigation Monitoring Requirements
Responsibility for Monitor
implementing and Responsibility for | (Signature Required)
Mitigation Measure Reporting Timing Monitoring {Date of Compliance)

e  For Boulder Avenue at Access F, the northbound left tum
pocket shall be at least 25 feet based on 95th percentie
queuing requirements.

Scenario Two Mitigation Measures
The following mprovement would not be required for Scenario Two:

o  For the intersection of Westerly Access at Greenspot Road,
construct a signal n conjuncton with the detailed
construction plans for the project site. It should be aligned
with the access for the development south of Greenspot
Road. Based on the 95th percentile queving analysis, about
125 feet of eastbound left tum pocket, 75 feet of southbound
right tum pocket and 300 feet of southbound left
turn/through pocket are needed

Changes to the tum pocket lengths have been modified for the
fiollowing improvements for Scenario Two

e For the intersection of Access A at Greenspot Road,
construct a signal in conjunction with the detalled
construction plans for the project site. It shall be aligned with
the access for the development south of Greenspot Road
Based on the 95th percentile queuing analysis, about 200
feet of eastbound left tum pocket, 125 feet of southbound
eft tum pocket, and 200 feet of separate nght turn pocket
are needed

»  For the intersection of Access C at Greenspot Road,
construct a signal in conjunction with the detailed
construction plans for the project site It should be aligned
with the access for the future development south of
Greenspot Road Based on the 95th percentile queuing
analysts, about 175 feet of eastbound left tum pocket, 225
feet of southbound left tum pocket, and 200 feet of |
southbound right tum pocket are needed |
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Mitigation Monitoring Requirements
Responsibility for Monitor
implementing and Responsibility for | (Signature Required)
Mitigation Measure Reporting Timing Monitoring (Date of Complionce}

Off-Site Improvements

The project applicant shall etther: construct improvements within a quarter mile of the project needed to mitigate direct project-related impacts for the interm year, or pay the project's far
share contnbutions toward improvements within a quarter mile of the project included in the traffic study; andfor pay the City development impact fee for the project. A direct project
impact has been defined as an improvement required for with-project conditions that is not necessary for without-project conditions for the same time frame interim year or post-2030)

Intenm year is defined as bulldout or the proposed project, and for purposes of the EIR and traffic report has been assumed to be 2017

The project applicant shall contribute toward the cost of improvements needed to mitigate direct project impacts™ 1) in the interim year for locations more than a quarter midle from the
project and 2) posl-2030 for all focations impacted by the project. The project applicant shall contribute on a fair-share or “pro rata” basis by paying fair-share contributions toward
improvements included in the traffic study, and City development impact tees for locations not included in the traffic study.

13-4 |Scenario One Mitigation Measures Project Applicant Prior to issuance of City of Highland
Direct Impact Mitigation — 2017 building occupancy Public Works
permuts or prior to Department/City
Prior to bullding occupancy, the project applicant shall either construct issuance of building Engineer in
the following improvements within a quarter mile of the project as permits for each coordination with
Hetermined by the City, if such improvements have not been phase of the project Caltrans

constructed by the City or other development project, or, prior to the
issuance of bullding permits, the project applicant shall pay the project
air share traffic mitigation tee, and/or City development impact fees

o SR-210 Southbound Ramps (NS) at 5* Street (EW)

o Southbound - Restripe the two existing
southbound approach lanes to provide one
exclusive Left Tum Lane, and a shared Left,
Through, Right Tum Lane.

e  SR-210 Northbound Ramps (NS) at Greenspot Road (EW)

o Northbound — Construct a 2nd Exclustve Left Tum
Lane (part of City Capital Improvement Project)

o Easthound — Provide a 3rd Through Lane to
Provide 100 feet of Storage

e  Boulder Avenue (NS) at Greenspot Road (EW)

o Northbound - Construct 2nd Exclusive Left Tum
Lane

o  Southbound — Remove/Decommission Existing
Right Turn Overlap Signal Phase (to allow U-turns

for the cumulative project located on the

Greenspot Village & Marketplace Specific Plan Mitigation Monutoring Program
Page 15« City of Highland

108



3. Mitigation Monitoring Requirements

Table 3-1
Mitigation Monitoring Requirements
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Implementing and Responsibility for | (Signature Required)
Mitigation Measure Reporting Timing Monitoring (Date of Compliance)
southwest corner of this intersection)
o Eastbound - Construct a 2nd Exclusive Left Tum
Lane and 3 Through Lane
o Westbound - Construct 3rd Through Lane
Prior to the issuance of building permits, the project applicant shall
contribute toward the cost of improvements needed to mifigate direct
project impacts in the interim year for locations more than a quarter
mile from the project. The project applicant shall contribute on a fair-
share or "pro-rata” basis by paying fair-share contributions toward
improvements Included in the traffic study for this improvement, and/or
City development impact fees for the project:
e SR-210 Northbound Ramps (NS) at San Bemardino Avenue .
(EW) |
o Westbound- Construct 3rd Through Lane (this
improvemnent s not required if mimmum green
times of 10 seconds are used, resulting in less
than 20 seconds of green time for the westbound
___through movement) B
13-5 Direct Impact Mitigation — Post 2030 Project Applicant Prior to issuance of City of Highland
building permits for Public Works
Prior o issuance of buitding permits for each phase, the project each phase of the Department/City
| Bpphcant shall pay the larr share traffic mitigation fee, andfor pay City project Engineer in
Development Impact fees for the following improvements as coordination with
determined by the City’ Calfrans
|
¢  Tippecanoe Avenue (NS) at 3 Street (EW)
o Northbound - Construct 3 Through Lane
s SR-210 Northbound Ramps (NS) at Greenspot Road (EW)
o  Westbound - Construct 1% Exclusive Right Turn
Lane (also identified as a 2017 direct project
jmpact)
o Boulder Avenue (NS) at Greenspot Road (EW)
o Southbound - Construct 2nd Exclusive Left Tum -
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Lane (also dentfied as a 2017 direct project '
impact)
o Southbound — Construct 2nd Through Lane (also
identified as a 2017 direct project impact)

13-6 Cumulative Proiect_lrﬁggtz_ts - 2017 Project Applicant Prior to issuance of City of Highland
building occupancy Public Works
Pror to bulding occupancy, the project apphcant shall either construct permits or prior to Department/City
lhe following improvements within a quarter mile of the project as issuance of buillding Engineer in
Hetermined by the City, or prior to issuance of building permits, pay permits for each coordination with
project fair share traffic mitigation lee and/or City development impact phase of the project Caltrans
fees for the project:
e SR-210 Southbound Ramps (NS) at 5th Street (EW)
o Southbound — Construct 1st Exclusive Left Turn
Lane
e SR-210 Northbound Ramps (NS) at Greenspot Road (EW)
o Northbound — Construct 1¢t Exclusive Left Tum
Lane
o  Northbound - Construct 2dn Exclusive Right Tum
Lane
o  Westhound - Construct an additional Through
Lane
o Eastbound - Construct an additional Through
Lane
13-7 [Cumulative Project Impacts — 2017 Project Applicant Pnor to issuance of Ctty of Highland
building permits for Public Works
Prior to issuance of building permits for each phase, the project each phase of the Department/City
fapplicant shall pay the farr share traffic mitigation fee, and/or pay City project Engineer in
Development Impact Fees for the following improvements as coordination with
determined by the City' Caltrans

o  Tippecanoe Avenue (NS) at 3rd St (EW)
o Eastbound - Construct 3rd Through Lane
s  Palm Avenue (NS} at 5th St (EW)
o Northbound - Provide a nght turn overlap signal
for the Right Tum Lane
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o  Palm Avenue/Alabama Street (NS} at San Bernardino
Avenue (EW)

o Northbound ~ Construct 3rd Through Lane
o  Eastbound — Construct 2nd Through Lane
o Westhound - Construct 3rd Though Lane
e  SR-210 Southbound Ramps (NS} at San Bernardino Avenue

(EW)
o Southbound - Construct 2nd Left Tum Lane
o  Southbound - Construct Exclusive Right Tum
Lane with overlap phase
o Eastbound - Construct 2nd and 3rd Through _
Lanes |

o Westbound - Construct 2nd Through Lane
e  SR-210 Northbound Ramps (NS) at Base Line (EW)
o Westbound ~ Construct 1st Exclusive Right Turn
Lane
e  SR-210 Northbound Ramps (NS} at San Bernardino Avenue
{EW)
o Northbound - Construct 2nd Left Tum Lane
o  Northbound - Construct 1st Exclusive Right Turn
Lane
o Southbound ~ Construct 2nd Left Tun Lane
o Southbound - Construct 1st Exclusive Right Tum
Lane
o Eastbound - Construct 2nd Through Lane
o Westbound - Construct 2nd Through Lane
s Orange Street (NS) at Lugoma Avenue (EW)
o  Northbound — Construct 2nd Through Lane
o  Westbound - Construct 2nd Through Lane
s Weaver Street (NS) at Greenspot Road (EW)
o Install a traffic signal .
+  Boulder Avenue (NS) at Greenspot (EW)
o  Southbound - Construct 2nd Exclusive Left Tum |
Lane and 2 Through Lane
o  Westbound - Construct 2nd Exclusive Left Tum
Lane
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implementing and Responsibility for | (Signature Required)
Mitigation Measure Reporting Timing Monitoring (Date of Compliance)
e  Widen 5" Street/Greenspot Road between SR-210 ramps to
accommodate the three added lanes under the overcrossing
Make additional improvements on the ramps and adjacent
roadway to bring the interchange to the City's Master Plan
Configuration (Appendix N). B
13-8 Cumulative Project Impacts — Post 2030 Project Applicant Pror to issuance of City of Highland
building permits for Public Works
Prior to 1ssuance of building permits for each phase the project each phase of the Department/City
epplicant shall pay the fair share traffic mitigation fee, and/or pay City project Engineer in
Development Impact Fees for the following improvements as coordination with
determined by the City. Caltrans

e Tippecanoe Avenue {NS) at 3rd St (EW)
o Northbound- Construct 2nd Exclusive Left Tum
Lane
o Northbound - Add nght turn overlap phase
o Southbound- Construct 1st Exclusive Right Tum
Lane
o Eastbound - Construct 3rd Through Lane (also
identified as a 2017 cumulative project impact)
o Eastbound - tst Exclusive Right Tum Lane
o Westbound- Construct 2nd Exclusive Left Turn
Lane
o  Westbound - Construct 3rd Through Lane
e  Palm Avenue (NS) at 5th St (EW)
o Southbound - Construct 2nd Exclusive Left Tum
Lane
o Waestbound - Construct 2nd Exclusive Left Tum
Lane
o  Palm Avenue (NS) at 3rd St (EW)
o Northbound- Construct 2nd Exclusive Left Tum
lane
o Easthound- Reconstruct existing Right Turn Lane
as a free Right Tum Lane
o  Palm Avenue/Alabama Street (NS) at San Bernardino
Avenue (EW)
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o  Northbound - Construct 3rd Through Lane (also
identified as a 2017 cumulative project impact)

o Northbound - Construct 2nd Exclusive Left Tum
Lane

o Northbound - Add nght turn overiap phase

o Southbound - Construct 2nd Exclusive Left Tum
Lane

o  Southbound - Construct 3rd Through Lane

o Eastbound - Construct 2nd Through Lane (Also
identified as a 2017 cumulative project impact)

o Eastbound - Construct 2nd Exclusive Left Tum
Lane

o Eastbound - Construct 3rd Through Lane

o Westbound - Construct 2nd Left Tum Lane (and
2nd receiving lane)

Church Avenue (NS) at 5th Avenue (EW)

o  Northbound - Construct 1ree Right Tum lane (3rd
Street Extension)

o Eastbound - Construct a free Right Tum Lane (3rd
Street Extension)

o Eastbound- Construct a 2nd Through Lane

SR-21 O Southbound _Ramps (NS) at 5th Street (EW)

o  Southbound -Construct a Left Tum Lane and
restripe the southbound approach to provide a left
Turn Lane, a shared left, Through, Right Turmn
Lane, and a Right Turn Lane (also identified as a
2017 cumulative project impact)

o Eastbound- Construct 2nd Exclusive Right Tum
Lane and 2 additional Through Lanes (also
wentified as a 2017 direct project impact)

SR-210 Southbound Ramps {NS) at San Bernardino Avenue
(EW)

o Northbound-Construct 1st Exclusive Right Tum
Lane

o  Southbound - Construct 2nd Left Tum Lane (also
identified as a 2017 cumulative project impact)
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o  Southbound - Construct Exclusive Right Tum
Lane with overlap phase (also identfied as a 2017
cumulative project impact)

o Eastbound -Construct 2nd and 3rd Through Lanes
(also identified as a 2017 cumulative project
Impact)

o Eastbound -Construct 2nd Exclusive left Tum lane
(and 2nd receiving lane)

o Westbound- Construct 2nd Through Lane (also
identified as a 2017 cumulative project impact)
and 3rd Through Lane

SR-210 Northbound Ramps (NS) at Base Line (EW)
o Westhound - Construct free Right Tum Lane
o  Westbound- Construct 3rd Through lane
SR-21 0 Northbound Ramps (NS) at Greens pot Road (EW)

o Northbound- Construct 1st Exclusive Left Tum
Lane (also dentified as a 2017 cumulative project
impact)

o Narthbound - Construct 2nd Exclusive Right Tumn
Lane (also identified as a 2017 cumulative project
impact)

o  Westbound - Construct an additional Through
Lane (also identfied as a 2017 cumulative project
impact)

o Eastbound - Construct an additional Through
Lane (also dentfied as a 2017 cumulative project
tmpact)

SR-210 Northbound Ramps (NS) at San Bernardino Avenue
(EW)

o Northbound - Construct 2nd Exclusive Left Tum
Lane (also wentified as a 2017 cumulative project
impact)

o Northbound- Construct 1st Exclusive Right Turm
Lane (also dentified as a 2017 cumulative project
impact)

o  Southbound - Construct 2nd Exclusive Left Tum

L 3
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Lane (also identified as a 2017 cumutative project
impact)

o  Southbound- Construct 1st Exclusive Right Tum
Lane (also identified as a 2017 cumulative project
mpact)

o Easthound - Construct 2nd Through Lane (also
identrfied as a 2017 cumulative project impact)

o Westbound - Construct 2nd Through Lane (also
identified as a 2017 cumulative project impact)

o  Westbound- Construct 3rd Through Lane
(identified as a 2017 direct project Scenana 1
impact)

s  Boulder Avenye (NS) at Base Line (EW)

o Northbound - Reconstruct existing Through Lane
as 2nd Exclusive Left Tum Lane

o Southbound - Add nght turn overlap phase (also
identfied as a 2017 cumulative project impact)

o Eastbound - Add right turn overlap phase (also
identfied as a 2017 cumulative project impact}

o  Boulder Avenue (NS) at Greenspot Road (EW)

o Northbound - Construct 2nd Exclusive Lett Tum
Lane (also identified as a 2017 cumulative project
impact)

o Eastbound - Construct 2nd Exclusive Left Tum
Lane (also identified as a 2017 cumulative project
impact)

o Eastbound- Construct 3rd Through Lane (also
identified as a 2017 cumulative preject impact)

o  Westbound- Construct 2nd Exclusive Left Tum
Lane

o Westhound - Construct 3rd Through Lane

o Orange Street (NS) at Lugonta Avenue (EW) |
o Northbound - Construct a 2nd Through Lane (also
identified as a 2017 cumulative project impact)

o  Southbound - Construct 2nd Through Lane
o Westbound - Construct 2nd Through Lane (also
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identified as a 2017 cumulative project impact)
o Westhound - Construct 2nd Left Tum Lane
«  QOrange Street (NS) at Pearl Avenue {I-10 Eastbound Ramp)
(EW)
o Northbound - Construct 2nd Right Turn Lane
o Church Street (NS) at Greenspot Road (EW)
o Southbound - Add right tum overlap phase
e Weaver Street (NS} at Greenspot Road (EW)
o Install a Traffic Signal (also identrfied as a 2017
cumulative project impact)

13-0 Direct Impact Mitigation ~ 2017

The project applicant shall either construct the following improvements
heeded to mitigate the cumulative project impacts for the intenm year
Et locations within a quarter mile of the project prior to building
pccupancy, if such improvements have not been constructed by other
Hevelopment projects or the City, or, prior to the issuance of building
nermits, pay project lair share traffic mitigation lee and/or City
Hevelopment impact fees for the project.

e  SR-210 Southbound Ramps (NS) at 5th Street (EW)

o Southbound - Restripe the two existing
southbound approach fanes lo provide one
exclusive Left Turn Lane, and a shared Left,
Through, Right Tum Lane

e  SR-210 Northbound Ramps (NS) at Greenspot Road (EW)

o Northbound - Construct a 2nd Exclusive Left Tum
Lane (part of City Capital Improvement Project)

o Eastbound - Provide a third through lane to
Provide 100 feet of Storage

»  Boulder Avenue (NS) at Greenspot Road (EW)

o Northbound- Construct 2nd Exclusive Left Turn
Lane

o Southbound - Remove/Decommission Existing
Right Tum Overlap Signal Phase (to allow U-turns

~ forthe cumulative project located on the
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southwest comer of this infersection)
o Eastbound- Construct 2nd Exclusive Left Tum
Lane and 3rd Through Lane
o  Westbound - Construct 3rd Through Lane
13-10 Direct Impact Mitigation — Post 2030 Project Applicant Prior fo 1ssuance of City of Highland
building permts for Public Works
Prior to Issuance of building permits, the project applicant shall pay the each phase of the Department/City
project fair share traffic mitigation fee for the following improvements as project Engineer in
determined by the City, and/or pay City development impact fees for coordination with
the project Caltrans

e  SR-210 Northbound Ramps (NS) at Greenspot Road (EW)
o Westbound - Construct 1st Exclusive Right Tum
Lane (also identified as a 2014 direct project
impact)
o  Boulder Avenue (NS) at Greenspot Road (EW)
o Southbound - Construct 2nd Exclusive Left Tum
Lane
o Southbound- Construct 2nd Through Lane

Scenano Two Mitigation Measures

2017 and Post —~ 2030 Cumulative Project Impacls

Same as Mitigation Measures 13-6 to 13-8 above for Scenano One

5.15 GLOBAL CLIMATE CHANGE

Operation - Scope 1 and Scope 2 Mitigation Measures 3-4 to 3-8 apply here. Please refer to pages 3 to 4 for a detailed description of these mitigation measures and
information on the responsible party and reviewer and the timing of implementation.

Operation - Scope 3 Mitigation Measures: Mitigation Measure 3-9 applies here. Please refer to page 5 for a detailed description of this mitigation measure and information
on the responsible party and reviewer and the timing of implementation.
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August 7, 2023

Attn: Kim Stater, Assistant Community Development Director
City of Highland

27215 Base Line

Highland, CA 92346

RE: Preliminary Landscape Plan Review:
DRA 23-013 Costco Wholesale

Dear Kim:

We have reviewed the preliminary landscape plans for the facility listed above in comparison to the
City’s Design Guidelines, Specific Plan, Water Efficient Landscape Ordinance, and recently processed
applications of similar occupancy. Accordingly, we recommend the following landscape-specific
conditions:

1) Applicant shall verify which proposed plan is the most up to date- Costco elevations, Entitlement
plan, and landscape plan all have different versions of landscaping. For example, the elevations
show a row of 9 trees against the South elevation as do the entitlement plans, but the
Landscape plan set provided to our office only shows two trees in parking lot islands for the
same area.

2) The south elevation of Costco warehouse has no landscaping other than two trees to transition
from parking areas to the tall (31°0) roofline. The applicant shall include more tree planting near
the building to soften the scale and size of the building.

3) Per the Greenspot Village Specific Plan, applicant shall include a mix of larger tree sizes that
create a large full of canopy trees for summer cooling and aesthetic appeal with the minimum
size being 24" box- 50% of total, 36” box 30% of total, and 48” box 20% of total. Applicant to
include overall chart breaking down quantities of trees versus sizes for verification.

4) Applicant shall show all wall and fence treatments including the use of accent planting or
architectural features that break up the long horizontal plane and extreme height of 10" -12°
screen wall on the eastern boundary to create patterns and texture that offer variety and
character. Currently only a “iron rod” fence is proposed on the north boundary which will do
little to screen the rear of the building’s lower range.

5) Applicant shall provide shade calculations and exhibit for parking areas to verify the attempt to
limit heat island effect. Per the Greenspot Village Specific Plan, 1 tree per every 5 spaces is

required. Tree diamonds shall have a minimum internal dimension of 5’X5’.

6) Applicant shall increase density and screening from future residential areas to the north with
additional trees varying in size and form along the northern boundary.
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7)

8)

9)

10)

11)

12)

13)

14)

15)

16)

17)

18)

19)

Applicant shall revise proposed plant palette to better align with section 7.12 of the specific plan
(plant palette), including adding more trees from the Heritage tree list and removing Kangaroo
Paw and adding more shrubs for better variety.

Applicant shall add date palms on Calhoun Road and additional plant species to better match
the Rexco development that has been previously approved to create a similar interface for
consistency.

Applicant shall add additional shrub varieties (shrub massing) to frontages on Greenspot Road
and Calhoun Road that vary in height and scale to create a hierarchy of planting forms and
shapes. Current plans are proposing 2-3 species of ground cover.

Shrub massing areas shall include proportionate plantings as follows: roughly 30% - 15g and 90%
- 15g.

Per City Water Efficient Landscape requirements (16.40.390) Applicant shall include conceptual
design statement and proposed hydrozones with MAWA calculations.

Applicant shall coordinate final street tree selection including standard spacing and offset from
streetlights with City Landscape Architect and Public Works.

Applicant shall include Gateway Entry treatments per the specific plan and include their
locations on the landscape plans with additional exhibits for design communication with the
planning committee.

Applicant shall include conceptual lighting plan to verify any conflicts or limitations of landscape
plan with the safety and security requirements of site lighting.

Applicant shall verify large north/south planter south of main ADA parking area. Landscape
plans show two trees and no other landscape- clarify design/ area use.

Applicant shall address the screening requirements of commercial loading docks per the specific
plan. Alternatives to the required 8 screening wall may be additional plant material and or

larger planters to screen the view from Greenspot and Calhoun Road.

Applicant shall provide a mow curb or other form of separation at the north property boundary
to clearly identify where maintenance responsibilities end.

Add concrete step outs adjacent to any parking stall and landscape areas (min. 12" wide)

Parking lot lighting and or water quality design shall not prevent tree placement for shading nor
reduce overall site landscape coverage below the 10% threshold.

We look forward to discussing these items with you in further detail. Please feel free to contact us at
{(951) 369-0700 with any questions.
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Respectfully,

=2

Dan Burkhart ASLA, ISA Certified Arborist

For:|Scoltt Rice ASLA, LEED AP, CASp
City '-ai{dscape Architect
Landscape Architect CA# 5111

-

Consultants to the City of Highland via Community Works Design Group

120



City of Highland

Engineering Department
Conditions of Approval
DRA 23-011 Costco Wholesale — 28000 Greenspot Road

*mooO o>

- Required Prior to Building Permit/Construction
- Required Prior to Building Occupancy

- Ongoing

- Required Prior to Grading Permit

- Non Standard Conditions

SOILS/ GRADING/ DRAINAGE

E

1.

Design grading and landscaping plans to comply with the City’s clear sight triangle criteria
at public street intersections and at private driveways. Walls, fencing, monument signs,
slope, and landscaping, within the clear sight triangle, must not exceed thirty inches in height
measured from the flowline of the street, unless a sight distance analysis that demonstrates
sight distance is adequately maintained is submitted to and approved by the City Engineer.

Submit a preliminary soils report, prepared by a licensed Geotechnical Engineer, for review
and approval by the City Engineer. Comply with the recommendations contained in the
report and any amendments thereof as approved by the City Engineer.

Submit the structural design and location for any required retaining walls for review and
approval by the City Engineer. Construct concrete v-ditches and drainage system at the
back of retaining walls in accordance with the Grading Plan Checklist and as required by
the City Engineer.

Submit rough and/or precise grading plans to the City Engineer for review and approval.
Comply with the City of Highland grading standards as shown on the grading plan checklist.

Submit an erosion control plan to minimize potential increases in erosion and sediment
transport during construction activity for City Engineer approval. Place erosion control
measures during or after grading work as required by the City Engineer.

Design short-term erosion control in accordance with Best Management Practices such as,
hydroseeding, mulching, jute matting or plastic sheeting to protect slopes; silt fencing to
control site perimeter; and straw bale barriers, gravel bag barriers, rock filters or sediment
basins to control internal erosion, or other methods to stabilize disturbed areas, as approved
by the City Engineer.

Implement dust control measures during construction activities including, but not limited to,
daily watering of construction area as frequently as necessary during active and inactive
periods, utilizing soil emulsions, limiting construction vehicle speed to 10 miles per hour,
stabilizing construction entrances to prevent trackout of sediments, and street sweeping.

Design grading to intercept and conduct off-site tributary drainage flow around or through
the project site in a manner that does not adversely affect adjacent properties. Conveyance
of on-site and off-site tributary flows shall be maintained by the underlying property owner.
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E*

D*

10.

1.

12.

13.

Design grading to drain the entire area of the project to the proposed Water Quality
Management Plan (WQMP) infilration system and to accommodate overflows as
necessary.

Plot all existing and proposed easements on grading plan and note disposition of any
existing utilities, appurtenances, fences, and access roads.

Construct temporary sedimentation basins for use during the grading and construction
period of the project. Do not start using the proposed infiltration system until the site is
stabilized for erosion and sedimentation.

Submit original wet signed and stamped rough grading certifications from the soils engineer
and the grading engineer, along with compaction reports, to the City Engineer.

Submit original wet signed and stamped final grading certification from the soils engineer
and grading engineer, to the City Engineer.

STREET IMPROVEMENT

E*

C*

C*

14.

15.

16.

Submit engineering plans for Greenspot Road street improvements and signing, striping
and pavement markings to the City Engineer for review and approval. Indicate the location
of any existing utility/facility which would affect construction on plans and profiles. Comply
with the City design standards as shown on the street and storm drain improvement
checklist. Provide ADA access to site from right of way.

Construct, in accordance with the Greenspot Road Master Plan and Greenspot Village
and Marketplace Specific Plan, new street improvements for Greenspot Road including,
but not limited to, 5’-wide meandering sidewalk and parkway landscaping. The project
applicant shall design the limits and extent of removal of existing improvements, and
construction of transitional improvements for Access “B”, as directed by the City
Engineer. The Access “B” westbound dedicated 200-foot right turn pocket will be
constructed by others.

If the following improvements for West Private Road (Access “A”) have not been
constructed by other development projects prior to issuance of building permits, the project
applicant shall construct, in accordance with the City’'s Greenspot Road Master Plan and
Greenspot Village and Market Place Specific Plan:

a) Construct and maintain the private street aligned with Access “A” improvements from
Greenspot Road right of way limits to the Project north boundary, but not limited to,
asphalt concrete pavement with a structural section designed for a 20 year life, concrete
curb and gutter, stamped concrete at the Westerly Access entry within City right of way,
a 11-foot wide landscaped median, and a private lighting system.

b) Access “A” shall be 71-foot wide roadway section from Greenspot Road to the northern
Project boundary. Construct a 12-foot wide 275-foot southbound right-turn lane, a 12-
foot southbound (recommended) combination right turn-thru lane, and 12-foot wide 150-
foot southbound left-turn lane. Construct (2) northbound lanes east of 11-foot wide
raised landscaped median, 12-foot and 13-foot wide, respectively, per West Road Plan
with plot date July 6, 2023 prepared by Madole And Associates. Align the entrance with
the existing development south of Greenspot Road in accordance with the City's
Greenspot Road Master Plan and Greenspot Village and Market Place Specific Plan.
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C* 17. If the following improvements for Access “C” (Calhoun Road) have not been constructed
by other development projects prior to issuance of building permits, the project applicant
shall construct, in accordance with the City's Greenspot Road Master Plan and Greenspot
Village and Market Place Specific Plan:

a) Construct and maintain the private street aligned with Access “C” (Calhoun Road)
improvements from the existing street terminus across APN 1201-361-26 and APN
1201-351-28 to the southerly boundary of APN 1201-341-33 (PA 2) including, but not
limited to, asphalt concrete pavement with a structural section designed for a 20 year
life, concrete curb and gutter, stamped concrete, a 11-foot wide raised landscaped
median, and a private lighting system per East Road Plan with plot date July 6, 2023
prepared by Madole And Associates, Inc. and as Calhoun Private Road Construction
Agreement.

b) Access “C” shall be 81-foot wide roadway section from Greenspot Road to the northern
boundary of APN 1201-361-26. Construct a 12-foot wide 250-foot southbound right-turn
lane, a 11-foot combination southbound through-right turn lane, and two 150-foot
southbound left-turn lanes, 11-foot and 12-foot lanes, respectively. Construct (2) 12-
foot wide northbound lanes east of 11-foot wide raised landscaped median. Align the
entrance with the future development south of Greenspot Road in accordance with the
City's Greenspot Road Master Plan and Greenspot Village and Market Place Specific
Plan.

¢) Reconstruct northwest curb ramp at Greenspot Road and Access “C” (Calhoun Road)
per East Private Road Improvement plan with plot date July 6, 2023 prepared by Madole
And Assaociates, Inc.

C* 18. If the following improvements have not been constructed by other development projects
prior to issuance of building permits, the project applicant shall design and construct, in
accordance with the City’s Greenspot Road Master Plan and Greenspot Village and Market
Place Specific Plan, a traffic signal utilizing a video detection system at the intersection of
Greenspot Road and Access “C” (Calhoun Road) as approved by the City Engineer.
Connect to the fiber optic interconnect system on Greenspot Road to coordinate the traffic
signals on Greenspot Road at “Lowes Center” intersection, Access “A”, Access “C”
(Calhoun Road), and Boulder Avenue signals. Install any necessary hardware and
software. Provide a coordinated timing analysis.

C 19. Design and construct public improvements including sidewalk, access road entrances, and
access ramps, as needed, in accordance with all requirements of the State of California
Accessibility Standards, Title 24 California Administrative Code. Redesign and reconstruct
existing frontage improvements if found not in compliance with City Standards.

C 20. Submit "Record Revisions" to all plans to reflect the improvements as constructed, and any
changes made during construction.

WATER QUALTIY/ DRAINAGE

E  21. Obtain approval by the City Engineer of a Final Water Quality Management Plan (F-WQMP),
prepared in accordance with the City’s National Pollutant Discharge Elimination System
(NPDES) permit requirements in effect at the time the Conceptual Water Quality
Management Plan was approved unless subsequent City NPDES permits require
otherwise. The F-WQMP shall (1) be prepared, signed, and sealed by a licensed Civil
Engineer, (2) include Site Design Low Impact Development and Source Control Best
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C*

E*

C*

C*

22.

23.

24,

25.

26.

27.

28.

29.

Management Practices (BMPs) appropriate for commercial development, (3) include a BMP
implementation, operation, and funding mechanism, and (4) be certified by the property
owner. The property owner shall also enter into a Stormwater BMP Transfer, Access, and
Maintenance Agreement with the City on standard City form. Include a copy of the recorded
agreement in the F-WQMP. Construct BMPs in accordance with the approved F-WQMP.

Construct and implement site design BMPs specified in the project approved F-WQMP
including, but not limited to, underground infiltration system, pretreatment devices, and
raised curb landscaped areas and parking lot islands. Runoff from the proposed east
(Calhoun Road) and west (Access “A”) private roads shall be captured and conveyed to the
proposed pre-treatment system, and from there to the underground infiltration system.
Alternate site design BMPs which are equally effective may be submitted for review and
approval by the City Engineer.

Include the project grading plan, landscape plan and utility plan with the first submittal of the
F-WQMP.

Submit two sets of WQMP BMP Exhibits with a “WQMP BMP As-Built Certificate” wet signed
and sealed by the Engineer of Record. The Certificate shall state:

“I hereby certify that the Water Quality Management Plan Best Management Practices have
been constructed under my supervision in accordance with the approved plans and are
functional to the best of my knowledge.”

Construct on-site grading to drain the entire site to the south and to the existing Lateral T
(as built as 48" HDPE or 66" RCP). If the entire site does not drain to the south, then
demonstrate how drainage conveyance offsite will replicate pre-development flow path,
discharge quantity, and intensity. Demonstrate adequate drainage away from proposed
buildings. Design the cumulative peak discharge from Project and tributary areas from the
reminder of Planning Area 1 and 2 into Lateral T such that it does not exceed 100 cfs
cumulative peak flow rate, which is the design flow rate used in the hydrology study of the
existing storm drain in Greenspot Road constructed and stubbed out by the City at the
existing signalized intersection (west private road, Access “A”).

Construct on-site private drainage system, HDPE or other pipe material as approved by City
Engineer, to drain the entire project site to the proposed WQMP BMPs in accordance with
the approved Final Water Quality Management Plan, and construct necessary drainage
overflow facilities. Construct an overflow pipe to convey any overflow from the proposed
underground infiltration system to the stubbed out existing Lateral T storm drain located on
the north side of the signalized west private road (Access “A”).

At the underground infiltration system proposed by the Final WQMP, conduct at least two
new infiltration tests using a double-ring infilirometer. The tests shall be conducted at the
proposed underground infiltration system subgrade elevation, prior to the submittal of the F-
WQMP. After obtaining the results from the two tests, the engineer and geotechnical
engineer shall determine if additional testing is required.

Register the underground chambers with EPA as a Class V Injection Well.

As per the final design of the F-WQMP, construct on-site grading to drain the entire site
such that all flows are tributary to proposed underground system.
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30.

31.

32.

Submit a hydrology study to determine storm runoff quantities tributary to and generated by
the Project for review and approval by the City Engineer. Include hydraulic calculations to
determine the size and type of all drainage facilities.

Intercept and convey off-site drainage tributary to the project boundary around or through
the project in a manner that will not adversely affect adjacent or downstream properties.

Submit engineering plans for public and private drainage systems to the City Engineer for
review and approval. Comply with the City design standards as shown on the street and
storm drain improvement checklist.

DEDICATION/ ANNEXATION

C*

C*

B*

B*

B*

E*

33.

34.

35.

36.

37.

38.

Apply to the City to annex the project into the City's Consolidated Landscape District (LMD)
for potential City maintenance of parkway and frontage landscaping along Greenspot Road.
Sign the ballots prepared by the City agreeing to the annexation, and the potential future
amount of assessment. Landscaping along the Project frontages shall be maintained by the
property owner. The City will maintain parkway and frontage landscaping utilizing LMD
revenue only if the City determines that adequate maintenance is not being provided by the
property owner and the owner was not able to restore the landscaping before the end of the
Cure period. The potential future amount of assessment will include the estimated on-going
maintenance cost and one-time construction cost to convert the privately maintained system
to the City-maintained system.

Apply to the City to annex the Project into the City’s Consolidated Landscape Maintenance
District (LMD) for maintenance of the median and streetscape along the Project's Greenspot
Road frontage. Sign the ballots prepared by the City agreeing to the annexation and amount
of assessment. Landscaping within the median shall be maintained by the City.

Dedicate an irrevocable offer of dedication via separate instrument:

a) (1) 10-foot wide minimum landscape easement across the Greenspot Road frontage

b) Dedicate right-of-way required for 200’ westbound 14’ right turn pocket on Greenspot
Road for Access Road “B". Taper transition to be reviewed and approved by the City
Engineer.

c) (1) temporary construction easement granting permission for the City to enter the
property to construct and restore landscaping. The exact dimensions of the
landscape easement will be determined at the time on-site improvement plans have
been prepared.

Acquire a private easement across Planning Area 1 and 2 if needed for construction and
maintenance of offsite drainage facilities.

Record a 20-foot wide drainage easement by separate instrument for public drainage
improvements (Lateral T extension) along the centerline of Access “A” in favor of the City of
Highland.

In accordance with the Greenspot Village and Marketplace Specific Plan, grant a reciprocal
private easement in favor of the parcels within Planning Area 1 and 2, easterly adjoining
properties, and Planning Area 3 westerly adjoining properties, for pedestrian, vehicular and
emergency access.
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cr 39

B* 40.

Record a reciprocal private easement for drainage, utilities, and pedestrian and vehicular
access, parking purposes in favor of the parcels within Costco’s ownership.

In the event the developer, after a verifiable good faith effort, fails to acquire, if any,
required off-site property interests, the developer shall, prior to Building Permit, enter into
an agreement with the City to complete the improvements pursuant to Government Code
Section 66462 et seq. at such time as the City acquires the property interests required for
the improvements. Such agreement shall provide for payment by developer of all costs
incurred by the City to acquire the off-site property interests (drainage easements,
drainage acceptance letters, and permission to grade and construct as applicable)
required in connection with the Project. Security for a portion of these costs shall be in the
form of a cash deposit in the amount estimated by the City based on an appraisal report
obtained by the developer, at the developer’s cost. The appraiser shall have been
approved by the City prior to commencement of the appraisal.

FEES/ PERMITS/ BONDING

cr 4.
E 42
D 43
E 44
C 45
C 46.

Pay Post 2030 fair share traffic mitigation fees for all locations inside or outside of the City
of Highland impacted by development of the Specific Plan as identified in the traffic study
prepared for the Specific Plan. The amount of mitigation fees required of the Specific Plan
shall be based on (1) the percentage of project traffic as calculated in the traffic study, and
(2) cost estimates of the improvements as initially calculated and periodically updated by
the City. The amount of traffic mitigation fee applicable to each phase of development shall
be calculated based on the area within that phase as a percentage of area within the entire
Specific Plan, regardless of land use designation of said phase. Pay the traffic mitigation
fee for the entire phase prior to occupancy of the first building located in that phase. Provide,
for City review, updated tables in the traffic study showing the locations of the mitigation
improvements and the project fair share percentage. Also include the Greenspot
Road/Church Street intersection in the fair share calculation.

Pay appropriate Engineering fees for district annexation, plan check, WQMP review,
hydrology study review, structural calculation review, on-site and off-site inspection, utility
excavation permits, GIS map plan update, microfilming and storage of plans and map, and
other required fees.

Obtain a permit from Engineering prior to any on-site construction or construction within the
public right-of-way.

Post a deposit for erosion control which shall not be released prior to completion of all on-
site construction.

Bond for all required grading, street, storm drain, and landscape maintenance district
improvements in accordance with City Development Code.

Post a deposit for monumentation based on an estimate of the cost to perform the work by
the project surveyor or engineer. The deposit shall not be released prior to written
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verification from the surveyor or engineer that the monuments have been set and payment
for the work has been received.

UTILITIES/ CONSTRUCTION

*E 47,
B  48.
C 49
c* 50.
c 51
E 52
B 53
B 54
D 55
B 56
Cc b57.
B* 58.

Obtain written permission from the adjoining property owners for offsite grading,
construction, and cumulative peak discharge of stormwater from tributary areas (Planning
Area 1 and 2).

Coordinate temporary fencing and construction with the adjacent property owners. Install
construction fencing and screening in accordance with Building and Safety Division Policy
335.

Reconstruct existing public improvements removed or damaged during construction.
Pavement repair, which may include A.C. overlay, T-cut trench repair and/or slurry seal after
removal of existing striping shall be across all or a portion of damaged pavement caused by
this project as determined by the City Engineer.

Coordinate, and where necessary, pay for the relocation of any existing public utilities as
necessary.

Provide all utility services to each building, including sanitary sewers, water, electric power,
gas, cable TV, internet, and telephone. All utilities listed under Highland Municipal Code
Section 16.40.380 (A) are to be underground per Ordinance 315.

Comply with applicable requirements of the National Pollutant Discharge Elimination
System (NPDES) permit program. Provide written verification from the Regional Water
Quality Control Board specifying the projects WDID number.

Destroy any abandoned wells on the property or similar structures that might result in
contamination of underground waters in a manner approved by the City Engineer.

All underground structures, except those desired to be retained, must be broken in,
backfilled, and inspected before covering.

Comply with the prevailing City design and construction standards and requirements at the
time of permit issuance.

Design and construct a trash enclosure per City Standard 700 or as approved by the Public
Works Director.

Install telephone, cable television, and internet enclosures underground whenever the
underground installation is an available option offered by the utility companies. [f the
underground installation is not an available option and utility enclosures must be installed
above ground, install the above-ground utility enclosures and any flush mount utility
enclosures at locations where construction of retaining walls will not be necessary for
compliance with the setback requirements of the utility companies.

Submit a Composite Utility Plan for the purposes of coordinating, maintaining and improving
landscaping in City right-of-way. Indicate the location of all above ground and flush mount
water, electric, cable TV, internet, street lights, traffic signal, and telephone utility structures
prior to City issuance of utility permits.
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D* 59. Within the Project boundaries, underground the overhead utility lines and remove the utility
poles running north towards Calhoun Road to the southerly boundary of Planning Area 2
(APN 1201-341-29) as per terms of Utility Underground Improvement Agreement between
the Project Applicant and City of Highland. All utilities listed under Highland Municipal Code
Section 16.40.380 (A) are to be underground per Ordinance 315.
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Building and Safety Division Conditions of Approval

Date:
Project:
Applicant:

August 15, 2023
A Costco Wholesale warehouse and fuel facility
Costco Wholesale Corporation

Site Location: North side of Greenspot Rd. midblock between State Route 210 &

Boulder Ave.

Project Numbers: CUP 22-013, DRA 23-011

APN(s):

1201-341-36 thru 53 and 58

1. Please provide the following number of construction plans and documents listed
below for the first review of the proposed project. The initial plan review time will take
two weeks on most projects. The applicant will receive an application number at the
time plans are submitted for Building & Safety’s plan review. This number is needed
to obtain information regarding your project.

(3)
(3)

(3)
(3)
(3)
(3)
(3)
(3)
(3)
(3)
3)

)
(3)
(3)
(2)
(2)
(2)
()
(1)

Architectural Plans

Project Condition of Approval from all departments:

To be included in Architectural plan set at plan submittal.
Structural Plans

Plot/Site Plans

Electrical Plans

Electrical Load Calculations

Exiting Plans

Plumbing Plans/Isometrics

Mechanical Plans

HVAC Duct Layout Plans

Precise Grading Plans

*Grading, Photometric, or Landscape Plans: Please mark “FOR
REFERENCE ONLY”

Site Disabled Access Plan

Temporary Construction Fence Plan

Roof and Floor Truss Plans

Title 24 Energy Calculations

Soils Report

Structural Calculations

Energy Commissioning Plan

Fire Flow Test - with hydrant location dimensioned on the site plan.

2. At the time of submittal for plan review, projects meeting the requirements under
Section 5.410.2 and Section 5.410.2.3 of the California Green Building Standards
Code shall submit a Commissioning Plan.
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3. All structures shall be designed in accordance with the current version of the
California Building Codes at the time of submittal (Currently the 2022 codes),
including the California Green Building Standards Code. Design all structures to Risk
Category Il at exposure “C”, and Energy Climate Zone 10.

4. All onsite utilities are to be underground. As approved by the Planning Division,
utility cabinets and transformers are exempt.

5. All construction projects shall comply with the NPDES Stormwater Best
Management Program. Prior to building permit issuance submit copy of the Water
Quality Management Program Report. (WQMP)

6. All deferred plan items & required deputy inspections are to be identified on the
plans cover sheet.

7. Site development and grading shall be designed to provide access to all entrances
and exterior ground floor exits and access to normal paths of travel. The accessible
route(s) of travel shall be the most practical direct route from each site arrival point.

8. All dead and removed trees and foliage is to be properly removed from the site.

9. The City enforces the State of California provisions of the California Building Code
disabled access requirements. The Federal Americans with Disabilities Act (ADA)
standards may differ in some cases from the California State requirements;
therefore, it is the building owner’s responsibility to be aware of those differences
and comply accordingly.

10.All construction materials, which are not used, shall be recycled pursuant to the
requirements set forth by Ordinance No. 269. Receipts from the recycle company
responsible for picking up the materials shall be kept in the construction office. After
the construction is complete and before final occupancy, the trash receipts shall be
forwarded to the City Public Services division.

a. Prior to Permit issuance — The permit holder shall register a project
Construction & Demolition Debris Program application for self-haul or
contract services through the City's Franchise hauler.

11.The building is to be connected to the public sewer system, when provided. Please
provide the Building Permit Counter with a Will serve and Capacity letter from East
Valley Water District Prior to Permit issuance.

12. Prior to the issuance of Building Permits Please Provide the Building Permit Counter
Plan approval from San Bernardino County Public Health Department -

Environmental Health Services. 385 N Arrowhead Ave, 2™ Floor, San Bernardino,
Ca. 92415 - office # 800-422-2283

Page 2 of 4

130



13.Prior to the issuance of Building Permits Please Provide the Building Permit Counter
Plan approval from City of San Bernardino Municipal Water Department -
environmental control section. 399 Chandler Place, San Bernardino, Ca. 92408 -
office # (909) 453-6250.

14.Prior to the issuance of Building Permits, site-grading certifications, compaction
reports, and survey reports shall be submitted to Building and Safety or to Public
Works, as applicable.

15.Prior to the issuance of Building Permits, on site water service shall be installed and
approved by the responsible agency. On site fire hydrants shall be approved by the
Fire Department. No flammable materials will be allowed on the site until the fire
hydrants are established and approved. No flammable construction materials shall
be placed on the site without approvals by the Fire Department. All street and
access roadways around the project shall be paved for emergency response
vehicles before flammable materials are placed on the project. Fire flow tests shall
be obtained by East Valley Water District.

16. Prior to the issuance of Building Permits, construction projects requiring fire permits
must apply and submit fire plans prior to the issuance of the building permit,
including fire sprinkler submittals.

17.Prior to the issuance of Building Permits, provide a receipt from the appropriate
Unified School District stating that all school fees have been paid.
(San Bernardino City Unified School Districts)

18. Prior to issuance of building permits, provide Building and Safety with a Sewer and
Water availability Letter from East Valley Water District. (909) 889-9501

19.Construction projects, requiring temporary electrical power, shall obtain an electrical
permit from Building and Safety. No temporary electrical power will be granted to a
project unless the following item is in place and approved by Building and Safety and
the Planning Division.

a. Installation of a construction trailer through the “Temporary Occupancy
Permit”, alternatively, a security fenced area where the electrical power
will be located. Installation of construction/sales trailers must be located
on private property. No trailers can be located in the street unless a
permit from the Engineering Department is obtained.

20.A security fence with screening shall protect all construction sites. The fencing and
screening shall be maintained at all times to protect pedestrians. All development

projects shall submit a construction fencing plan with the construction design plans.
Construction projects that have phased occupancy shall be completely separated by

Page 3 of 4
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a construction fence that is screened and show the adjusted fence locations at each
phase.

21.0n site toilet facilities shall be provided for construction workers and such facilities
shall be maintained in a sanitary condition. Construction toilet facilities of the non-
sewer type shall conform to ANSI ZA.3 and on site per NPDES stormwater
requirements.

22. Construction activities shall not commence prior to 7:00 a.m. and shall terminate no
later than 7:00 p.m. Monday through Saturday with no construction activities
preformed during city or Federal Holidays. (Ordinance 420 HMC) unless restricted
further by environmental review mitigation.

23.Building and Safety inspection requests must be made by 4:00 pm. on the previous
City working day to receive the next business day inspection. Please contact (909)
864-2136, Ext 228.

24.The Developer/Owner is responsible for the coordination of the final occupancy.
The Developer/Owner shall request clearances from each department and/or
applicable agency at least two weeks prior to requesting a final building inspection
from Building and Safety. Each agency shall sign the back of the Building and
Safety Job Card, or provide agency approved signed documentation, and provide a
copy of the signatures to Building and Safety at the time the final inspection is
requested.

25.Prior to final inspection, provide Building & Safety with a flash disk of the
approved plans and documents.

26.Building and Safety does not release all meters until final approvals are obtained
from all agencies and departments. Commercial and industrial projects, see Policy
295.

27.The Developer/Owner is responsible for the coordination of releasing any Deferral of
Development Impact Fees or Bonds after such fees have been paid. The
Developer/Owner should be aware, once the deferral notice is sent to the San
Bernardino County Recorder's Office; the release process takes two to three weeks.
This process will delay final Certificates of Occupancy.

Page 4 of 4
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City of Highland, FIRE PREVENTION DIVISION, Conditions of Approval.

DATE : 7/26/23 Page 1 of 7

APPLICANT : Costco, Highland

ADDRESS : N. side of Greenspot Rd midblock between State Route 210 &
Boulder Ave

SITE LOCATION: 1201-341-36 thru -53 & -58
FILE / INDEX No.: CUP 22-013 DRA 23-011

A tiered level of mitigation options has been developed and listed below are the systems
and/or modifications required for your project. Compliance of the following items are a
condition of FINAL OCCUPANCY APPROVAL. These conditions are required as
acceptable solutions to the adverse fire conditions impacting firefighting and emergency
operations accompanying the site/area. They will either assist in detection and
extinguishment of the fire and/or facilitate the anticipated emergency operations.

This project is protected by the City of Highland Fire Department / Cal-Fire / California
Department of Forestry and Fire Protection. Prior to any construction occurring on any
parcel, the applicant shall contact the city of highland fire marshal office for verification of
current fire protection development requirements. All new construction shall comply with
the currently adopted California Fire Code and all applicable statutes, appendices, codes,
ordinances, standards and policies of the City of Highland Fire Department/ Fire
Prevention Division / Cal-Fire / California Department of Forestry and Fire Protection.

Fire Department Review of all projects is required.

ALL CONSTRUCTION (New and renovations to existing) SHALL COMPLY WITH THE
CALIFORNIA FIRE CODE Along with amendments as adopted within the Highland

Municipal Code (Ord. #411).

Note: All weather access roads (CFC) and fire hydrant/water system installations shall
be in place, inspected and approved, PRIOR to combustible material being brought on

site.

Note: The City of Highland has 2 areas within the ‘FIRE SAFETY OVERLAY
DISTRICT’ designated as FR-1 and FR-2. Both areas may border or overlap areas
identified by the State/CalFire as ‘High Fire Severity Zone’ or ‘Very High Fire
Severity Zone’. See HMC for construction requirements.
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GENERAL.

1.

HF3: A fuel break of one hundred (100) feet (brush and weed clearance) is
required prior to construction. The clearance shall be maintained on a year-round
basis. CFC & HMC

HF31: Approved fire hydrant pavement markers (blue dots) shall be installed at
every hydrant.

HF51: The main electrical panel and all sub-panel(s) shall be labeled on inside
cover for all circuits. CEC

HF52: Water heater (fuel fired), shall be properly vented to exterior of structure.
Water heater shall be seismic strapped to wall and be located 18" above a garage
floor. CBC

HF55: Commercial exit requirements:

Required exit doors shall be maintained in an operable condition at all

times

Required exit doors shall swing outward and away in the direction of exit

travel.

Obstructions shall not be placed in the required width of an exit. Exits

shall not be blocked or locked shut or obstructed in any manner during

business hours.

Exit paths shall be illuminated when structure is occupied.

Exit path illumination shall be supplied from two (2) sources of power

when occupant load is one hundred (100) persons or more.

F. When exit way/exit pathway and/or exit doorway is not easily identified,
additional exit signs shall be installed.

w >

o

mo

Exit signs shall be internally or externally illuminated by two lamps or shall be of
the self-luminous type. CFC; CBC

HF65: Additional plans for access, fire safety systems, fire lanes and signage,
gates, storage, or other special conditions may be requested for review,
conditioning and approval by the fire marshal.

HF56: All flammable and combustible liquid storage and dispensing shall be in
accordance with applicable sections of the CFC, T-19 and city codes and
ordinances.

ACCESS:

9.

HF7: Fire department access roads shall meet the fire dept. minimum
unobstructed width of twenty (20) feet. (twenty-six (26) feet within FR-1&2 zones).
This standard shall not lessen other agency requirements. Access roads shall
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be paved (asphalt/concrete) and in place prior to delivery of combustible building
materials on site. Roads shall be designed and constructed to meet adopted city

standards. CFC

10.HF11: Fire department access roadway(s) and/or public/private street(s)
exceeding one hundred fifty (150) feet in length shall provide an approved turn-
around at the terminus (cul-de-sac). Minimum radius shall be not less than forty
(40) feet. Or as approved by the fire marshal. Cul-de-sacs providing access to
perimeter emergency access roads shall have a minimum radius of forty four (44)
feet. CFC / APPENDIX D, SBCO TRANSPORTATION STD

11.HF12: Fire department access roadway(s); public/private street(s) and driveways
shall not exceed 12% grade. CBC / APPENDIX D, HMC

12.HF13: Fire department access roadway(s); shall extend to within one hundred fifty
(150) feet of and shall give reasonable access {0 all portions of the exterior walls
of the first story of any building.
An access road, approved by the fire dept., shall be provided to within fifty (50)
feet of all structures when the natural grade between access road and structure is
in excess of 30%.
Where an approved access road cannot be provided, a fire protection system shall
be required and approved by the fire department. CFC

13.HF15: “Phased” projects may be required to provide a minimum of two (2) remote
points of approved access during construction. A secondary access, for fire and
other emergency equipment and for routes of escape, which will safely handle
evacuations. CFC - APPENDIX D

14.HF19: Manually operated gates across fire department access roadways, public
and/or private streets and driveways, shall be equipped with approved emergency
key-operated “KNOX” padlock or box containing key to open the private lock. For
automatic gates, a “KNOX" emergency access switch, shall be installed, at
location determined by fire department, and shall over-ride all command functions
and open gate automatically upon activation. All automatic gates shall have a
manual over-ride for use during loss of electric power. “KNOX BOX" request form
is availlable from the fire marshal or may be ordered directly from
www.knoxbox.com (specify City of Highland, CA) CFC — Appendix D Note: The
city of Highland also requires an electronic “H” key system (Ord. #320) for
multi-family, gated communities or secured storage facilities. HMC

15.HF24: “NO PARKING — FIRE LANE" signs shall be posted at locations designated
by fire marshal. Fire lane curbs shall be painted red, with white letters stating, “NO
PARKING — FIRE LANE” on top, not face. CFC - APPENDIX D

16.HF54: commercial and industrial structures-occupancies and gated complexes
shall have a “KNOX BOX" system installed on the exterior of the building(s) or

135



complex. location of device to be determined by the fire department. The box
shall contain keys necessary to gain access and may contain pre-plans and MSDS
information as required by the fire department. New and existing multi-tenant
commercial buildings shall provide a ‘'KNOX' box large enough to contain keys to
access each individual tenant space. Installation location(s) to be determined by
the fire marshal. The box shall contain clearly marked keys to each tenant space
or other areas as determined by the fire marshal. CFC

17.HF66: Aerial fire apparatus access roads. Where required: buildings or facilities
exceeding 30-feet in height above the lowest level of fire dept. Vehicle access
shall be provided access roads capable of accommodating aerial apparatus.
Width: aerial apparatus access roads shall provide a minimum unobstructed width
of 26-feet in the immediate vicinity of any building exceeding 30-feet in height.
Proximity to buildings: aerial apparatus access roads shall be located a
minimum of 15-feet to a maximum of 30-feet from the building, and shall be
positioned parallel to one entire side of the structure, as approved by the fire code
official. CFC APPENDIX D

WATER:

18.HF25: Minimum required fire flow, as determined by i.s.0. formula, is as follows:
COMMERCIAL; GPM = 3000; at 20 psi residual; for 3 hour duration.
System shall be looped with minimum eight (8) inch mains; six (6) inch laterals,
six (6) inch risers; six (6) inch dia. Hydrants with two 2 %%” outlet(s) and one 4” outlet.
CFC APPENDIX B AND C

Note: Hydrants shall meet EVWD standards.

19.HF29: Fire hydrant spacing shall be:
Commercial retail: 300 FEET
CFC / APPENDIX B AND C.

Note: Existing fire hydrants (off-site) can be included if they meet spacing
requirements. Hydrants shall not be located at the ‘bulb’ end of cul-de-sacs.

20.HF26: Two sets of water delivery system plans, designed to meet the required fire
flow for this project and/or development, shall be submitted to the fire department
for review and approval. CFC

21.HF27: Applicant-developer shall provide a letter from the water company serving

the project-development, verifying financial arrangements have been made and
bonded for the required water improvements. CFC
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22 HF28: Fire hydrants shall be installed, inspected and operational as per approved
water system delivery plans prior to any framing, construction or delivery of
combustible materials to project site. =~ CFC/CFC

23.HF30: Private, on site fire hydrant(s) — yard hydrant(s)- capable of supplying
required fire flow shall be installed at location(s) identified by the fire department.
System shall be looped with minimum eight (8) inch mains; six (6) inch laterals, six
(6) inch risers; six (6) inch dia. hydrants with one 2 %" outlet and one 4" outlet.

CFC/APPENDIX B AND C

24.HF32: A temporary water storage and delivery system for use during grading and
foundation work (no combustible material), meeting fire dept. Fire flow
requirements shall be installed prior to framing construction or delivery of
combustible materials to project site. CFC; NFPA — 1142

25.HF38: Approved fire hydrant(s) capable of supplying required fire flow, shall be
provided to all premises upon which facilities, buildings or portions of buildings are
constructed or moved within the jurisdiction. When any portion of the facility or
building protected is in excess of 150 feet from a fire hydrant on a public street, as
measured by an approved route around the exierior of the facility or building,
additional fire hydrants or on-site fire hydrants, meeting the required fire flow, shall
be providled. CFC APPENDIX B AND C.

ADDRESSING - IDENTIFICATION:

26.HF21: Commercial and multi-family residential address numbers shall be
displayed on all new and existing structures in such a manner as to be plainly
visible and legible from the access roadway or street. Numerals shall be of a
contrasting color to the building and electrically illuminated.
Minimum size of the numerals shall be 8” height, 3/4" stroke, or as approved by
the fire marshal.
Industrial occupancies shall have address numbers of 12” height, 1" stroke
and shall be electrically illuminated so as to be visible and legible from access
roadway or street.
Note: Depending on height and setback of a building, larger numerals may be
required and at additional locations on the building, as determined by a case-by-
case review.
HMC

27 HF22: Commercial-retail structures with rear access shall display address
numbers on rear entry doorways, 4” in height, 1/2" stroke, on contrasting

background. CFC
28.HF18: Street name signs shall be installed prior to construction on any roadway

or phase. Temporary signs may be used as approved by the fire marshal. CFC
Note: Permanent signage shall meet City standards as required by Planning.
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29.HF17: The public and/or private roadways serving this project shall be identified
with city approved names. CFC

FIRE PROTECTION & ALARM SYSTEMS:

30.HE36: Automatic fire sprinklers shall be installed according to NFPA 13 and fire
dept. requirements. Submit three (3) sets of shop plans with material cut sheets
and hydraulic calculations, indicating the type of occupancy, type of materials to
be stored (if any), for fire dept. review and approval prior to any installation. Submit
copy of California C-16 license. CFC; CBC; HMC

31.HE37: Automatic fire sprinkler control devices (P.L.V & O.S.&Y.) Shall be visible
from fire dept. access roadway, and identify system being controlled and address
of structure.
Fire Dept. Connection (FDC) shall be located no closer than forty (40) feet and not
to exceed one hundred fifty (150) from structure. Required fire hydrant shall have
a maximum distance from FDC of thirty (30) feet. FDC shall identify address and
system of structure being protected. CFC

32.HF39: An automatic fixed fire extinguishing system (UL-300) shall be installed in
the hood and duct system of commercial cooking equipment. Three (3) sets of
shop plans with material cut sheets and calculations shall be submitted to fire
department for review and approval prior to installation. CFC

33.HF41: A minimum of one 2A-10BC fire extinguisher shall be installed for each
3,000 sq.ft. of floor area. Travel distance to any one fire extinguisher shall not
exceed 75 feet. Additional fire extinguishers, size and class to be determined by
fire department, may be required. Fire extinguishers shall be serviced bi-annuaily
and shall have a current State Fire Marshall service tag attached. Fire
extinguishers are to be serviced every two years and inspected & tagged every
year. CFC; NFPA

34.HF42: A 40BC (K-Type) fire extinguisher shall be installed within 30 feet of
commercial food heat-processing equipment. Fire extinguishers shall be serviced
annually and shall have a current SFM service tag attached. Fire extinguishers are
to be serviced every two years and inspected & tagged every year.
CFC; T-19

35.HF43: An automatic fire detection and alarm system meeting the requirements of
CFC 907, CBC and NFPA 72 shall be installed. Three (3) sets of shop plans with
material cut sheets and caiculations shall be submitted to the fire department for
review and approval prior to installation. CFC; CBC; NFPA
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36.HF59: Commercial and industrial buildings, in excess of 20,000 square feet, and
with an interior area more than 150 feet from exterior exit, shall be equipped with
a class i standpipe system. Standpipe connections shall be configured to reach
any portion of interior space within 150 feet in any direction of travel. This system
shall be calculated to provide 500 GPM from an adjacent automatic fire sprinkler
riser at 100-psi nozzle pressure for two hand lines flowing.

37.HF60: California Fire Code, FIRE SAFETY DURING CONSTRUCTION AND
DEMOLITION, shall apply to this project. it is the responsibility of the project
manager to meet with the fire marshal to discuss requirements specific to this

project.

38. HF61: TENANT IMPROVEMENT. Review the ‘tenant improvement information’
handout. If any of the items listed apply to this project, they must be included in
the ‘fire department notes’ section on the plan.

39.HF62: Additional plans for access, fire safety systems, storage or other special
condition may be requested for review, conditioning and approval by the fire

marshal.

40. HF63: Submit to fire marshal’s office: one copy of building and/or structure plans
for fire department review.

41. HF64: Spray booths, spray finishing operations shall comply with requirements
of California Fire Code

42. Note: Carbon Dioxide enrichment systems. The Design, installation, &
maintenance of carbon dioxide enrichment systems with more than 100 pounds
(45.5 kg) of carbon dioxide, and carbon dioxide enrichment systems with any
quantity of carbon dioxide having refill connection, shall comply with Sections
5307.4.1 through 5307.4.7. of CFC.

Craig Sanchez, Fire Marshal
City of Highland Fire Prevention
(909) 864-8732 x 248
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ATTACHMENT 5
Resolution for CUP 22-013 for the Vehicle Fueling Station
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RESOLUTION NO. 2023-___

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF HIGHLAND,
CALIFORNIA, APPROVING CONDITIONAL USE PERMIT (CUP 22-013) FOR A 15-
PUMP VEHICLE FUELING STATION WITH 30 FUELING POSITIONS ANCILLARY TO
A 160,951 SQUARE FOOT “COSTCO WHOLESALE” BIG-BOX RETAIL STORE ON
19.74 ACRES LOCATED ON THE NORTH SIDE OF GREENSPOT ROAD,
APPROXIMATELY 1,300 FEET EAST OF STATE ROUTE 210. 27980 GREENSPOT
ROAD, HIGHLAND, CA. ASSESSOR’S PARCEL NUMBERS 1201-341-36, -37, -40
THROUGH -53, AND -58

APPLICANT: Costco Wholesale Corporation

A. RECITALS

1.

On July 14, 2023, the Applicant submitted Conditional Use Permit
Application (CUP 22-013) for a vehicle fueling station to be developed in
conjunction with a 160,951 square foot Costco Wholesale warehouse club
store. The fueling station is proposed to have 15 pumps with 30 fueling
positions, 10 travel lanes, an overhead canopy approximately 13,000
square feet in area, and 40,000 gallon underground storage tanks. The
Conditional Use Permit is comprised of the Site Plan and Conditions of
Approval. Related entitlements include Design Review Application (DRA
23-011) for the Costco store and fueling station design plans, Sign Review
application (ASR 23-003) for building mounted signs, and Conditional
Application (CUP 23-012) to establish a Type 21 (Off-Sale General)
Alcoholic Beverage Control License related to alcohol sales at the Costco
store.

The site is located on 19.74 acres on the north side of Greenspot Road,
midblock between State Route 210 and Bulder Avenue, and is Zoned “SP
006-001” Greenspot Village & Market Place Specific Plan. Assessor
Parcel Numbers: 1201-341-36 and -37, -40 through -53 and -58. The
fueling station is addressed at 27980 Greenspot Road, and the Costco
store at 28000 Greenspot Road.

Environmental Impact Report (ENV No. 09-003) (State Clearinghouse
Number 2008031058) and Supplemental Environmental Impact Report (19-
002) prepared for the Greenspot Village & Marketplace Specific Plan
certified by the City of Highland City Council on June 11, 2013 and June 25,
2019 respectively. The EIR and SEIR anticipated development similar to
the proposal in question. There are no substantial changes or new
information of substantial importance that would trigger the preparation of a
subsequent EIR. The project is exempt from further environmental review
Pursuant to Public Resources Code Section 21166 and the corresponding
CEQA Guidelines Section 15162.
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5.

On October 17, 2023, the Planning Commission of the City of Highland,
conducted a Public Hearing on the subject Application and concluded the
Hearing on that date.

All legal prerequisites to the adoption of this Resolution have occurred.

B. RESOLUTION

NOW THEREFORE, it is hereby found, determined and resolved by the Planning
Commission of the City of Highland as follows:

Section 1.

Section 2.

Section 3.

The Planning Commission finds that all of the facts set forth in the Recitals,
Part “A” of this Resolution, are true and correct.

Pursuant to Public Resources Code Section 21166 and the corresponding
CEQA Guidelines Section 15162 the project is exempt from further
environmental review.

Based upon substantial evidence presented to the Planning Commission
during the October 17, 2023, Public Hearing, including public testimony and
written and oral Staff Reports, the Planning Commission finds as follows:

a. All necessary public meetings and opportunities for public testimony and
comment have been conducted in compliance with State Law and the
Municipal Code of the City of Highland.

Findings of Fact for Conditional Use Permit (CUP 22-013):
Based on the Findings below, the Highland City Council herby finds:

a. The proposed use is permitted within the subject district pursuant to the
provisions of this section, and complies with all of the applicable
provisions of this title; and is consistent with the goals, policies, and
objectives of the Highland General Plan, and the applicable development
policies and standards of the city.

Response: The project site is located within the “SPR 006-001" Zone,
which designates the Greenspot Village & Marketplace Specific Plan as
its guiding Land Use document. A vehicle fueling station, as proposed, is
a permitted use, subject to approval of a Conditional Use Permit as noted
in the Plan’s Table 5-1 Permitted Uses. Additional applicable provisions
of the Specific Plan include Section 3.2 Circulation with respect to
vehicular access and design standards, 5.3 Permitted Uses with respect
to the land use, Table 5.2 Commercial Development Standards with
respect to building size and setbacks, Table 5-3 Commercial and Mixed
Use Parking Requirements for the number and design of the parking lot,
5.9 Defensible Space Guidelines, and Chapter 6 Design Guidelines with
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respect to site planning, design theme, mass and scale, Green Building
techniques.

The General Plan designates this area to be within the Golden Triangle
Policy Area meant to “facilitate a master planned, mixed-use type of
development large enough to cater to residential, retail and office uses
within a well-coordinated group of individually designed projects.
Residential and employment-generating land uses would be
interconnected with a system of landscaped trails, pedestrian pathways
and local streets.” The proposal to include a vehicle fueling station
ancillary to a big box retail store meets the intent to create retail uses
within a well-coordinated group of individually designed projects such as
the Costco store and the 85,000 square foot commercial development to
the west by TREH Partners at the westerly end of Planning Area 1 in the
Specific Plan. The fueling station incorporates an additional use that will
complement future proposed retail and service related development. It
will also provide safe, convenient vehicle fueling options to the
community.

The project is consistent with the applicable development policies and
standards of the city within the Specific Plan as cited above as well as
applicable provisions in the Highland Municipal Code Title 16, Land Use,
including but not limited to, Chapter 16.12 Special Districts, with respect
to the PD Zone, 16.40 General Development Standards, 16.44.200
Vehicle Fueling Stations, and 16.56 Sign Regulations with respect to the
canopy's building mounting signage. The project satisfies the standards
established in said chapters.

. The proposed use would not impair the integrity and character of the
district in which it is to be established or located.

Response: The project would be developed in compliance with the
Highland General Plan and Municipal Code standards related to vehicle
fueling stations in the Planned Development (PD) District within the
Golden Triangle Community Policy Area. It meets development code
standards such as land use, setbacks, lighting, circulation, signage, etc.
It has a high quality, contemporary design in keeping with the Greenspot
Village & Marketplace Design Guidelines. It is consistent with the Golden
Triangle Community Policy Area provisions and complimentary to
surrounding commercial development within the Specific Plan and
existing commercial developments south of Greenspot Road. It will
develop a currently vacant site in keeping with the expected character.

. The site is suitable for the type and intensity of use or development which
is proposed.
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Response: The project site is approximately 19.74 acres, which will
accommodate the vehicle fueling station and Costco Wholesale store.
The land has the appropriate width, depth and access to accommodate
the fueling station. The store has a footprint of approximately 160,951
square feet and the fueling station includes a 13,000 square foot canopy
and queuing lanes. The site plan exhibits ample space for the uses,
vehicular and pedestrian circulation, landscaping, hardscape, and
business operations such as loading zones, refuse removal, employee
and customer parking, and interconnectedness with other uses in the
Specific Plan. The site is relatively flat and free from environmental or
topographic concerns that cannot be mitigated. The project is within the
allowable lot coverage, setbacks and all other development standards.

d. There are adequate provisions for water, sanitation, and public utilities
and services to ensure public health and safety.

Response: The project site will require provisions for water, sewer, public
utilities, and public health and safety. As required by the Highland
Municipal Code, a “will-serve” letter from the water and sanitation
provider must be submitted to the City’s Building Official prior to the
issuance of building permits. Additionally, the project site will be served
by the City of Highland Fire and Police Departments. As conditioned, the
Applicant/Developer is required to pay Development Impact Fees which
contribute to the additional infrastructure costs associated with these
services. Furthermore, as conditioned, the Applicant/ Developer will be
required to coordinate with the gas and electricity purveyors to ensure
that the project site is adequately serviced. As such, there will be
adequate provisions for water, sanitation, and public utilities and services
to ensure public health and safety.

e. The proposed use will not be detrimental to the public health, safety, or
welfare, or materially injurious to properties and improvements in the
vicinity.

Response: The proposed project has been reviewed by Planning,
Engineering, Building and Safety, Fire, and the Police Department and
certain conditions of approval necessary to safeguard and protect the
public health, safety, and welfare have been implemented. That being the
case, the approval of this conditional use permit for the proposed project
will not adversely affect the public health, safety, and welfare.

f. The proposed use would not result in a significant effect on the
environment.

Response: An Environmental Impact Report and Supplemental

Environmental Impact Report were approved for the Greenspot Village &
Marketplace Specific Plan which included development in keeping with
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the proposed project. Pursuant to Public Resources Code Section 21166
and the corresponding CEQA Guidelines Section 15162 that there are no
substantial changes or new information of substantial importance that
would trigger the preparation of a subsequent EIR and further finding that
the project is exempt from further environmental review.

That all necessary public meetings and opportunities for public testimony
and comment have been conducted in compliance with State Law and the
Municipal Code of the City of Highland. As described in the Recitals above,
the Highland City Council considered the project, and all testimony,
comment and evidence regarding the same, at noticed public hearings
conducted in accordance with State Law and the City Municipal Code;

Based on the Findings and Conclusions set forth above, the Highland
Planning Commission approves Conditional Use Permit (CUP 22-013) for
the development of a vehicle fueling station consisting of a 13,000 square
foot fuel canopy, 15 gasoline pumps with 30 fueling positions, and 40,000
gallon underground storage tanks ancillary to a Costco Wholesale store. All
improvements will be completed subject to the Conditions of Approval
attached hereto and the development plans incorporated by reference.

Exhibit A includes the Site Plan

Exhibit B includes Conditions of Approval for CUP 22-013

C. ADOPTION OF RESOLUTION.

The City Clerk shall certify to the adoption of this Resolution and shall cause the same to
be published or posted in the manner prescribed by law.

PASSED, APPROVED and ADOPTED this 17" day of October, 2023

Chandra Thomas, Vice Chair

ATTEST:

Lawrence A. Mainez
Community Development Director
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EXHIBIT A

Site Plan

146



PROJECT DATA

CLIENT: COSTCO WHOLESALE
999 LAKE DRIVE
ISSAQUAH, WA 98027

PROJECT ADDRESS: NWC GREENSPOT ROAD &
BOULDER AVE
HIGHLAND, CA

,'j‘“ : ~ - - ; ]_
] i ' CHIREFRR |
e PLANNING AREA 2

. RESIDENTIAL VILLAGES
(NOT A PART) ‘

SITE DATA:

COSTCO SITE AREA: 19.74 ACRES (260,045 SF}
JURISDICTION: CITY OF HIGHLAND

GREENSPOT VILLAGE AND
MARKETPLACE SPECIFIC PLAN

) GREENSPOT VILLAGE MASTER PLAN
ZONING: PLANNING AREA 1 HIGHLAND MARKETPLACE

BOUNDARY THIS PLAN HAS BEEN PREPARED USING CAD
INFORMATION; SURVEY PROVIDED BY CLIENT ON 412317022

BUILDING DATA:

\. S WAREHOUSE 165,748 SF
;’J.é‘éfv’,'m VESTIBULE/ OPEN EXTERIOR CANOPY 5,233 SF

TOTAL GROSS BUILDING AREA 160,881 SF

EERWHOLESALY
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EXHIBIT B

Conditions of Approval
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Date:
Applicant:

File/Index:

Proposal:

Location:

CITY OF HIGHLAND

PLANNING DIVISION CONDITIONS OF APPROVAL

October 17, 2023
Costco Wholesale Corporation
Conditional Use Permit (CUP 22-013)

Development of a 15-pump vehicle fueling station with 30 fueling positions,
vehicle canopy and related circulation and landscape improvements
ancillary to a proposed future Costco Wholesale warehouse store. Related
Files: Design Review Application (DRA 23-011), Conditional Use Permits
CUP 23-012, and Sign Review (ASR 23-003).

28000 Greenspot Road, Highland, CA

The site is comprised of 17 parcels, approximately 19.74 acres in area,
located on the north side of Greenspot Road midblock between State Route
210 and Boulder Avenue within the Greenspot Village & Market Place
Specific Plan Planning Area 1 (PA1). Assessor's Parcel Numbers: 1201-
341-36, 37, 40, 41, 42, 43, 44, 45, 46, 47, 48, 49, 50, 51, 52, 53 & 58

PLANNING CONDITIONS OF APPROVAL

Note: These conditions represent Planning Division conditions only and are meant to be
only one part of the Project’s overall conditions that may include Building and Safety,
Engineering, and the Fire Marshal conditions of approval. All required on-site and off-site
improvements shall be completed and approved prior to final inspection for occupancy,
except where noted.

The above referenced proposal is conditionally approved, subject to compliance with the
requirements as specified below. The Conditions listed below are continuing Conditions;
failure of the Applicant and/or operator to comply with any / all Conditions at any time,
shall result in initiating revocation of the subject permit.

1. Conditional (CUP 22-013) shall become null and void:

a.

Unless all conditions have been complied with and the occupancy or use of
the land or structures authorized by this Design Review Application and
Sign Review have occurred within thirty-six (36) months from the approval
date and shall expire and be null and void without further action by the City
of Highland.

Where circumstances beyond the control of the Applicant cause delays
which do not permit compliance within the time limitation established in this
Section, the Planning Commission may grant an extension of time for a
period of time not to exceed an additional thirty-six (36) months, given in
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12-month increments. An application for an extension of time must be set
forth in writing, stating the reasons for the extension, and must be filed with
the City’s Planning Division no less than 30 calendar days nor more than
90 calendar days prior to the expiration date of the permit or approval. Such
application shall be filed together with the City's processing fee, as
established by the City Council.

NOTE: All required on-site and off-site improvements shall be completed and approved
prior to final inspection for occupancy.

2.

The Conditional Use Permit is for the development of a 15-pump vehicle fueling
station with 30 fueling positions, vehicle canopy and related circulation and
landscape improvements ancillary to a proposed future Costco Wholesale
warehouse store. Related parking, landscaping, drainage, circulation, and water
quality improvements shall be included and constructed.

a. Approved Design Exhibits include the Site Plan and Elevations as
illustrated on the Exhibits included herein and will remain on file with
the Planning Division.

b. Three complete sets of revised plans reflecting changes required by
these conditions of approval and as may be modified by Planning
Commission Conditions or Directives shall be submitted to the
planning Division within one week of this entitlement approval.

The operator and recorded owner of the property shall submit to the Planning
Division written acknowledgement for all conditions of approval before the approval
becomes effective. Release of any construction permit shall be withheld pending
receipt of this sighed acknowledgement.

In compliance with the Highland Municipal Code, the Applicant/Owner shall agree,
at his/her sole cost and expense, to defend, indemnify, and hold harmless, the
City, its officers, employees, agents, and consultants, from any claim, action, or
proceeding brought by a third-party against the City, its officers, agents, and
employees, which seeks to attack, set aside, challenge, void, or annul an approval
of the City Council, Planning Commission, or other decision-making body,
including staff, concerning this project. The City may, at its sole discretion,
participate at its own expense in the defense of any such action but such
participation shall not relieve the Applicant/Owner of his/her obligations under this
condition.

The Owner/Applicant is responsible for implementing all conditions of approval to
the satisfaction of the Community Development Director, City Engineer, Fire
Marshal, and Police Department. No final inspection or clearances shall be given
until all conditions are met. Each condition of approval is separately enforced, and
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10.

11.

12.

13.

if one of the conditions of approval is found to be invalid by a court of law, all the
other conditions shall remain valid and enforceable.

The subject property shall be developed in accordance with plans and materials
approved by the Planning Commission on October 17, 2023, on file with the City
of Highland Planning Division, and shall be in compliance with all conditions of
approval contained herein.

Revisions, modification, or deletions of associated plans must be submitted to the
Planning Division for review and approval. Revisions may require additional
review by the Planning Commission as determined by the Community
Development Director.

The Development Impact Fees shali be paid in accordance with City policy.

Prior to issuance of a certificate of occupancy by the City, all landscaping, irrigation
or other construction shown on the approved landscaping and irrigation plans (as
approved by the City’s Landscape Architect), including any walls and fences, shall
be installed. Temporary Certificate of Occupancies are considered by the
Community Development Director on a case by case basis.

Any change of use of this project site, the occupancy, or tenant change in the
Building, or portion thereof, may require a plot plan be submitted to the City’s
Planning Division for review and approval, which identifies location of use, letter of
intent and parking requirements. The installation of vehicle fueling pumps in
excess of 15 must be approved by the Planning Commission.

All permanent parking areas shall be paved and permanently maintained with
asphalt or concrete and designated with clearly painted lines. The number of
parking spaces, including disabled parking, shall comply with the requirements of
the Greenspot Village & Marketplace Specific Plan and/or based on a parking
study as approved by the Planning Commission. A minimum of 623 parking stalls
is required on-site.

a. All parking areas shall be provided with nighttime security lighting. Lighting
shall be shielded and directed to reflect away from neighboring properties.
Lighting shall not exceed 0.5 foot candles of illumination beyond the
property boundary, as approved by the Planning Commission.

All ground mounted, as well as wall mounted mechanical, electrical, or gas
equipment shall be screened from public view by the use of landscaping and/or
architectural treatments compatible with the adjoining building’s architectural
design.

All rooftop mounted mechanical equipment, with the exception of solar panels,
shall be screened from public view. This can be accomplished by architectural
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14.

15.

treatments of parapets equal in height to the tallest piece of roof-mounted
equipment.

Prior to the issuance of building permit, a photometric plan shall be submitted to
the Community Development Director and City Landscape Architect for review and
approval. Both parking lot and building mounted lighting fixtures shall provide for
a uniform consistency with other developed retail sites within the Greenspot Village
& Marketplace Specific Plan area.

All Conditions of Approval related to the Costco Design Review Application (DRA
23-011 apply to this entitlement as well.
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ATTACHMENT 6
Resolution for CUP 23-012 for the ABC License
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RESOLUTION NO. 2018 - 021

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF HIGHLAND,
CALIFORNIA, APPROVING CONDITIONAL USE PERMIT NO. 22-013 TO ESTABLISH
A TYPE 21 (OFF-SALE GENERAL) ALCOHOLIC BEVERAGE CONTROL LICENSE
AT A PROPOSED “COSTCO WHOLESALE” WAREHOUSE STORE LOCATED AT
28000 GREENSPOT ROAD, HIGHLAND, CA. ASSESSOR’S PARCEL NUMBERS
1201-341-36, -37, -40 THROUGH -53, AND -58

A. RECITALS

1.

On July 14, 2023, the Applicant submitted Conditional Use Permit
Application (CUP 23-012) to permit a Type 21 (Off-Sale General) Alcoholic
Beverage Control License related to alcohol sales at a proposed future
Costco Wholesale warehouse store. Related entitlements include Design
Review Application (DRA 23-011), Conditional Use Permit Application
(CUP 22-013), and Sign Review Application (ASR 23-003).

The site is generally located on 19.74 acres at the north side of Greenspot
Road, midblock between State Route 210 and Bulder Avenue, and is Zoned
“SP 006-001" Greenspot Village & Market Place Specific Plan, and will be
assigned the address of 28000 Greenspot Road, Highland. Assessor Parcel
Numbers: 1201-341-36 and -37, -40 through -53 and -58.

Environmental Impact Report (ENV No. 09-003) (State Clearinghouse
Number 2008031058) and Supplemental Environmental Impact Report (19-
002) prepared for the Greenspot Village & Marketplace Specific Plan, in
which the project is located, was certified by the City of Highland City
Council on June 11, 2013 and June 25, 2019 respectively. The EIR and
SEIR anticipated development similar to the proposal in question including
the off-site sale of alcoholic beverages. There are no substantial changes
or new information of substantial importance that would trigger the
preparation of a subsequent EIR. The project is exempt from further
environmental review Pursuant to Public Resources Code Section 21166
and the corresponding CEQA Guidelines Section 15162,

On October 17, 2023, the Planning Commission of the City of Highland,
conducted a Public Hearing on the subject Application and concluded the
Hearing on that date.

All legal prerequisites to the adoption of this Resolution have occurred.
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B. RESOLUTION

NOW THEREFORE, it is hereby found, determined and resolved by the Planning
Commission of the City of Highland as follows:

Section 1.  The Planning Commission finds that all of the facts set forth in the Recitals,
Part “A” of this Resolution, are true and correct.

Section 2. Based upon substantial evidence presented to the Planning Commission
during the October 17, 2023, Public Hearing, including public testimony and
written and oral staff report, the Planning Commission finds as follows:

a. All necessary Public Hearings and opportunities for public testimony and
comment have been conducted in compliance with State Law and the
Municipal Code of the City of Highland.

Section 3.  Findings of Fact (Conditional Use Permit, Highland Municipal Code 16.08.50)

a. The proposed use and activity are permitted within the subject district
pursuant to the provisions of this section, and complies with all of the
applicable provisions of this title; and is consistent with the goals,
policies, and objectives of the Highland General Plan, and the applicable
development policies and standards of the city.

Response: The proposal would permit the sale of alcoholic beverages
at a Costco Wholesale warehouse retail store for consumption off-site.
Permissible beverages would include beer, wine, and distilled spirits.
The sale of alcoholic beverages was anticipated within the Greenspot
Village & Marketplace Specific Plan, zoned SP 006-001 in which the
subject site is located. The Specific Plan permits the establishment of
Alcoholic Beverage Control (ABC) licenses upon approval of a
Conditional Use Permit.

The General Plan designation for the site is Planned Development and
it is within the Golden Triangle Community Policy Area meant to
encourage a comprehensive master planned community including
residential and commercial uses. The proposal for a retail store with
alcoholic beverage sales is consistent with these goals to offer diverse
retail opportunities and services to the community as noted in Specific
Plan Section 1.3.2 Land Use.

b. The proposed use would not impair the integrity and character of the
district in which it is to be established or located.
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Response: The district in which the project is located, the Greenspot
Village and Marketplace Specific Plan - “SP 006-001", promotes the
development of a 104-acre mixed use project that provides a variety of
residential and commercial uses that provide goods, services, and
entertainment to the surrounding community. The Specific Plan
addresses long term objectives, including the expansion of the City's
economic base and meeting future commercial needs by establishing a
well-balanced and carefully planned collection of specialized and
general retail uses that can take full advantage of the site’s visibility and
accessibility. It seeks to augment the City's economic base by providing
a variety of sales tax-generating uses which minimize the leakage of
sales from Highland and create employment-generating opportunities.
The proposed retail store that offers the sale of alcoholic beverages
furthers these goals and ensures that the integrity and character of the
district are improved, not impaired.

. The site is suitable for the type and intensity of use or development
which is proposed.

Response: The site is 19.74 acres and proposed to be developed with
a “big box” retail club store. It is within an urbanized area and is located
within the Greenspot Village & Marketplace Specific Plan's Planning
Area 1 - Highland Marketplace which “allows a variety of retail, office,
and service commercial uses including but not limited to major
promotional retail tenants such as Target, complementary specialty
retail goods and services, restaurants, hotels, entertainment uses, and
professional office. The Planning Area has frontage along Greenspot
Road, a highly visible and prime retail location, with access to all
necessary utilities and services. It is suitable for the type and intensity
of the proposal for a retail store with off-sale alcoholic beverage sales.

. There are adequate provisions for water, sanitation, and public utilities
and services to ensure public health and safety.

Response: The project site is currently served by water, sewer, public
utilities, and by the City of Highland Fire and Police Departments. There
are adequate provisions for water, sanitation, and public utilities and
services to ensure public health and safety.

. The proposed use will not be detrimental to the public health, safety, or
welfare, or materially injurious to properties and improvements in the
vicinity.

Response: The proposal to establish a Type 21 ABC License at a future
retail location is a permissible use with the Specific Plan and
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Section 4.

compliments the retail nature of the Planning Area. The license and
operation of the store will be overseen by the City as well as the State
Department of ABC and ensure that all mandated regulations are
enforced with respect to the storage and sale of alcoholic beverages.
The subject application has been reviewed in compliance with the
Highland Municipal Code and appropriate conditions of approval have
been applied to the project.

The proposed use would not result in a significant effect on the
environment.

Response: The proposal falls within the project description of the
previously approved Environmental Impact Report and Supplemental
Impact Report cited in Section A.3. above. No additional environmental
review is necessary.

. Business and Professions Code Section 23958 finding of “public

convenience or necessity”:

Response: The Applicant is proposing to establish an ABC Type 21 (Off-
Sale General) License. According to the Business and Professions
Code, a jurisdiction must make a finding of “public convenience or
necessity” if there is an overconcentration of similar liquor licenses within
the census tract associated with the project. Based on the data from the
California Department of ABC there will be an over overconcentration of
ABC licenses within this project area’s Census Tract with three (3) off-
sale license being permitted, seven (7) currently in operation and three
(3) recently approved, but not yet in operation. A finding of “public
convenience or necessity” is hereby made citing that the provision of an
additional off-sale general license at this location will provide
convenience to the area residents and customers of the proposed
Costco Wholesale store. Costco offers a substantial variety of
beverages not available from other retailers in the area. The seven (7)
retailers currently offering off-sale beverages are liquor stores six of
which are limited to beer and wine sales (Type 20). Therefore, the
issuance of a license for the Costco store would be beneficial and
convenient to the community in this area.

Based on the findings of fact and conclusions set forth above, the Planning
Commission approves CUP 22-013 to permit the establishment of a Type
21 Off-Sale ABC License, located at a future Costco Wholesale warehouse
store to be addressed at 28000 Greenspot Road, Highland subject to the
conditions of approval attached.

C. ADOPTION OF RESOLUTION.
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The City Clerk shall certify to the adoption of this Resolution and shall cause the same to
be published or posted in the manner prescribed by law.

PASSED, APPROVED AND ADOPTED this 17 day of October, 2023.

ATTEST:
Chandra Thomas, Vice Chair Lawrence A. Mainez
Planning Commission Community Development Director
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EXHIBIT A

Conditions of Approval

163



Date:
Applicant:
Project No:
Proposal:

Location:

CITY OF HIGHLAND
PLANNING DIVISION CONDITIONS OF APPROVAL

October 17, 2023

Costco Wholesale

Conditional Use Permit No. 23-012

A proposal to establish an Alcohol Beverage Control License (Type 21 On-
Sale General) at a future proposed Costco Wholesale store.

28000 Greenspot Road, Highland, CA 92346

APN 1201-341-36, 37, 40, 53-58

PLANNING CONDITIONS

These conditions of approval represent the Planning Divisions conditions of approval and
are meant to be one part of overall conditions of approval that may include, Engineering,
Building and Safety, Fire Department, and other agency conditions of approval.

The conditions below are continuing conditions. Failure of the applicant and/or operator
to comply with any or all said conditions at any time shall result in the revocation of this
permit granted to use the subject property.

1. This Conditional Use Permit approval shall become null and void:

a.

Unless all conditions have been complied with and the occupancy or use of
the land or existing structures authorized by such conditional use permit
approval has occurred within twelve (12) months from the approval date of
said conditional use permit.

Where circumstances beyond the control of the applicant cause delays
which do not permit compliance within the time limitation established in this
section, the City Planner may grant an extension of time for a period of time
not to exceed an additional twelve (12) months. An application for an
extension of time must be set forth in writing, stating the reasons for the
extension, and must be filed with the Planning Division a minimum of thirty
(30) calendar days prior to the expiration of the conditional use permit
approval. Such application shall be filed together with the city’s processing
fee, as established by the City Council.

2. This approval is to permit the establishment of a Type 21 Off-Sale General ABC
License from the State Department of Alcohol and Beverage Control for a future
proposed Costco Wholesale store.

3. The applicant shall agree to defend, at his sole expense, any action brought
against the city, its agents, officers, or employees, because of the issuance of
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such approval, or in the alternative, to relinquish such approval. The applicant
shall reimburse the city, its agents, officers, or employers, for any court costs and
attorney's fees which the city, its agents, officers or employees may be required
by a court to pay as a result of such action. The city may, at its sole discretion,
participate at its own expense in the defense of any such action, but such
participation shall not relieve the applicant of his obligations under this condition.

. Any revisions, modifications to the ABC License, as prepared by the State of
California Department of Alcoholic and Beverage Control or any modifications to
any conditions listed herein, must be submitted to the Planning Division; additional
review and approval may be required by the Planning Commission.

. All requirements of the Department of Alcohol and Beverage Control shall be
complied with and such requirements shall become part of these conditions of
approval by reference.

. The sale of alcoholic beverages shall be limited to store hours.

. Should at any time, the ABC License issued to the applicant by the State of

California be surrendered or abandoned, this Conditional Use Permit shall
automatically become null and void.

165



ATTACHMENT 7
Resolution for ASR 23-003 for the Project Signage
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RESOLUTION NO. 23-___

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF HIGHLAND,
CALIFORNIA, SIGN REVIEW APPLICATION (ASR 23-003) FOR BUILDING
MOUNTED SIGNS RELATED TO A PROPOSED 160,951 SQUARE FOOT “COSTCO
WHOLESALE” BIG-BOX RETAIL STORE AND VEHICLE FUELING STATION ON
19.74 ACRES LOCATED ON THE NORTH SIDE OF GREENSPOT ROAD,
APPROXIMATELY 1,700 FEET EAST OF STATE ROUTE 210. 28000 and 27980
GREENSPOT ROAD, HIGHLAND, CA. ASSESSOR’S PARCEL NUMBERS 1201-341-
36, -37, -40 THROUGH -53, AND -58

APPLICANT: Costco Wholesale Corporation

A. RECITALS

1.

On July 14, 2023, the Applicant submitted Sign Review Application (ASR
23-003) for building mounted sign plans related to a 160,951 square foot
Costco Wholesale warehouse club store and vehicle fueling station.
Related entitlements include Design Review Application (DRA 23-011) for
the Costco's Site Plan, Building Elevations, Conceptual Landscape Plan
and Conceptual Grading Plan, as well as Conditional Use Permit
Application (CUP 22-013) to entitle the development and operation of the
vehicle fueling station and Conditional Use Permit Application (CUP 23-
012) to establish a Type 21 (Off-Sale General) Alcoholic Beverage Control
License related to alcohol sales at the Costco store.

The site, addressed 28000 Greenspot Road for the store and 27980
Greenspot Road for the vehicle fueling station, is located on 19.74 acres on
the north side of Greenspot Road, midblock between State Route 210 and
Bulder Avenue, and is Zoned “SP 006-001" Greenspot Village & Market
Place Specific Plan. Assessor Parcel Numbers: 1201-341-36 and -37, -40
through -53 and -58.

Environmental Impact Report (ENV No. 09-003) (State Clearinghouse
Number 2008031058) and Supplemental Environmental Impact Report (19-
002) prepared for the Greenspot Village & Marketplace Specific Plan, in
which the project is located, was certified by the City of Highland City
Council on June 11, 2013 and June 25, 2019 respectively. The EIR and
SEIR anticipated development similar to the proposal in question. There are
no substantial changes or new information of substantial importance that
would trigger the preparation of a subsequent EIR. The project is exempt
from further environmental review Pursuant to Public Resources Code
Section 21166 and the corresponding CEQA Guidelines Section 15162.
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5.

On October 17, 2023, the Planning Commission of the City of Highland,
conducted a Public Hearing on the subject Application and concluded the
Hearing on that date.

All legal prerequisites to the adoption of this Resolution have occurred.

B. RESOLUTION

NOW THEREFORE, it is hereby found, determined and resolved by the Planning
Commission of the City of Highland as follows:

Section 1.

Section 2.

Section 3.

Section 4.

Section 5.

The Planning Commission finds that all of the facts set forth in the Recitals,
Part “A” of this Resolution, are true and correct.

Pursuant to Public Resources Code Section 21166 and the corresponding
CEQA Guidelines Section 15162 the project is exempt from further
environmental review.

Based upon substantial evidence presented to the Planning Commission
during the October 17, 2023, Public Hearing, including public testimony and
written and oral Staff Reports, the Planning Commission finds as follows:

a. All necessary public meetings and opportunities for public testimony and
comment have been conducted in compliance with State Law and the
Municipal Code of the City of Highland.

The proposed project is consistent with the Greenspot Village &
Marketplace Specific Plan, Section 6.5 Signage and Environmental
Graphics Program, and subsection 6.5.11 Tenant Identity Signs including
requirements regarding aesthetics, sign formats, fashion, location,
materials, and illumination.

Based on the Findings and conclusions set forth above, the Planning
Commission approves Sign Review (ASR 23-003) for building mounted
signs related to a proposed 160,951 square foot Costco Wholesale
warehouse store and vehicle fueling station. All improvements will be
completed subject to Exhibit A — Sign Exhibit attached hereto.

C. ADOPTION OF RESOLUTION.

The City Clerk shall certify to the adoption of this Resolution and shall cause the same to
be published or posted in the manner prescribed by law.

PASSED, APPROVED AND ADOPTED this 17t day of October, 2023.
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ATTEST:

Chandra Thomas, Vice Chair Lawrence A. Mainez
Planning Commission Community Development Director
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EXHIBIT A
Sign Exhibit
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ARCHITECTURAL RIBBED
RCHITECTURAL RIBBED o E .
ﬁETAL S LT .7 Do > METAL - “MISTIQUE PLUS

SPLIT FACE CMU -
“MEDIUM BROWN"

CANOPY ROOF/ KICKERS/ TRELLIS

SOUTH ELEVATION “MEDIUM BRONZE"

SPLIT FACE CMU - -ARCHITECTURAL RIBBED “-VERTICAL RIBBED PANEL AWNING CONCRETE WALL
"MEDIUM BROWN”  METAL - “LIGHT STONE” "METALLIC CHAMPAGNE™

"MEDIUM BRONZE" "NATURAL CONCRETE”
SCALE: 1" = 40’
ROOFTOP UNIT 34'-0" 6" 31-6" METAL COPING
BEYOND 0.

"MEDIUM BRONZE”

@ 3r-6"

SPLIT FACE CMU -
"MEDIUM BROWN"

ARCHITECTURAL RIBBED ARCHITECTURAL RIBBED SPLIT FACE CMU - ARCHITECTURAL RIBBED CANOPY ROOF/
WEST ELEVATION METAL - "MISTIQUE PLUS" METAL - "METALLIC CHAMPAGNE"  "MEDIUM BROWN" METAL - "LIGHT STONE” ENTRY CANOPY 'f'?ﬁgg/su/g i
SCALE: 1" = 40’ SCALE: 1" = 40

ARCHITECTURAL RIBBED

34'-0" METAL - "METALLIC CHAMPAGNE"
T.0. CORNICE

32'-0” 34'-0" 32'-0” $_
T COPING TO. CORNICE ™ 41U COPING

318"

ARCHITECTURAL RIBBED WALL PACK ARCHITECTURAL RIBBED ARCHITECTURAL RIBBED STRIPE
NORTH ELEVATION METAL - “METALLIC CHAMPAGNE" LIGHT FIXTURE METAL - "METALLIC CHAMPAGNE” METAL - “LIGHT STONE™ “"COSTCO RED”

SCALE:T =40 METAL COPING 20" 340" 316" g
"MEDIUM BRONZE" TO COPING Waremes TO COPING

ARCHITECTURAL RIBBED
METAL - "MISTIQUE PLUS"

31

ELEVATION
FACING RESIDENTIAL

DOCK SCREEN WALL -  ARCHITECTURAL RIBBED METAL ENCLOSED
NATURAL CONCRETE” METAL - "LIGHT STONE” TRASH COMPACTORS
EAST ELEVATION

ARCHITECTURAL RIBBED
METAL - "METALLIC CHAMPAGNE"

ARCHITECTURAL RIBBED
METAL - "MISTIQUE PLUS”

SCALE: 1" = 40’ 2.0 174 @
26'-8" ; i # ¥ " SIGN TABLE SIGNAGE UNDER SEPARATE PERMIT )
R - IDENTITY  QUANTITY SIGN SIZE  AREA (EACH) TOTAL SF
.| Cosred | COSTCO . TIRE CENTER = ol ¢
_mu - A 1 COSTCO WHOLESALE 5-0"C 184 SF 184 SF @
* B 2 COSTCO WHOLESALE 6'-0"C 280 SF 560 SF
A B c c 1 TIRE CENTER  17-4” X 1-9" 31 SF 31SF

@ SIGN PACKAGE

TOTAL SIGN AREA: 775 SF @ @

OCTOBER 04, 2023

rorniien CONCEPT WAREHOUSE ELEVATIONS

Disclaimer: Architectural conceptual plans subject to change during the development of construction documents.

S===WHOLESALE
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COPING

SIGN LIGHT BAR, CENTERED
“MEDIUM BRONZE"

ON ALL FOUR SIDES

40

i MOUNT ON CANOPY TRIM

ﬁ EEJESE‘N?FVZ‘E?ES'A 1 PANEL, CENTER ON “MEDIUM BRONZE"

= ALL (4) SIDES OF

g SPLIT FACE CMU CANOPY FASCIA RIB METAL FASCIA PANEL ==

"MEDIUM BROWN"

"METALLIC CHAMPAGNE"

||

NORTH/SOUTH ELEVATION
SCALE: /8" =1-0"

ENTRANCE SIDE EXIT SIDE

SIGNAGE AREA TABULATION (CANOPY SIGNS)
Qry SIGN | 8IZE | AREA(SF)EA TOTAL SF
q COSTCO WHOLESALE | 25T | 218F 84 6F
TOTAL SIGNAGE AREA 84 BF
EAST/WEST ELEVATION
SCALE: 1/8" =1-0"
TYPICAL STEEL FACED
INSULATED PANELS -
GREY-BEIGE :
75"
4 o 8-6 i
T k|
&~ NOTES:
- ES===WHOLESALE ARCHITECTURAL CONCEPTUAL
PLANS  SUBJECT TO CHANGE
CONTROLLER ENCLOSURE ELEVATIONS INSULATED SAFETY CANOPY SIGNS DURING THE DEVELOPMENT ~OF
SCALE: /" = 10" GLASS SCALE: 1/4” = 1-0
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