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MISSION STATEMENT

Hightand 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

CITY OF HIGHLAND ¢ 27215 BASE LINE « HIGHLAND, CALIFORNIA 92346 « (909) 864-6861& - (909) 862-3180




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.

PLANNING COMMISSION
STUDY SESSION AGENDA
FEBRUARY 20, 2024
6:30 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 February 20, 2024, 5:00 p.m., will
be read into the record, provided that the reading shall not exceed three (3) minutes.

ITEM FOR DISCUSSION

1. Hotel Concept within the Town Center Policy Area located at the northwest corner of
Base Line and Church Avenue (Proponent. Hiral Patel, Sagemont Hotels and Steve
Powell, Woodcrest)

RECOMMENDATION: Staff recommends the Planning Commission hear the
presentation and provide comments as appropriate.

ADJOURN

I, Camille Duarte, Administrative Assistant Ill of the City of Highland, California, certify that |
caused to be posted this agenda on or before the 15™ of February 2024 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

Camille Duarte, Administrative Assistant Ill

Date: February 15, 2024




STAFF REPORT

TO THE PLANNING COMMISSION

STUDY SESSION
DATE: February 20, 2024
FROM: Lawrence A. Mainez, Community Development Director
SUBJECT: Hotel Concept within the Town Center Policy Area located at the

northwest corner of Base Line and Church Avenue

PROPONENT: Hiral Patel, Sagemont Hotels, and
Steve Powell, WoodCrest

RECOMMENDATION: Staff recommends the Planning Commission hear the proponent’s
presentation and provide comments as appropriate.

FISCAL IMPACT: None. This item is for discussion only and no formal determination
will be made by the Planning Commission.

PUBLIC NOTICE: The agenda for this study session item was posted at the three
locations per Resolution No. 2011-047 and on the City's website.

BACKGROUND: The City was recently approached by Mr. Hiral Patel, founder of
Sagemont Hotels with interest in constructing one of their newest hotels within the City of
Highland’s Town Center Policy Area. Mr. Patel is working closely with Mr. Steve Powell, President
of WoodCrest, the property owner developing the subject site for a “Tractor Supply Company”
store and multi-family units. Site work related to the Tractor Supply Company store commenced
on February 14,

The purpose of the Study Session is to give the Planning Commission, the public, and surrounding
property owners an early opportunity to learn about the proposed hotel and provide comments as
appropriate. This is not a public hearing, and no formal action will be taken by the Planning
Commission. However, the meeting will be recorded and posted on the City’s website for future
reference. The proponent will use the comments received to evaluate their potential investment in
the City’'s Town Center Policy Area.

Approved___ Motion Second Agenda ltem No. ‘ 1
Denied Ayes !
Continued Noes File No. |
Tabled__ Abstain
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Recording Secretary Community Developmeni,ﬁrector




To assist the Planning Commission in advance of the Study Session presentation, please find
attached the following information:

Pamphlet highlighting some of Sagemont Hotels projects (Exhibit A).

Conceptual Hotel Site Plan (Exhibit B).

Conceptual Hotel Floor Plan Configuration (Exhibit C).

Architectural Site Plan related to the Tractor Supply Company development (Exhibit D).
General Plan Land Use Map (Exhibit E).

Zoning Map (Exhibit F).

Municipal Code Excerpts related to the Mixed-Use District (Exhibit G).

General Plan Land Use Element (Chapter 2) Town Center Policy (Exhibit H).
General Plan Community Design Element (Chapter 10) Town Center Policy (Exhibit 1).
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EXHIBIT A
Pamphlet highlighting some of Sagemont Hotels projects
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SPONSORSHIP

|

T

Sagemont Hotels is a dynamic California based hospitality investment and development company that targets growing markets. Founded in 2006 by Hiral Patel

and Ashok Patel, the company currently owns and operates 14 hotels with over 1,000 rooms and has 10 hotels with over 1000 rooms under development.

FEATURED PORTFOLIO

HAMPTON INN & SUITES | '_."". : d 1
SPANISH FORK, UT :

TOWNEPLACE SUITES
LOMA LINDA, CA

HAMPTON INN & SUITES
HOLLYWOOQD, CA

Delivered/Exited: Feb 2020
102 Keys

Delivered: January 2018
95 Keys

Delivered: August 2017
112 Keys

HAMPTON INN & SUITES
BANNING, CA

HOLIDAY INN EXPRESS
LOMA LINDA, CA

STAYBRIDGE SUITES
ANAHEIM, CA

Delivered: November 2006

Delivered: June 2015 s
% 94 Keys

85 Keys

Delivered: April 2017
126 Keys

FAIRFIELD INN
MENIFEE, CA

CRESCENT BAY
LAGUNA BEACH, CA

DOUBLE TREE SUITES
TUSCON, AZ

Delivered: October 2020
99 Keys

Acquired: 2007 Acquired: 2013

204 Keys 30 Keys
ADDITIONAL HOTEL PORTFOLIO UNDER DEVELOPMENT
Portofino Inn - Burbank, CA Homewood Suites - Fremont, CA Under construction - Opening Q3 2024
University Inn - Claremont, CA Candlewood Suites - Loma Linda, CA Opened January 2023
Quality Inn - Banning, CA Courtyard By Marriott - Loma Linda, CA Under construction - Opening Q1 - 2025
Travelodge - Banning, CA Towneplace Suites - Reno, NV Pre-construction -Target delivery - Q4 2025
Rodeway Inn - Beaumont, CA Fairfield Inn & Suites - Reno, NV Design Development - Target delivery - 2027
Hampton/Home?2 Dual Brand Lawndale, CA Pre-construction - Target delivery Q3 2027
|_l_lilt0n B"S ?\F\?TOTY‘ Towneplace Suites, Pismo Beach, CA Pre-construction - Target delivery Q4 2025
HONORS Residence Inn, Claremont, CA Pre-construction - Target delivery Q2 2026
Home 2 Suites, Moreno Valley, CA Design development - Target delivery Q4 2026
I H G b ed dglosid i Towneplace Suites, Menifee, CA Design development - Target delivery Q4 2027



EXHIBIT B
Conceptual Hotel Site Plan
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site area: 125,766 s.f.
2.89 acres
Marriott Towne Place + Fairfield
building 4 stories
ﬁre access PROPOSED TRASH W/ area

R level 1 21,802 s.f.
level 2 21,724 s f.
level 3 21,724 s.f.
level 4 21,724 s.f.
total area 86,974 s.f.
F.AR.

353318 allowed 0.5
proposed  0.69
room count
TP FF

level 1 13rooms 12 rooms
level 2 24 rooms 20 rooms
level 3 24 rooms 20 rooms
level 4 24 rooms 20 rooms
totals 85rooms 72 rooms
total room count 157 rooms
parking provided 155 stalls

PROPERTY LINE

fire access

TR _
QTR RV AT T ]
) ARTRVRTE A RO

Church Avenue

MONUMENT SIGN

|
|

b

PROPERTY LINE

1
L 2 ——F --—_-_...-_--—L_-_--—--—______--—....—---—l NORTH

nghland Towne_P_Iace + Falrﬂeld February 7,2024  Robert F. Tutile Architects, Inc.

Base Line Street Lo S

21812024 1:49:03 PM [rvine, CA

Highland, CA  Site Plan

980

A-1




EXHIBIT C
Conceptual Hotel Floor Plan Configuration
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EXHIBIT D
Architectural Site Plan related to the Tractor Supply Company development

10



4 [ PROJECT ANALTSIS SITE ANALYSIS o
| E | | | o 130030105 & 1200-381-43 PARCELCY 141, b
% GROSS STE AREA BEFORE LANDDEDICATION): 030095 F. {R02A0) SITE AREA: 050SF. (241AG)
[ NET STEAREA 3IESF. BEAACH PROPOSED BLOG. AREA" . IBBOSF.
15 i | PARCEL 1 (PHASE 18 1A% 105,034 SF. (241 AC) COVERAGE: %
L . PARCEL G2 (PHASE 3) 125037 SF. [ZBAAC) TABLE S04 4] o 5
PARCEL €3 (PHASE #f: BATSF. {DBIAL) 'HEIGHT (CBC TABLE 504.3): 2300 AFF
PARCEL C4 {PHASE 4A) 18.2965F.  {D42AC) . LB
VILLA AVENUE _ _ _ _ ‘ e e nsasr i il X
Ne s 3w //,/’ 1 PARCEL R2 {NOT FART OF CUP.) SM4SF. QAT PROPSED USE: - AETAIL
& LAND DEDICATION TO ADIACENT PARCEL: 1BASE. (M04AG)H AREA! : L S
5B SHME 14845 BLDG. PRINKLER: YES
_— ZONKG: MDED-USE Sec 16,5 g
R=2000 J JRISDICTION: COUNTY OF SAN BERNARDINO, CITY DF RIGHLAND USE AREA REQURE TOTAL <
D=9 0000 e HVACHINTT ENCLOSURE: BLAK BLDG SETBACKS: RETAIL BLDG. 18,800 SQFT. 1:250 75STALLS
L=3142 " - .
é mwmmun-rmv 1 FRONT: x STREET SI0E: 0 FENCED DUTDOOR STORAGE AREA 16,900 SOFT. 11,000 STALS g
T \"\l - 7 | S NTERIRSIDE: & i é
BOUNDARY ADIISTMENT TOMEKGHOOR (S .
XY :{1 RESIDENCE) TION, TO BE CONSTRUCTED | OVERALL TOTAL oAl
3 Pl y TOTAL ,C2,C3804) b 3578 30th Street
sf (HOT PART OF CUR) TOTAL L \CLE3ECH). ZSISTAE e San Diego, CA 92104
. | RECENING OVERHEAD! J
09" 5T 3L 00T / \ TABLE §:10652.3) OSETALLS V.610.236.0595
" 5" HIGH SCREERING CNUWALL TABLE 01 STALLS . 619,236.0557
ey ey By L
PROFDSED CUENT
APARTHEENTS
TEME 0 12587 SF. 2BIACH
4.7 WIDE PUBLIC UTILITIES . MAOSF.
EX. 2086, 6. 270, OR. 5
» ) | NUMBER OF STDRIES (CHC TABLE 504. .o WOODCREST
. HEKGHT (CBC TABLE 504.3). LT AFF 1410 MAIN STREET, SUITE C
TVPE: N RAMORA, CALIFORNIA 52065
L4 (OCCUPANCY GROUP: L]
T F r pee 3 RETAIL CONTACT: WADE WYLIE
v ==, . No P: 760-769-5493
+mal weds@woodsrestney com
I I BLDG. SPRINKLER: . - oo
1) Cityof 1859+
PROJECT
¥z
b T APART) |y VASITHE BIDTH HIGHWAY uE AREA REQURED
PROPOEED 7 D RoAD GENERAL RETAL 7ZSOFT. 1250
| =4 BK i8], PO, 882, OR
& HIGH WRDUGHT —, ))f TOTAL
FEncE :ER&PLOSED { | TOTAL PARKING
TTEM 11 -é 91.55€F, {CBG TABLE 11A-2082)
20'WIDE PUBLIC UTILITIES PRF. CLEAN ARIAN POOLER REQTD {CGRSC TABLE 5.106.52)
BX. 3509, PG. 421,0R.
. ju] FUTUREEV
' STAND. ACCESSBLE EV SPACES REQD (CBC TABLE H1AZ20321),
= == = . 1064.1)
- !
 FOSTER AVENUE h
NS0 00 0 W 5 - -
W AT 0 - 5
| R g TABLE 54 n a ( )
oy " o i PRORD : 2 g HEIGHT (CBC TABLE 504.3)- 2L AFF =
NS ST . ) | S .
M2 18 o ¢ * \ RETAL DG 1 ;:p = >- o
37.1Z WIOE PRIVATE ACCESS = : \ QLTS -+ 2z = 1 =
PRIVA S8 REFER TRIFLO0R PLEH arie ' 1t i &m = -
M. NO. 19378 P.MB. 24076.78 i 1 o -4 w D-
' ~ i ¥ o &h z Cw
|_ =i H = : : m ] o =3
=it - ! t g MONUMENT SN y E’ S >
SURRQUADING SDE & REAR OF - H PARCELC1 : USE DINWGAREA  REQURED TOTAL & :) =<
OUTDQOR DISPLAY AREA : - i b DRIVE.THRU FAST FO0D HEOSOFT.  ATSDNNGAREA  2VSTALLS a . ©
. H i AT DANEWAY EXTRANGE 2 ) =o
PROPOSED & Tl - S o] 1 ‘ ToTAL = Iz
PEDESTRIAN & VEHICULAR ACCESS DECORA! ot = =2 “® Ll socessepam TOTAL 2 m wx
RECPROEAL PANATE ACCESS FASEMENT wen 5 - L ASED LN, TP ACCESSIBLE SPACES (CBC TABLE 1142087 ... u sz
‘PARKING & OF A A | Toag == E ey T CLEAN AIRVAN POOUEP REQTD {COBSC TABLE 54065 . = O w o
PIM.NO. 19376 P.MB. 401578 BOYGEPARRNG T, | s g . — = =t ¢ = R ] % > s TURE B TABLES.106533) g 2T
| TTEEFT ¢ R — LOCATION. TOBE CONSTRICTED g b =
T =1 d , PERCITY STAMGARDS. TYP. STAND, AGCESSILE EV SPACES REQTD {CBC TABLE 11AZ28.2 o o
; E10 & & L] ) 1 1 I o
B At by - i Al [Pod} . &2 =
PARING, TYP. | 1 il - | i RE%PLON i g
TR . — ] . i . 0 st | . =
[ . . . 11wl - " d " B SITE AREA: 1B26SF.  [AZAC) <
JI o JiF 2 E: 1  AREA: 2400SF. I
TEM# TO COMPLY wl DARK | 8 t t sl ey %
10 0 WIDE PUBLIE LTILTIES ORDINANCES, TYP. j I\ 1 G b -
BK. 1355, PG. 89,0 | i : . gz5 - ; BICYCLE PARKING, TYP. NUMBER OF STORIES {CBC TABLE 5044}
| Te £ 8 A dhnaiese
g ¥ REVISIONS
o | e =
n : ’ FO0D
oo | BLY i
» i . ] POST,TYP.OF 2 - byl
i Ay 5o use DMNGAREA  REQURED
L R =i ~ - = ! | HREET R MIGHWAY DRIVE-THRY FAST FOOD 21,500 5QFT. 175 DINNG AREA
T i = s T~
* T 1
2] | )( e ese o ACCESSIBLE SPACES (CBC TABLE 11A:208.)
Bee asei \ z
TEM# | kol & COLORED—— S () ORIVEWAY TOQ BE REMOVED & REFLACED ——
SIDEWALK EASEMENT L} 82 | CONCI AT DRVEWAY o S, Gur  GUTTER shr CLEAN AIRVAN POOLIEP REQD {COBSC TABLE 510852 ..
FM.ND. 19375 ENTRANCE TADLE 5108533}
PMB. 2407678 | ) " =
T - - - - — = = = = — Iz = I—— 7 — = - _ = soun Lon ‘STAND. ACCESSIBLE EV SPACES REQTD {CHC TABLE 11AZ28321),.
v mnmm—" BASE LINE WS COR N
Wi . N oW 03 SEtM SE14 SW1I S
VARIOUS WIDTH HIGHWAY AND ROAD BASIS OF BEARNGS N 80" 00 00" W ® cs
e SITE AREA: WBBEF, (04240
- - - - - . . AREA 31758F.
- - - - - - - COVERAGE: %
TABLE 504 43
10, HEKGHT (CBG TABLE 504,35 + 300 AFF.
CTURAL SITE PLAN e
ARCHITECTU A OZCUPANCY CROUF:
] w_ = e
e e —— - THD
SCALE 4T " s
HoTER: use AREA REQURED  TOTAL
1. LANDSCAPE, UTIITY, SIGNAGE, ‘GENERAL RETAL 3,175 SQFT, 1250
AND SHOWN FOR REFERENCE DNLY.
T0TAL
TOTAL
ACCESSIBLE SPACES (C8C TABLE 1A-208.3
| PROJECT PHASING SITE LEGEND CLEAN AIRNAN POGUEP REQ (CGBSC TABLE 540852 .
——— I . — FUTUREEV TABLE 5105533
’ | [ Pe1 — CPHENT PROPERTYLINE VAN ACCESSBLE £V SPACES REQT {CBC TABLE 11A228321)
" b AND PATH OF TRAVEL TO —  ——— DEMISED PREMISE STAND, ACCESSIELE EV SPAGES REUD (CBC TABLE 11A-28.32.).
| . ROW. — BIGYCLE 1064.1)
= ©. CONSTRUCTION OF T5C RETAL BULDING, CiEm i PROPOSED STAMPED & COLORED CONCRETE
e R PROPOSED LIGHT DUTY ASPHALT
PHASE 1A [NOT A PART): F. (i
| FEED & STORAGE Po9A e S . DUTY ASPHALT TARSFE. (L7240
Bos 3 IO oo PROPOSED HEAVY DUTY ASPHALT i
FEECYL b, GONSTRUGTION OF FEEU & STORAGE BUILDING, 21UNITS
PROPOSED HEAVY DUTY ASPHALT SHARED DRIVEWAY 25%
PRASE 2 (NOT A PART):
P-2 & CONSTRUCTION
AYOUT onLY;
b. CONSTRUCTION OF RESIDENTIAL APARTMENTS, butY
oUTY
PHASE 3 (IOT APART)
P-3 2. CONSTRUCTION OF RETAL PROPOSED L ING
OUT S onLY:
b. CONSTRUCTION OF RETAL BULDHG. FENCED OUTDOOR DISPLAY AREA
PERMANENT SIDEWALK DISPLAY AREA
DHASEd IOT A PARTY, 02 BEDROGM UNATS 2 2per vt 2S5TALS
CONSTRUCTION RMANE! T DISPLAY AR
|22 + i TS w PERMANENT TRAILER & EQUIPMENT DISPLAY AREA e 05 pec LTS AT
b, CONSTRUGTION OF DRIVE-THRU BULDING BIO-RETENTION AREA o SSSTALLS] i
4 MONUMENT SIGN TOTAL 5STALS H
= . ARAGE SPACES, n
- PHASE 4 NOT A PART,
AT STE E ] LOT LINE ADJUSTMENT { BOUNDARY ADJUSTMENT 70 NEIGHBOR I SHEET TIILE 1
oALY; COMPACT % MAX 50X ALLOWED)...... 00STALLS ARCHITECTURAL SITE |

NoRMI

PARTIAL SITE PLAN -

PHASE 1A

=g

Bl

. CONSTRUCTION OF DRIVE-THRU BULDING.

PHASE 48 [NOT A PART):

'a CONSTRUCTION OF RETAL BUILDING SITE DEVELOPMENT REQUIREMENTS -

SHOWN F
b. CONSTRUCTION OF RETAL BUILDING.

1
{CBC TABLE 1A 2007
CLEAN AIRVAN POOLIEP REQD {COBSC TABLE 510652) ..

STAND, ACCESSIBEEV SPACES RECTD 50 TABLE 11A-37832.1)..
5 @

PLAN i
= AS1.0

1

1



EXHIBIT E
General Plan Land Use Map
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2. LAND USE ELEMENT

Figure 2-2 General Plan Land Use

General Plan/Land Use

=7 Agriculture/Equestrian (0-2.0 du/ac)
771 Low Density (2.1-6.0 du/ac)

77 Medium Density (6.1-12.0 du/ac)
59 High Density (12.1-18,0 du/ac)
Planned Development
Residential High Density Special Overlay

B General Commercial

=7 Neighborhood Commercial
1 Planned Commercial

B Historic Village District

2] Office Professional

B Mixed Use

7

75 Business Park
7 Industrial

777 Public/Institutional
Civic Center
I8 Parks

9 Open Space

v33 Sphere of Influence

T Highland Boundary

7" East Highland Ranch

.3 East Highland Village Policy Area

0 038 075 15 2.25 3

e e —— |05

The maps, data and geographic information ("Information®) available by and through the City of Highland are
presented &3 a public resource of general information, The City of Highland

makes nor implies na warranty reprezentation or guarantee as to the content, sequence, accuracy,
completeness or timefinez of any Information provided to you herein. The uzer should not rely upon the Information
for any reason end is advised to independently verify any and all information presented hersin,

The City of Highland explicitly and withaut limitation dizclaims any and al! representations and

warrantees, including, but not limited to, the implied warrantees of merchantability and fitness for a

particular purpose. The City of Highland shall neither accept nor assume any liability, regardless

of the causation for (i) any errors, omissions or inaceuracias in any Information provided and/or {ii) any action or
inaction occurring due to any persons reliance upon the information available herain.

Map prepared by the City of Highland Planning Division

Data obtained from the following sources:

Parcel Data - County of San Bernardine Information Services Department;

Highway Data - SANBAG

Basemap - ESRI Online

09/08/2022
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EXHIBIT F
Zoning Map
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BASELIN

Zoning Districts

Rasidential Districts

1L NEQ- AgecultmalEquestian Res.
" R-320,000- Single Famiy Res. 20K
[} R-3 15,000 Single Family Rex. 15K
1775 R1 15,000 « Single Family Res. 10K
* R - Single Family Res.

1} Re2- Toeo Family Ravdential

[EZ77 R-2C - Coniddor Residentia!

O 7.3 - Wi Family Rarsicarisl
] R-A - Mt Family Residentiat
I VR - vitiage Residantial

] PD-Planned Developmem.
PO/RA - Planoed Cww/Single Family Res,
[ €1V - East Highland Vissge

Planned Developmant
SPR-004-001 - Grwenapot Village &

V773 PUDI 3001 - Meditens
VZZ CUP-05-003 - Gleoross Ranch

Mixed Use/Commenrcial Districts Alrpert Compatibllity Zones

T M- Mised Use

M CG - Genera) Commereial
I NC - Neighborhoad Commercial {273 82- Inner Turning Zone - Moderate Risk

PC - Planned Commercial
W G- Wage Commercial

Employment Districts

OF - Dffice Professional
T BP - Butiness Park
T L indusaint

Qpen Space/Special Districts
I 5 - Open Spacs.
0 PrC- PublicrQuasi Public
B cC - Cive Ceonter
523 sO1 - Sphere of Influerce.

A+ Rurway Prorection Zooe - Very Figh Rek
T 61- Depantur/inner Safety Zons - High Risk

70 C+ Outer Safety Zone - Moderate Rosk
3 D - Taffic Prmtern - Low Risk

E- Airprt Influence Zone - Neghibls Risk
{1 Highland Soundary

The maps, data and geogtaphic inlosmation (“twfarnation*) availeble by and thraugh the City of Highland
ate prasented as 3 public tesource of ganeral information. The City of Highland

makes nor imphas no warranty represent o1 guarantee 35 Lo the conlenl, saquence, accutacy,
corpletaness o) timelmes of any infarmation provided to you hersin. The user should not vely upon the
Information for any reason and is advised 1o indapendently venfy any and all Informaton presented
herein,

The City of Highland explicitly and without liemtation disclaims sry and all reprasentations and
warrantess, including. but not limited to, the imphad warranteas of merchantabulity and fitness for a
particutar purpose. The City ol Highland shall neither accept nar assume any lisbiity, egardiess

of the causabon for {i} any errars, ormissions o inaccuiacies in any Information pravided and/a (ii) any
action or inaction occurring due 1o any parsons reliance upon the information avatlable herein,

Map preparad by the City of Highland Planning Owsion

Dats obtarned lrom the following sources:

Parce! Data - Coumty of §an Bemardino Information Sennces

Depanmant;

Highway Date - SANBAG

Basernap - ESRI Oniline

09/08/2022
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EXHIBIT G
Municipal Code Excerpts related to the Mixed-Use District
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16.22.010 Purpose and intent.

A. The Mixed Use District provides opportunities for an integrated mix of residential, retail,
service, civic, entertainment and office opportunities in attached or detached structures,
developed as a single project or multiple related projects. The Mixed Use District also allows the
flexibility to create single-use commercial or residential projects; however, these are not the
preferred projects and do not receive any incentives.

The general plan outlines goals, objectives, and policies regarding the character of mixed use
development, especially in the town center. The general plan provides a set of guiding
principles for the town center and includes guidance to ensure vitality (e.g., activity, extended
hours), diversity (e.g., wide range of services and varied scale), distinctiveness (e.g., unique
theme and uses), connectivity (e.g., pedestrian and vehicular), flexibility (e.g., design and
phasing), quality (e.g., architectural theme, attention to detail), and compatibility (e.g., between
uses and with adjacent neighbors).

It is the purpose of this chapter to provide regulations that implement those goals, objectives
and policies, assuring the availability of a wide range of mixed use opportunities.

B. It is the further intent of this chapter to:
1. Provide incentives for the development of mixed use projects;
2. Ensure the intelligent mixture of uses and a high level of design;
3. Ensure adequate light, air, privacy, security, and open space for residential uses;

4. Protect the various uses from objectionable noise, illumination, unsightliness, odors,
smoke and other deleterious influences; and

5. Minimize traffic congestion and facilitate the provision of utility services and other
public facilities commensurate with anticipated population, dwelling unit densities, and
service requirements including transit services.

C. Town Center Mixed Use District. While the Mixed Use District allows for a range of
possibilities for development, the city desires a preferred pattern of development within the
town center, as conceptually shown in the community design element of the general plan.
Development proposals within the Town Center Mixed Use District shall be reviewed for
consistency with the intent of the preferred pattern of development.

D. A high quality of design and attention to detail are expected in the Mixed Use District. An

example of the type of quality expected is shown in lllustratives 1 through 3 in HMC 16.22.050.
(Ord. 307 & 30, 2006)
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16.22.020 Mixed use development district.

A. Mixed Use (MU). The purpose of the Mixed Use (MU) District is to provide sites for the
mixture of residential, retail, service, civic, entertainment and office uses in integrated
structures or project sites. The goal of the Mixed Use (MU) District is to create unique places by
providing maximum flexibility to land owners and developers.

B. The Mixed Use District provides for the development of attached mixed use structures
and/or separated multiple use projects.

Table 16.22.030.A

Uses Permitted Within the Mixed Use District

Attached | Separated %
Use’ Mixed Use | Multiple
Structure | Use Project
18. Drugstores/pharmacies P P
19. Extreme value retail C C
20. Fast food restaurants SR SR
21. Fixed price retail C C
22. Floral shops SR SR
23. Food stores and supermarkets P P
24. General retail stores P P
25. Hardware stores P P
26. Hobby shops P P
% 27. Hotels and motels C C %‘
28. Insurance services P P '
29. Investigation services P P
30. Jewelry stores P P
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Table 16.22.040.A

Mixed Use Site Development Minimum Standards

Separated Multiple Use

Projects (unattached multiple uses, such as
commercial and residential, developed in a
single project)

1. Maximum residential density (DUs per 18
gross acre)
2. Maximum nonresidential intensity (F.A.R.) [0.5
3. Minimum building site (net area in sq. ft.)

a. Detached residential 4,000

b. Attached residential 10,000

¢. Commercial/office 10,000 *»-
4. Minimum lot width ’

a. Detached residential 50 ft.

b. Attached residential 80 ft.

¢. Commercial/office 80 ft. *-
5. Minimum lot depth -

a. Detached residential 80 ft.

b. Attached residential 100 ft.

¢. Commercial/office 100 ft. %
6. Minimum front yard setback ’

a. Detached residential 10 ft.

5 ft. for unenclosed porch

b. Attached residential

15 ft. average

10 ft. minimum

¢. Commercial/office

v. s

20 ft. average

15 ft. minimum

7. Minimum interior side yard setback

a. Detached residential

5 ft.

b. Attached residential

15 ft. if adjacent to commercial
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If adjacent to residential uses, then 10 ft. if 2 stories or less,
and 15 ft. if 3 or more stories

c. Commercial/office

None if adjacent to commercial *—

4
15 ft. if adjacent to residential %

8. Minimum street side yard setback

a. Detached residential 10 ft.

b. Attached residential 15 ft.

¢. Commercial/office 20 ft. *‘
9. Minimum rear yard setback

a. Detached residential 15 ft.

b. Attached residential

If adjacent to residential uses, then 10 ft. if 2 stories or less,
and 15 ft. if 3 or more stories

¢. Commercial/office

If adjacent to residential uses, then 15 ft. if 2 stories or less,
and 20 ft. if 3 or more stories *-‘

10. Maximum lot coverage

a. Detached residential

40%

b. Attached residential

50%

¢. Commercial/office

NA

11. Maximum height

a. Detached and attached residential

35 ft. or 2-1/2 stories, whichever is greater

b. Commercial/office

35 ft. if adjacent to residential uses, otherwise 60 ft. *

12. Minimum dwelling unit size in square

feet

One-bedroom = 800 sq. ft.

Two-bedroom = 1,000 sq. ft.

Three-bedroom = 1,200 sq. ft.

Four-bedroom = 1,400 sq. ft.

13. Minimum distance between buildings
(including main dwellings and accessory

structures)

10 ft.

14. Parking

Parking standards are per the provisions of

Chapter 16.52 HMC. Shared parking will be allowed in lieu of
satisfying parking requirements for each use per approval by
the community development director subsequent to a
shared parking study
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Title 16 LAND USE AND DEVELOPMENT
Ch. 16.52 PARKING REGULATIONS

%. i. Hotel, motel

room plus 1 space per
100 gross ft. of
banquet, assembly, or
restaurant seating
area plus 1 space per
400 ft. of accessory
retail area

21
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. Maximum | Noncompact
Minimum Off-Street
Use . . % Compact| Uses That
Parking Requirements
Uses May Be Long
Term
uvel VUL
1 space per guest 25% None




EXHIBIT H
General Plan Land Use Element (Chapter 2) Town Center Policy
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e % HIGHLAND...A Great Place to Live

¢ There exists a significant social and economic
interdependence and interaction between the City of
Highland and the area proposed for annexation.

3} Work with the City of San Bernardino to provide buffers in areas
where existing or planned land uses in one city are incompatible
with adjacent areas in the other.

Community Policy Areas

This section provides goals and policies focused towards individual areas
of the City. As part of the Land Use Element, these policies focus on
land use issues. Together with the other Elements of the General Plan,
the Development Code and ongoing neighborhood and capital
improvement programs, these goals and policies will help create,
preserve and enhance these community policy areas.

* Town Center

There is one place, more than any other, where residents and visitors
gain an impression of Highland. It is the land along Base Line on either
side of SR-30. The reason is very simple: this is the primary entry to the
center of the community. It isn’t that other entry points are unimportant;
it is just that this one is so prominent.

Bawe Line

*2
Church Ave g

[
Cole Ave/
Pat Ave

To the east, the contemporary suburban nature of the East Highlands
Ranch area is well established and speaks for itself. To the west, a clear
image is yet to emerge. Roughly between the freeway and the City Hall
along Base Line is an area designated as the Town Center. It is not
envisioned as a traditional downtown, largely because Base Line is so

2-32 March 2006 | City of Highland General Plan
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2. LAND USE ELEMENT

wide and busy that it creates a barrier between opposite sides of the
street. It is not a particularly pedestrian-friendly street. Moreover, there
was no evolution of this area as a downtown. The early downtown

was a quarter mile to the north. Yet, there is an emerging mixture of
activities in this part of Highland, many of which are typically found in
downtowns. They include retail businesses and offices, traveler-serving
uses, places to eat, civic uses and institutional uses such as churches and
schools (immediately adjacent).

Further north and south these uses merge with existing or potential
residential neighborhoods. Each of the four quadrants formed by the
intersection of Base Line and Palm Avenue contributes a unique set of
opportunities for the future Town Center. The southeast quadrant is a
mix of institutional, residential and commercial uses. The southwest
quadrant emphasizes public uses. The northwest quadrant emphasizes
retail uses. The northeast quadrant is a cluster of mostly vacant land,
one of the City’s most significant. The first three quadrants will achieve
their potential through infill, intensification, rehabilitation and even
redevelopment. The largely vacant quadrant will be the focus of totally
new development.

The following policies specifically relate to the land use aspects of the
Town Center. A host of design-related policies are provided in the
Community Design Element.

Create a new Town Center where Highland residents, employees and visitors
can live, shop, work, recreate and socialize in a vibrant, safe and pedestrian-
friendly environment.

Policies

1) Ensure quality design through adherence to the Town Center
design guidelines and policies in the Community Design Element.

2) Ensure that the Town Center maintains a mix of uses attractive to
broad segments of Highland’s population and that stimulate
activity during day and evening hours, every day of the week.

3) Provide access to multiple modes of travel, including pedestrian,
bicycle, transit and automobile.

4) Work with property owners to implement the Town Center
Vision.
5) Protect surrounding single-family neighborhoods from

incompatible uses.

City of Highland General Plan
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HIGHLAND...A Great Place fo Live

6) Provide transition areas/buffers between land uses within the
Town Center and with surrounding neighborhoods.

7) Connect the Town Center physically and visually with the
Historic Village District with pedestrian connections, historically
compatible architecture, signage, landscaping and other
streetscape elements.

8) Explore opportunities to relocate historic structures onto the
Town Center site in prominent locations.

9) Require new development to provide for public plazas and other
gathering places.

Base Line Corridorx

Base Line is the principal east/west corridor through the City, and its
primary commercial area. It is bounded by residential, commexrcial,
public and industrial uses. The corridor suffers from poor visual quality.
Commercial lots are shallow, often extending not more than 100 feet
from the street frontage, and are generally narrow. Most parcels along
Base Line are too small to effectively support a vibrant commercial
operation. These factors have led to the development of small-scale
freestanding business establishments that lack landscaping and adequate
off-street parking. There are some multiple and single-family residential
developments among the commercial uses.

To revitalize the corridor, the Land Use Plan redesignates many of the
mid-block commercial uses to Medium Density residential uses. This
change provides new housing opportunities in the western half of
Highland and simultaneously provides additional retail support with new
residents and added income to the area.

Del Rosa Dr

Sterling Ave

Base Line

[} as & ) o [
{751
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Boulder Ave

2-34

March 2006 | City of Highland General Plan
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EXHIBIT |
General Plan Community Design Element (Chapter 10) Town Center Policy
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HIGHLAND...A Great Place to Live

from one tree to another, an occurrence more likely during Santa
Ana wind conditions.

Town Center

One of the goals of the City is to create a more discernable, vibrant and
attractive place where residents can shop, eat, socialize, relax and run
daily errands. Improving the commercial and aesthetic qualities of the
Town Center would not only generate revenue, but also provide a
centrally located focal point for the City. The Town Center’s location on
Base Line and its accessibility from the adjoining freeway give this area a
tremendous advantage.

The Town Center Vision

This is the center of our community, geographically and functionally.

We can shop here, have dinner, get a haircut, go to church, mail a
package, conduct city business or have a cup of coffee with some friends.
It is a comfortable place to be. In comparison to the rest of the City, it
contains a greater mix of public, institutional and private uses than any
other place. It is one of the more urbanized centers in our Highland
Vision. There is a lot of activity here. We like visiting or driving through
the Town Center because it is really attractive. Visitors comment about
what a positive image it creates for our community. Even though it is a
bit more intense than most of our City, there are fascinating public areas
and open spaces where we can enjoy resting amid the hustle and bustle
that occur here. We are impressed with the quality of development and
image that it conveys of our community. Convenient access to the
Freeway system brings some specialized businesses that even have a
regional draw. Our residents and visitors have some great restaurants,
entertainment venues and specialty shops catering to families. Base Line
is no longer just a wide strip of asphalt extending from the Freeway. It
has all the landscape and architectural interest of a boulevard. The
unusually complete canopy of trees throughout the Town Center is a
welcome shield on hot summer days. A special facet of this area is its
connection along Palm Avenue to Old Town—an intentional link
between the past and the future that lends a sense of continuity in our
community. One of the most telling indicators of success with our Town
Center is the fact that, from its inception, it has always enjoyed much
higher than average property values. We attribute that to its strategic
location, the unique combination of uses found there, the quality
development and the proactive support by the City over the vears.

Our Town Center is very important to us. It symbolizes Highland,

It welcomes vou.

March 2006 | City of Highland General Plan
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WM‘ 10. COMMUNITY DESIGN ELEMENT

Town Center Land Use Concept

I Mixed Use Core The above land use concept is intended to provide the general land use focus for
= . o subareas within the Town Center Mixed-Use area. The land uses should not be viewed
E__ Medium Density Residential as prescriptive, but rather as a guide. The General Plan designation for this entire area is

T Commercial Retail Mixed Use and, as such, allows a great amount of flexibility in determining land use for

individual parcels. The connections, however, indicated by arrows, are critical to making
E Office Professional the Town Center work as a whole. Future development should incorporate these access
[——-ﬂ' Civic Center/Institutional points and connections or demonstrate how an alternative approach will provide

connectivity to adjacent parcels and implement the Town Center Vision.

Highland’s Town Center will be a comfortable and convenient place
people will want to go back to again and again. lts attractive and
distinctive design will be a visual reminder that it is, indeed, a special
place. Traditionally, the low density, linear nature of the City has made
developing a Town Center more difficult, but new growth and the desire
to create a true community center has changed the dynamics. Its success
will depend on many factors, but experiences in other cities point the
way. Careful attention to design detail, the proper blend of retail uses,
and a strong public/private partnership to sustain the plan are key. Here
are the keys to creating a successful town center:

Variety—There’s lots to do.
¢ Appropriate retail mix
¢ Retail, office, recreational, civic uses
« Entertainment
Distinct Identitly—You know you're in a special place.
e Coordinated design theme—special lighting, paving, signage,
landscaping
¢ Rich architectural detailing
e Special ambience
Pedestrian Amenities—It's a comfortable place to be.

« Ample sitting areas, shade, wide sidewalks
«  Window shopping, outdoor dining, relaxing

City of Highland General Plan 10-11
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HIGHLAND...A Great Place to Live

Concentrated Uses—Bigger isn’t always better.

Six to ten acres for smaller towns
Different uses complement each other
Space well-defined by buildings

Convenient Access—Easy to get to and negotiate

Parking clearly marked and close by
People arrive by car, foot, bus, bike

Create a Town Center that is visvally distinctive and vibrant and combines
retail, residential, civic, cultural and recreational uses.

1)

Locating buildings close to the street with
visible entrances and generous pedestrian
amenities invites use.

A mix of uses, attention to design detail and
generous public space can create a positive
Town Center ambience.

Policies

Heighten the sense of arrival to the Town Center through
differentiated edge treatment including entry signs, specialized
landscaping, street furniture and differentiated paving.

Encourage an appropriate mix of retail, office and civic uses to
ensure the economic viability of the area.

Encourage compactness. Successful town centers stimulate
energy and pedestrian activity by concentrating uses.

Provide convenient and consolidated parking where cars are
screened from view, wherever possible.

Provide comfortable pedestrian amenities—quality sitting areas,
wide paths and shade—along with specialized and engaging
design features, such as interesting fountains or public art, which
draw and maintain people’s attention.

Design plazas and people gathering places to be consistent with
the policies described in “People Gathering Places” of this
Element,

Incorporate references to the City’s history and regional setting
in the Town Center design.

Actions

1)

10-12

Require future development within the Town Center to
demonstrate consistency with the Town Center Vision, General
Plan policies and, where applicable, the Mixed Use design
guidelines contained within the Development Code.

March 2006 | City of Highland General Plan
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MMdt 10. COMMUNITY DESIGN ELEMENT

Mixed-Use Development

With added pressure for more housing, large amounts of vacant parcels
and efforts to revitalize major arterials, the introduction of properly
planned mixed use could bring great benefits to Highland. Whereas
mixed use is most often a vertical layering of different uses such as
ground floor retail and upper story office or residential, it can also involve
a horizontal array of uses, usually on larger parcels.

Opportunities for mixed-use development offer many advantages for
Highland. By combining different uses within one parcel, greater
efficiencies of space and planning can occur. Not only can it provide
needed housing opportunities, such development can revive aging areas,
generate additional tax revenue and relieve traffic congestion. The
success of the retail and office component of such development depends
on its visibility and access.

The convenience of mixed use also brings design challenges. A balanced
and complementary combination of housing, retail and commercial must
be determined, and this mix should be well integrated into existing
development. Where residential uses are involved, safe and comfortable
private space and convenient parking must be provided.

Vertical mixed use designs feature ground level retail and upper story office or residential.

City of Highland General Plan 10-13
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HIGHLAND...A Great Place to Live

Pedestrian-scaled signage, wide sidewalks, and
specialty stores can add vibrancy to
commercial centers.

10-14

GOAL10.4

Encourage mixed and multi-use development that is atiractively designed,
convenient, and contains the desired mix of retail, office and residential
uses.

Policies

1) Encourage design flexibility in mixed/multi-use development by
allowing both a vertical and/or horizontal mix of uses.

2) Locate mixed/multi-use development in areas of high visibility
and accessibility.

3) Segregate residential parking from commercial and office
parking.

4) Provide each residential use with its own private space {such as
balconies, patios, terraces or upper level private gardens and
plazas) along with larger communal spaces such as lobbies,
central gardens or courtyards, and convenient connections to
the street and retail uses.

5) Where a vertical mix of uses occurs, site retail or office uses on
the ground floor, with residential and/or office uses above. Also,
encourage architectural detailing that differentiates each use.

6) Locate commercial/retail uses near the sidewalk to provide high
visibility from the street.

7} Minimize the visual impact of surface parking by providing berms,
landscape buffering and/or locating parking lots to the rear or side
of buildings or below buildings.

8) In multi-use development, locate retail and commercial
development close to street for higher visibility and residential
uses behind for convenience and privacy.

Commercial Centers

A key element in the City’s efforts to improve its design quality is to
consolidate and strengthen its commercial centers. Rather than continue
the pattern of low-scale, strip commercial development, the General Plan
calls for concentrating development within prominent intersections where
the most potential exists.

Well-designed commercial centers that contain distinctive architecture,
clear access, pedestrian amenities and a convenient blend of retail uses
improve community aesthetics and provide a more solid economic base

March 2006 | City of Highland General Plan
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