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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.citvofhighland.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 May 21, 2024 to publiccomment@cityofhighland.org. If you are
submitting a public comment pertaining to an item on the May 21, 2024 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
May 21, 2024 - 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 May 21, 2024, 5:00 p.m., will be
read into the record, provided that the reading shall not exceed three (3) minutes.

PUBLIC HEARING

1. Conditional Use Permit (CUP 23-014) for the construction of a 950 square foot “Dutch
Bros” drive throuah coffee shop at the northeast corner of Base Line and Boulder Avenue




and related Design Review Application (DRA 23-018) for the building elevations, site plan,
grading plan, and landscape plan. (Location: 7285 Boulder Avenue)

RECOMMENDATION: Staff recommends the Planning Commission:

1. Adopt Resolution 24 - Approving Conditional Use Permit
CUP 23-014 for the construction of a 950 square foot Dutch
Bros drive through coffee shop, subject to the Conditions of
Approval and Findings of Fact;

2. Adopt Resolution 24 - Approving Design Review
Application DRA 23-018 for the site plan, building
elevations, grading plan, and landscape plan, subject to the
Conditions of Approval and Findings of Fact;

ANNOUNCEMENTS
ADJOURN
|, Camille Duarte, Administrative Assistant Il of the City of Highland, California, certify that |

caused to be posted this agenda on or before the 16th of May 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

Date: May 16, 2024 &@ ()/@ (}, ZW

Camille Duarte, Administrative Assistant Ill




STAFF REPORT

TO THE PLANNING COMMISSION

DATE: May 21, 2024

FROM: Lawrence A. Mainez, Community Development Director
REVIEWED BY: Kim Stater, Assistant Community Development Director
PREPARED BY: Travis Trejo, Assistant Planner *

‘SUBJECT: Conditional Use Permit (CUP 23-014) for the construction of

a 950 square foot “Dutch Bros” drive through coffee shop at
the northeast corner of Base Line and Boulder Avenue and
related Design Review Application (DRA 23-018) for the
building elevations, site plan, grading plan, and landscape
plan.

(SB 1439 Campaign Contributions and Conflicts of Interest - Government Code
Section 84308 is applicable)

LOCATION: 7285 Boulder Ave Highland, CA
APN: 1200-501-04

REPRESENTATIVE: Shelby Eldridge, Dutch Bros Coffee.

RECOMMENDATION: Staff recommends the Planning Commission:

1. Adopt Resolution 24 - Approving Conditional Use
Permit CUP 23-014 for the construction of a 950
square foot Dutch Bros drive through coffee shop,
subject to the Conditions of Approval and Findings of
Fact;

2. Adopt Resolution 24 - Approving Design Review
Application DRA 23-018 for the site plan, building
elevations, grading plan, and landscape plan, subject
to the Conditions of Approval and Findings of Fact;

PUBLIC NOTICE: On April 30, 2024, a Public Hearing Notice was posted on the City’'s
website and published in the San Bernardino Sun newspaper on May 10, 2024. The
Planninggommission Agenda was posted at the City's three designated posting locations
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Planning Commission Meeting of CUP 23-014
May 21, 2024 DRA 23-018

and mailed to property owners within 300 feet of the project site and to those requesting
notice.

PUBLIC COMMENT: At the time of preparing this report, staff has not received any public
comments.

DESCRIPTION OF SITE: The subject site is located at the northeast corner of Base
Line and Boulder Avenue within the 23,148 square-foot Highland Village Plaza
neighborhood shopping center which includes a major grocery anchor, childcare facility,
bank, several restaurants, and small businesses. The site located within the center is
approximately 0.54 acres. The proposed coffee shop will be located on a pad at the
southwest corner of the center, formerly occupied by the Arrowhead Credit Union. The
Credit Union building will be demolished once building permits are approved (Exhibit A -
Area Map).

Surrounding Land Uses:

The City of Highland General Plan and Municipal Code designate the site as General
Commercial (CG). The Applicant’s proposal is to develop the site with a drive through
coffee shop with walk up window. The proposal is consistent with the City of Highland
General Plan and Municipal Code and the site’s prior Conditional Use Permit approval.
Development of all drive-in/drive through businesses require a conditional use permit.

o General Plan , , ;
Existing Use Designation Zoning Designation ‘
Site Unoccupied Bank General o
Building Cotmmercial General Commercial
Single-Family , Single-Family
goau Residential Low Density Residential
Walgreens and General - .
South KFG/Taco Bell Commercial General Commercial
San Bernardino County
East Flood Control District Open Space | Open Space
Commercial Retail
West Center Office Professional Office Professional
Nail and Hair Salons

PROJECT REVIEW/ANALYSIS: The project proposes to develop a drive through
quick service restaurant selling primarily coffee and custom energy drinks. The Dutch
Bros Coffee company originated in Grants Pass, Oregon in 1992 and is rapidly expanding



Planning Commission Meeting of CUP 23-014
May 21, 2024 DRA 23-018

throughout the western and central US as far east as Texas and Oklahoma. Nearby
locations have been opened in the City of Redlands and Yucaipa.

Conditional Use Permit (CUP 24-014)
Site Plan

The Highland Dutch Bros will occupy the same corner lot as the former Credit Union as
mentioned above. The plans include an approximately 950 square-foot drive through
coffee shop with walk up window. The drive-through will be a dual lane drive through with
each lane being approximately ten (10) feet wide and converge into a single window lane
approximately 12 feet wide. The single fane will contain a 10-foot-wide exit lane as well
which will allow customers receiving orders prior to reaching the window to pass. In total
the site will provide a queuing area for twenty (20) vehicles (Exhibit B — Site Plan/Grading
Plan). The drive-through will not consist of any speaker boxes and instead will be serviced
by employees who will service each vehicle individually to ensure wait times are minimal.
Dutch Bros is known for its extreme popularity and extensive drive through queuing. The
proposed accommodation of 20 vehicles serviced by individual employees is expected to
address the waiting lines and ensure cars do not block drive aisles shared by other center
tenants. There will be no impacts to offsite traffic along Base Line and Boulder Avenue.

The walk-up window will be on the west side of the building opposite the drive-through
service window. The window will be under a canopy. Access to the walk-up window will
be provided by a walkway which crosses the drive-through lane, as well as a path of entry
from the sidewalk to the west.

Hours of Operation

The proposed hours of operation are planned to be 5:00 am — 11:00 pm seven (7) days
a week. The drive through is not anticipated to generate nuisance noise affecting
residences because it is not adjacent to or separated by a drive aisle or alley from any
residentially zoned or occupied property. In the future, the applicant may apply to extend
the hours to 24 hours on a seasonal or permanent basis. This will require an amendment
to the CUP Conditions of Approval at a later date.

Driveways

Access to the project will be through the shopping center’s existing drive aisles with two
being fairly close to the corner lot. There is one on Boulder Avenue to the north of the
restaurant and one on Base Line to the east.



Planning Commission Meeting of CUP 23-014
May 21, 2024 DRA 23-018

Parking

As noted in Highland Municipal Code Table 16.52.030.A.B.2 Off-Street Automobile
Parking Space Requirements), uses located in neighborhood, community, and
convenience shopping centers (less than 750,000 ft. of gross leasable area) require one
(1) parking space for every 250 square feet of gross floor area. This project meets that
requirement by providing five (5) parking spaces with one (1) handicap space. These five
(5) spaces will be utilized by the store’s employees and the occasional walk-up customer.
The shopping center's Covenants, Conditions and Restrictions (CC&R) include a
provision for shared parking, allocating additional spaces if needed. There is sufficient
parking located in the contiguous parking field with the existing center.

Refuse Storage

The site will incorporate a trash enclosure to accommodate two (2) trash receptacles
which will service the site alone. The owner of the commercial center is addressing the
removal of the existing shared trash enclosure, existing on site, with their current trash
enclosure plans overhauling the entirety of the center.

Overall, the project meets the requirements outlined in HMC Section16.44.120 Drive-in,
drive-through, fast food, and take-out restaurants including provisions regarding hours of
operation, circulation, parking, and refuse storage.

Design Review Application (DRA 24-018)

Grading Plan:

The grading of this site will be utilizing the existing corner lot. Minimal grading is
anticipated to accommodate the new parking drive aisles and landscape planters.
Grading will remain consistent with the existing commercial center.

Elevations:

The exterior of the restaurant consists primarily of cement plaster finishes. The building
consists of large massings of “Sandal”, and “Fame Orange”, cement plaster. The “Fame
Orange” color was chosen to emulate the colors of the existing tile seen throughout the
center, whereas the “Sandal” color is to complement the existing stucco on site. The
southeast elevation features a tower feature in “Dutch Bros Blue” which is the company’s
corporate color for brand recognition. This same blue is utilized on the stucco cornices
which runs along the top edge of the entirety of the building. Metal awnings in “Dutch Bros
Dark Gray” are featured atop the drive through window on the east side, as well as above
the employee entrance on the north side (Exhibit C — Elevations)
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The patio area features a wood canopy in an “Antiquarian Brown” color. The inclusion of
wood will reflect the wooden canopy that is currently being replaced within the center due
to wood rot. The wooden canopy will sit atop three (3) pillars in the “Fame Orange” color.

In reference to the rest of the commercial center, the applicants attempt to complement
the existing center are being submitted to the planning commission for consideration.

Conceptual Landscape Plan:

The conceptual landscaping proposed on the site includes various trees, shrubs, and
groundcovers. (Exhibit D — Landscape Plan). The project calls for one (1) new tree per
every five (5) parking spaces along with the replacement of any trees being removed. The
applicant will be planting 8 trees total to meet these requirements consisting of “Crape
Myrtle”, “Chinese Pistache”, and “Carrotwood” trees. A minimum landscaped area of five
(5) percent of the total parking is required for the site, which is being exceeded. The
remainder of the landscape area will consist of various shrubs throughout the site within
the drive through median as well as the buffer between-the site and the city right-of-way.
The landscaping along the Base Line and Boulder Avenue right of way will be protected
and maintained by the center property management company.

The City’s Landscape Architect reviewed the plans and provided conditions with respect
to the Landscape Plan (Exhibit E - Conditions or Approval)

The Conceptual Landscape Plan is compliant with the City’s water efficient landscape
requirements, per Section 16.40.390 of the Highland Municipal Code. A licensed
landscape architect prepared the project plans, the plant selection, and the grouping of
plants with similar water needs. The plants were selected appropriately based on their
adaptability to the conditions of the site; no new turf is proposed; and invasive species
were avoided to ensuring that the environmentally sensitive areas in the open space to
the south will not be negatively affected.

ENVIRONMENTAL DETERMINATION:

Pursuant to the California Environmental Quality Act, the project is exempt from the California
Environmental Quality Act (CEQA), per Class 32, Section 15332 In-Fill Development
Projects. In-fill projects are consistent with.the general plan and zoning policies and
regulations, do not exceed five (5) acres in area, have no value as habitat for endangered,
rare or threatened species, will not result in effects relating to traffic, noise, air quality or water
quality and can be adequately served by all utilities.

EXHIBITS:
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A) Area Map

B) Site Plan/Grading Plan
C) Elevations

D) Landscape Plan

ATTACHMENTS:

1) Resolution 24 - Approving Conditional Use Permit CUP 23-014 for Dutch Bros
Coffee

Exhibit 1: Area Map
Exhibit 2: Site Plan
Exhibit 3: Conditions of Approval

2) Resolution 24 - Approving Design Review Application DRA 23-018 for Dutch
Bros Coffee

Exhibit 1: Site Plan/Grading
Exhibit 2: Landscape Plan
Exhibit 3: Building Elevations
Exhibit 4. Conditions of Approval
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Exhibit A

Area Map
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Exhibit B

Site Plan/Grading Plan
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GRADING GENERAL NOTES:

1. ALL GRADING SHALL BE CONSTRLCTED ® ACCORDANCE WITH THE PROVISKINS OF THE
CURRENT GITY ORDINANGE AND STANDARD PUANS. THE GRADING K5 SUBJECT TO THE
OBSERVATION AND APPROVAL OF THE PUBLIC WORKS DEPARTMENT.

. CONTRACTOR SHALL BE RESPONSIBLE FOR VERIFYING ALL PROPOSED GRADES W
RELATIONSHIP TO SURVEYED BASIS OF ELEVATION,

3. ALL EXISTNG UTLITY STRUCTURES AND ASSOCUTED LIDS THAT FALL WITHIN THE AREA OF
WORK SHALL BE ADJUSTED TC FINISHED GRADT ELEVATIONS. CONTRACTOR SHALL CONFIRM
THE FEASIILITY OF ADMUSTING NG UTILITY STRUCTURE LI0S TO PINISHED GRADE
PRIOR TO CONSTRUCTION AND NOTIFY ENGINEER OF ANY DISCREPANGIES,

IS

. COMTRAGTOR TD PROTEGT AND MAINTAIN EROSION CONTROL FACILITES DURING
GRADING OPERATIONS.

. CONTRACTOR TO OBTAIN ANY HECESSARY RIGHT—-OF-WAY PERMITS IF REQUIRED
FOR WORK SHOWN ON PLANS,

CONTRACTOR SHALL MATCH EXISTNG ELEVATIONS AT ALL SAWCUT LOCATIONS,

AL SRT ELEVATIONS SHOWN ARE TO FWSK SURFACE {TOP OF ASPHALT OR TOP OF
CONCRETE PAVEMENT, NOT TOP OF CURR/SIDEWALK) URLESS OTHERWISE NOTED.
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Know what's B0

Callbuiore s g DUTCH BROS. COFFEE - CA7201, HIGHLAND, CA —
ot LANDSCAPE PLANTING PLAN ' b

7285 BOULDER AVE
HIGHLAND, CA

LANDSCAPE PLANTING PLAN

— Y VICINITY MAP
Iy weihi =
w 5-:‘::“ FASTMN]
) ] S LEGEND PROJECT DATA
|~ [/ ;

g A bd s EXISTING CITY--MAINTAINED LANDSCAPE AND PARCEL ADDRESS: 7285 BOULDER AVEMUE, HGHLAKD, CA 92546
g _/.,?‘v i IRRIGATION TO' BE RETAINED i 20055570
i Yy - — \ \ EASTNG ZONE: GENERAL COUNERGIAL (00)
8 Z o EXISTING PALM TO BE RETAINED. PROTECT DURING BTG UsE: DOSTING COMMERCIAL DEVELOPUENT

i ) ’ oML % Dt CONSTRUCTION %

i I+ / _ TEAUNTH CARCH B (\ PROPOSED USE: RESTAURANT = DRNE-UP OR FAST FDOD (=3
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BY PROPOSED SIDEWALK \ [~ J TROEERTY ACANDARY

A . S9SQFT PARWINC A e e 13 ARG SPACES
CITY-MAINTAINED LANDSCAPING. INSTALL =7 - i == | ANDSCAPE AL f
LAWN [N AREAS IMPACTED BY CONSTRUCTION PARKNG SPACES FROPOSED: 8 REDULIR
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Know what's Delow.
Call bafors you dlg.
Dinl 811

LANDSCAPE PLANTING NOTES AND MATERIALS
SCOPE OF WORK

FUBSH AL UATCRULS, LABOR, EDUIPUENT AKD RELATED ITENS NECESSARY 10 ACCOUPLISH TOFSOIL
TUENT AND_ PREPARAT ‘SO, FINISH GRAGING, PLACEUENT OF SPECITIED PLANT WATERIALS,
RERDULIE, SR ULCH, CUEAN-UP, DEBRIS REMGVAL, AMD 50-DAY MAINTENANCE.

DUALINCATIONS:
LANDSCAPE CONTRACTOR To 3¢ XD MD KNCHLEDGEARE 4 THE FIELD OF ORX WD BAVE A
HINWUM OF FIVE (5) ALLING SIMIAR WORK. CONTRACTOR 10 BE LIGENSED TO
ERVORM THE WOt SPEBFED WION 9. PRESIONG JORAnIOnan,

408 COMDITIONS:

VT IS THE CONTRACTOR'S RESPONSIBIUTY TO REVIEW THE STTE AND REPORT ANY OISCREPAMCIES 10 THE

QIR 08 THE OWNER'S REPRESLNTXIVES. AL PLANT LATERAL A0 FINISH ORAOES ARE SUBJEGT-
O APPROVAL 8Y THE OWHER,

PROTECTION:
AL L FROTECT ALL CXSTMNG PLAINGS SHOWN TD REMAN. DO KT PLAKE UNTL o
COMSTRCTION OPERATONS WK COMTLIT (WA BEEX COMPLETED, IF 4

IWSTALLED DO WOT PLANT UNTIL THE SYSTEN HAS BEEN I STeD, i AFSROWE % ThC
HANDLE PLANTS WITW CARE - 00, NG OAMSE_OF DRI ROBT SYoic, BARE,
AKCHES, REPAIR AND/OR REPLACE ITEWS DAMACED 49 A RESULF OF WORK. DR WORX NOT N
euurw ICE WITH PLANS AND SPECIFICATIONS, A5 DIRECTED Y OWNER AT MO ADDIIONAL COST To

HEPAR OF DOSTHD PLANYGS:
QURING THE CO\ WO RCPAIR ALL CHSTING PLANING ARCAS BY PRUNNG DEAD
CROwa, R CSTARUSIONG T GRADE . R AL EME S0 SStEIED DEPTH.

| wRGATION by
IDSCAPE 10 VERIFY AVALAGLE WATER PRESSURE PRIOR 10 BEGINNING ANY WDRK ON
i3 punwsm RRGAMGn SYoTEa. PROVE RN RSO BT W Coeeme ok

REFAM OF TRRIGATION SYSTE:
DURING THE OURSE OF WORK. REPAIR ANY DAMAGE T0 THE IRFIGATION STSTEM T0 ATCH CONOIIOHS
PRIOR 10 THE DAMAGE.

o

TEE:
RANTEE AL PLANT MATERUL FOR & PERIOD OF ONE YEAR FROM DATE OF FINAL ACCEFTANCE OF
Fore i Sty

30-DAY WAINTENANCE;
COMIRACIOR 10 PROVIDE GWNCR WITW A SCOPE. OF WORK AT TIWE OF INTL PROJECT O TO

T UUNTENANCE FOR $0 DATS FOLLOWNG STORE DFCARKS. * woRk
T WGLUSE WANTEMANCE XS DFSCROCD BELOW. 4 PLATING KD PN MARTovione
SUGUITTALS:
SUBMIT THE FOLLOWING TO THE LANDSCAPE ARCHITECT FOR REVIEW AND APPROVAL PRIOR TO THC
START OF ANY WORK:

A) DOCUMERTATION THAT ALL PLANT MATERIAL HAS BEEM ORDERED,
TOPSON. ANALYSIS AND RECOMUENOED AUENOMENTS,

©) TREE STAKING AND GLING MATERALS

©) ONE (1) QUART STE OF TOPSOIL AND MULCH.
FPLANKHE SCHEDULE (NCLUDIKG DATCS AND TIMCS,
AIWTERANCE INSTRUCTIONS FOR ONE (3} FULL YEAR

MATERALS:

TADE 4G, ), D W ACCORBANGE W (44b) MMSRIOAN
oK (N5 1w|-:|xu) PRUNE PLANTS RECENTD FROM THE
RURSERY ONLY UPON AUWOM!AWN Y THE LAKDSCAPE MBCHITCT, 3 & B° ONDCATES
BALLED AND BURLAPPED: “CONT.” BR" INDICATES BARE #0CT; “CAL™
INOICATES CAUPER AT B~ ABOVE o * NEATES GALON,
) SPEGITED PLAMT CANOPY STE OB CAUPER 15 THE MM, ACECPTABLE CONTANER
B STE 400 EETAISHES MR PLAAT CONDTION 70 5 PROVIED,

B) quaLl
Pwn m[m 7O COMPLY WITH STATE MWD FEDERAL LAYS FUR DISEASE
INSPECTICH, 0 6 Finky IMC. viooRous, ek, TORED. i) WEw,
DENCLoPED, AAROUS X007 STEKS, " FOOT DAL, OF
A% Py b Tooich, ULy SN g SrGecTes o
AND DESICCATION. PLANTS DETERM T 19 b mwz BEEN
‘DAMAGED; WAVE DEFORMITES mm m»cu(s OR ROOTS; UCK A
HAVE MULTIPLE 5 LESS THAM 30 DESRECS m ne:s. -
NG MEY SITc 08 AN STANDREDS WLl 5% REACIED, o B
THMU L SWCLE NORSERY SORCE TR EACH SPECIED sﬂm/umm. it
SOURGES 10 6E THOSE LOCATED IN THE SAME REGIOH 45 THE 108
o wssvmm
USSTTVTIONS 10

D LAKDSCAPE ARCHITCCS R
Amcm\_ THE OGAL MRSDICHON WL 8¢ e BRATATION ey, PROMBYS. AL
BESTITUTIONS.

) fretigegtifart {1) TREE, SHRUS, AMD GROUNDCOVER OF EACH VARIETY YitH A
‘SECURELY ATTACHED WATERPRODF TAG GEARWG LEGILE DESIGNATION OF BUTAMICAL
AND COUNON MAMES,

E) DELIVER FLAMT UATERIAL AFTER PREPARATION OF PLANTING AREAS HAYE BEEN
CIUPLETED Ay PLANT WUEDATCLY, 1 PLINTIG (S DELAYED NORE TAN S5 (6)

VRS AFTER D N SHADE, PROTLCT FOR WEATER

VETHAMKAL DA, R0t Buis ovewG T ALY, SuRLAP
8 GTHER SCEPHBLE MFNS OF REFANNG LOSTURE,
SOIL PREPARAT

EPARATION:
ToPSOHL AUCNDUCNT, AMD BACKTILL ARG GEACIAL REQURLMENTS FOR ALL LANOSCAPE AREAS, UMLESS
4OTC) STRRIOMSC OF THE PUS.  SOIL AUTKOENTS AND FEATLITIR MOTEO BELO 48 T L
FORBID FREE BASS OWLY, 3P ANCNDAENTS 3D

SAUPLES ARE. LABOFATORY TESYED. Y L CONTRAGION.  SROVDE GHANEE DWER m "DononaL ok
REDUCTION ©F MATERIALS REQUIRED OR NOT REQUIRCD GY THE SOILS REPORT,

SOIL FERTILITY AND ACRICULTURAL SUITABUITY ANALCHS;
T0 SOR erAATON, CONTIACIOR fo oM Tvo

AFTER ROUGH CRADING AND PRIOR
ENTAT WPLES, FRON LOCATIONS AS DIRECTED BY THi TAPE AMCHTECT, 10 4
SO TESTING LASORATORY. _S0M TS DSEAPE AITHIEST 108 o

Ew, TESTS T
TH WRIVIEN RLCOUMERDATIONS FOR SOl ihouon,

FERTLZER, CONDITIONERS, APPUCATION RATES, AND POST-COMSTRUCTION MAINTENANCE PROGRAM.
TESTS 10,06 CONTRACICS W 4D PAR FOR 31 THE CONIRACTOR,
A) ToPsou:
CONTRACIOR 15 RESPOSIBLE FOR Ui D FOR DCTERMNING
TAE VOUsME O TObSOic REQURED PER L NUBGATIN ON LS AN KoTED
HOREN. - CONTRACTOR 1S RESPONSIBLE FOR AMY MECESSARY WEED CoNTRol
FESULTIWG TROU DONTANATED OFF S SOURCES.

ONSIST OF 1/3 BY YouniE S0y LOAM, 1/5 BY
oL CourostEy CARDLK WULCH, AKD 173 51 YOLUNC COARSE WASHED SaM0 08
EQUIVALENT, OR APRROVED EQu

DUTCH BROS. COFFEE - CA7201, HGHLAND, CA
LANDSCAPE PLANTING NOTES AND DETAILS

) TOPIOIL PREPATATON 00 WETALTON:
SGUOES To -3 NGIES It LADSCAST ABCS. TS ACODUMOOATES T TWO (2)

INCHES OF ROCK KON 10 OF RSTALLED 1 AL

3. ERADCATE A SURTAGE VECETATION AOOTED W THE SUB- CRADE, PROR T0 SUD-0RAGE
PREPARATION,

3. AEuOVE SOII. LPs. ROCK. VEOLIATOR ANO/OR JEPUS bR B 2-INCHES o AL
SUB=GRADE. PLACEWENT OF SPECIFIED 70}

5 Rooe et ASPMI,I DXTENOING GETOMG 5 DCNES FRGH CURES NTO ADICENT

o Torson puctun
TOPSOIL TG BE INCORPORATED AS F(

A IPE‘Au, OHE 1-CALLON CONTAINER OF I\Nlﬂ(l) TOPSOIL FOR EACH l*WLW FLANT,

B. INSTALL ONE 5=CALLDN CONTAIRER OF IMK‘(I‘I TOPSOIL FOi

€. IRSTALL GN[—MAIV(R CUBIC YARD IMPORTY

O s SHEET. Loosn UP
SOUS. RETAN MATIVE SOW. 108 USC I BACKFLL, PLACE i 07 JATIE SDIL 9LUS TopsoL
INTC PLART PIT ANO WX, INSTALL PLANT PR PLAN, REMOVE ANY WATIVE SOIL NOT USTO.
PLAEE ADoONAL TOPSOL A0 Son M A3 REURLD 1. WEET PN CLAATIONS.

STAXES:
B=FOOT LEMATH GREEN WETAL T-POSTS. TWO PCR TREE.

GUY MATERAL:
1~INCH WIDL POLYETHYLENE CHAIN LOCK TYPE TIES; DR, 3/8° CUMETER RUGBER, ND WIRE.

XECUTION:

CONTANING
VERIFY THAT ALL SOIL CONTAMMANTS (C.O., PAINI, SEALANTS, SDLVENTS, OILS, GREASES, CONCRETE/ASPHALT
SPONS, ETC.) HAYE BEEN SATISTACTORY REWOVED FROM ALL PUANTING ARTAS, 0O NOT BEGIN WORK UMNTIL
UINSATISFACTORY COMGITIONS HAVE BECH CORRECTED,

s e,
NG CRADE AND @DUOVE ROCKS. LB, aND FORLGH OBIECTS ovER 2 HCRES BUMETER FROU TP
SURF/ SCAPE AREAS. FINISH ELEVATIONS T0 BE DEFINTD AS 5 INCHES BELOW CURES,
e A)m/cq kR ADINCERT HARDSEAPE TOR AL PLUNTIG 500 ARELS 14D 1WEh BELOW cuRes,
YALKS ibjoR OTHER ADACENT ML L Atcis, et oRiot AEFTH o ORANCE Feion
DSl o pr ALL nuvsu SRATES 10 8C HEVEN GRADE
coum:rro & shown o e CATIVC ORAWAGE, JWAY TROU BULDINGS
TUCTURES.  SITE GO, DRAVINGS IOEMY (AL CLEVADONS,  MOSIEM, PREPARED NAAS BEFOM:
PLATHG I S0 15 O, WATR THOROUCHLY o ACLOH SURCASE 10 oy Brane PLANTING. 00 NOT
CREATE WUDDY SOIL.

TREES A SHI
ARRANGE THEES AND, SURUDS O SIT W PEOROSED LOCAT DRAWINGS. EXCAVATE FIT, PLANT AdD
STAKE OR GUY, AS CALLED OUT 4} TRees, RS, MO, SUFPORTS. 10 STAND YER
BACKFIL STAL 36 1 SPOLS, ‘SETTLE SCKFAL USWG WATER GWGF, 0, WERANAL COUPACY

ERS:
o PITSTO A MMM OF 5 WCHES, BELOW, AVD T
DLAUETER, HORGUCHLY ARD TAKE CARE 16 ENGURE AT ROBY CHOWN 5 AT
PRORCE GRADE, 45 DEANLD:

UIUTY CLEARAKCES:
D AOAST PLANT LIGATIONS 108 8-T0GT SEPARATIN OF TRECS/SHRUSS AKD 2-7OOT
STPARATION FOR GROUNOCOVER FROM FIRE HTORANFS. AND UTILITY YALLTS.

CLEkUP 4n0 PROTECTON:
£ DS, KITS ALL PAMLUDT CLEAN AND WORX A30AS 1Y 4N ORDEALY cOMDTON.
PROTECT LANDSCAPE WORK AND MATEFIALS FROM DAMAGE OUE 10 LANDSCAPE OPER:
TRCSPASSLES, oALLATAR, PROTECTIN OURNG WSTALLATON 4H UAINTENAMCE Peson,
REPLACE DAMAGE LAMDSCAPE WORK AS DWECTED BY T

A, tean, on

Y UNOSCIPE NSTALLCRS, CONTRACTUR To UAHTAN

F LANOSCAPE INS|

EEATNG, TouenIng AnD ACPARNG OF Tice

UYS, RESETIING PLANTS RO, R LSTABLSMNG, SLTIED GRADES; AND UOWING

LAWK WECELY AFICR Liwt CSIABUSHUERT.  HERBIGOE IS NOT TECOULTNOLD ToR OAC YLAR FOLLOWING
M. NCLUDED 1S REPLACCUENT OF OLAD P PLINTS SHOWIKG LOSS OF 40

Fevcret GR LORE oF CnorT.

- CONSTRUCTION MEETIG
€ oy Law SHALL ITE SUPERINTEWDEMT AND THE LANDSCAPE
108 TR 1 FREIDE ueEThe €0 cnmzs OF REGUIRCD LANDSCAPE. SUPLTIALS WAL BE PRESIRTED

rnu APPROVM. INCLUDING 'SOIL T THE SO MANAGEMENT PLAN, THE OVERALL INSPECTION
SHALL B REWEWED, A0 L PROCEOUTES SHALL B AEVEVED, W NDSCAPHE. SHALe GEauR
PR 5. T MEETNG.

mon 67T BeauesT ron e s SHALL, HAVE GOMPLETED THE INSTALLATION

A1 Lseweset MEws, PaSSES AL ¢ :msnucnou mmtu:z ISPECTONS. I 40D 0 KAs &
GOUALETED. $RO FARTY WATE uRT UBTTED
Y UNDSEAPE, ARGHTECT. FALLRE 0 5055 s ST w BES Yo Tac.
INSPEETION ANOJOR SN OrT.

ROOT AR

ALL BE 14 STALLEQ FOR ALL TREES PLANTED WITHIN 5-FECT DF HARDSCAPL. PAVING, DR

mus/swcwwzs. AL TRUES REQUIRING ROOT BARRIERS SHALL EXTEND 10-fEET FROM THE CEMTER OF
THE TRUNK B CTHER DIRECTION AND BE A MMINUM OF 24" DEEP.

SHRUB = FRUNE AS DIRECYED
BY LANDSCAPE ARCHITECT

HOLD MULCH FROM STEM
MULCH LAYER

" SAUCER FOR WATERING
BACKFILL. SEE SOIL SPECIFICATIONS

SCARIFY RODTBALL ON CONTAINER
UNEUAL ROMOVE Tom 173 oF
BURLAP ON DS WATERI

Sx THE RODTBALL
DIAMETER

NaTE:

AEPLY ADDIMONAL 4 0Z, B-32-16 FERTILZER NTO TOP
GF PLANTING MiX.

PLANT SHRUB HIGH ENOUGH TO ALLOW POSITIVE DRAINAGE AWAY
FROM ROOTBALL.  ROUGHEN ALL SURFACES OF Pfl,

ORNAMENTAL GRASS PLANTING DETAIL

NOT 70 SCALE

PRUNE DAMAGED TWICS AFTER FLANTING — —
PLAGE N VET. POSITION: DOUSLE LEADERS WAL BE REJECTED

r(rP AOOTBALL WO AXD EROTECTED AT ALL TS,
DAL I e taoes FNISH GRADE,

PROTECT TRUNK AND. WS Tho

BACKFAL 1O BE SETTLED USWG VATER GLY — 4O NEOHANEAL

RRCHE sl WRAP, TIES & CONTAWERS, REGARDLESS

OF MATERIAL.

HCE SIS S M\ Lo Pl WD e
TYPE TIED 1M FICURE EICHT; REMOVE AFTER ONE GROWING SEASON

PROTECTIVE WRAPPING DURING SHIPUENT TO SITE AMD
INSTALLATION REMOVE AT COMPLETION OF PLANTING.

FINISH GRADE — —

PREPARE ELANTINO GO PER SPEC'S AT MIN., LODSEN
e A S 10 A ORIDERN OF ROOTBALL AND Z
TIHES BALL OIA)
SOV Ak AP, TS, A0 CONTANCRS
ROOTBALL 4D WORK MURSERY St

SR rhou PEAMETER Roo

SET AL OU UNDISTURGED mst DR COMPACTED MOUND
UNDER BA

BROADLEAF TREE PLANTING,/STAKING DETAIL

MULCH LAYER

17 MAX. 0P OF CURE
T0 TOF OF WULCH

cure

MULCH AT CURB DETAIL

NOT T0 SCALE

HOLD puwTS FRO
€00E

SPACING AS CALLED OUT
ON PLAN/PLANT LIST

©ED UNE EDGE
CLRB/WALK

HOLD PLANTS FROM
EDGE OF PLANTER
ASNOTED GN PLART LIST

NOTE:

THIS SPALING APRLIES 10
om0 o

S0 oW PLACEENT

PLANT MATERIAL SPACING DETAIL

WOT 10 SCALE

PRELIMINARY NOT FOR CONSTRUCTION

NOT TO SCALE

LANDSCAPE PLANTING NOTES AND DETAILS
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DUTCH BROS. COFFEE - CA7201, HIGHLAND, CA
IRRIGATION HYDROZONE EXHIBIT

BOULDER AVENUE

BASE LINE STREET

IRRIGATION

ALL NEW PLANTS TO BE RRICATED BY A PERWANENT UNDERCROUND RRIGATION SYSTEN
THAT 1§ CONNECTED TO AN AUTOMATIC CONTROLLER THAT HAS A RAN SENSOR

IRRIGATION CALCULATIONS
TOTAL NEW RRIGATED ARSA: 2571 SF

+ TOTAL £0STRG: 2111 S

- s

W 86.80.62x0.7:14)
112478 GALLONS PER YO

WDROZONE 1 (SHRUBS ONLY)
£ = (n (0. 63PF) /
= 55.8x0.82x(0.3x4882) / 0.00
= (3.4 x 1,403) / D51 = 50,880 GALLONS PER YEAR

wmwzun:h(vmm

PROPOSED TR AREWA‘E‘%WSM

58 SF PER TREE x

T sados x uq)/o

© (344 x 224) / 051 = 9513 QALDNS PR YEAR

TOTAL €TWU; 89,182 CALLONS PER YEAR

PRELIMINARY NOT FOR CONSTRUCTION

“The’ come-OUTCH BROS: ond ol sedcioted 10go, Gretinctiva detigne, contant, ioformation, ond other Materials fedlired, displayed, cantsined harii, and mode avadesle by Outch Bros., inckaling but not fmited 3, the Taok ond feelof tha metalfishmmnty ond procucts, ol bext, Imoges, colars, mnfigurations, .
groptics, deslans, Bustrations, photogrephs, and plctures (collectivay, the “laterols”) ore awned by and/or Gcansed by 0B Fronchising USA, LLC and. 0re protected by copyright, timsmesh, trice dness. potert, and/or ather intelectndl pooparty. fights ond unfol cinpetiion lows uider the United Stotes ond foreign (aws.”

7285 BOULDER AVE
HIGHLAND, CA

IRRIGATION HYDROZONE EXHIBIT
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Know whal's be
Call belom yau dlg.

ARIGATIoN sPEcKICATIONS
GENE

A oumncmous OF RRIGATION CONTRACTOR
1 por£LLWORK SHOWN Off THESE PLAKD SHALL BE PERFORNED BY A SKGLE RAIGATION

W BPECALUING N IRRIGATION SYSTENS. GE THE IRRIGATION PLAN FOR
baich O PEAT A YETEM LATO!

BTAFS
NBTALLER, A5 AEOATED BY THE APPROPTE LOGAL IOBIE N, AL CEess
RAIGATION NSTALLER SHALL BE PRESENT AT THE PROLECT BITE AT ALL TWES A3 WoRK 18
e2s T Y DEMAND 0P UNTR. THE CONT

PROWDES FO A u:su:su lRl\uA'VIDN m!vAusR 5 RSB AT e PROSBT STE
AND SUPERVIING AL
e o SusCEsSR THS TYPE o
REQUESTED BY THE GWHER FOR FURTHER QUALIFISATION MEASURES

6COPE OF

T o cwElEn Y THESE BECTIONS INCLUDES THE FURNISHING AND PAYMENT OF ALL.
MATERIAL B, LABOR, BERV

AlLS
ALLWORK SHALL BE PERFORMED 0 ALCORDANCE AT A, A IGAELE LS, CODER AND
REOULA oS GRS 8 ALTHORTIES KA RSP S Sl o K,
INCLUDING ALL INSPECTIONS AND PERMITS REQUIRED BY FEDERAL, GTATE ANDLOCAL
ERIALS. {N CASE OF

CONFLICT BETWEEN THESE 2
PREVAL
3 THE INTENT OF THE T0 PROVIDE ALLLANDECAPE
AREAS e ceeRALLY
OW DEVICE, PPING, VALVES, SPRAY nw DR IRRIGATION, AND ey

ECPIPNENT i 62D T BE ADJUBTED BABED ON ACTUAL BITE CONDITIONS

OR CLARITT PURFOSES, SOME RRIGATION L INES i ECUISWENT ARE SHOWN Iy
FARCBCAPE ARERS o7 SLEEVES, THEQE LNEB AL BE ISTALLED 1A

GOMUON IRENGH O AT THE ALK OF CLRB I LANBECARE ARERE - Bt Pt
RDVATUENTS $HALL BE MADE AT HO ADDMIONAL EO8T 16 THE DWNER,
FrooucTS
Fuswsor v [
e nssv OF THER Cirs3 0 KD, ALL MATER
MATZRIAL DEFEC

OF THE BRANOR ANO TYREH IV THE DAAWANGE O AB SPECIFIED NERGI, DR ABPROVED..

EOUAL - THE CONTRAGTOR MUBY HRET ODTAN APPRGVAL FACH THE IROATYAN BESKER FOR
ANV APEROVED EQUAL BEFGRE INETALLIO SUck MATERIALS W THE FELD, OR THE GONTRACTOR
REPLACH

MAY
B BACKPLOM PREHTION DEVCE WL BE OF THE ATE A FYPE NDICATED D1 THE DRAWINGS

WaTAIL RRIGATION CONSTRUCTION
ROINANCES
FIPING
ESQURE SUPPLY
ECHEDULE & PUC FOR ALL I 1417 OR LE8S
CLASE 315 PVC FOR ALL PIPE 7 TO

A
£1A88 200 PE, GASKETED, roanmvzrmnuﬂam -
ALVES) C1488 200

FITTINOS BCM 40 PC, EXCEPT AB NOTED OTHERWIBE
ASSEME TYPE.

LAKS. EAGH VALVE BHALL

3 TaG
CEpM S L i eede boF R O Tw ackie Lo e
MATCH THAT

© T GDICK COLPLERS, BALL VALVES, AMD GATE VALVES, T+ PE AND BZE PER PLANS
 rALVEBOKEE, TYPE AKD SEZE A2 NOTED ON DETALG. ALLVAIVES BOXED SHALL BE LOCKING
™ Unsano ot

ETATION WUMBER HEAT SRANDED MTO 1HE LIO WM Z ot

SPRAY HEADS AND ROTORS. PLASTIG B0V PORLP, WhTH A REMOUABLE PLAINC SPRAY

NDZZLE  EXAGT TYPE, MODEL. AND NOZZLE SHALL BE A3 INDICATED ON PLAN

1 INTEORAL EWTTER DR THSNG TUBING WGOEL AND FLOW RATE A3 NOTED ON PLANS, Wit
INTEGRAL EMITTERS WELOED TO THE INSIDE WALL OF TRE TUBING A2 AN INTEGRAL PART OF THE

TUBING ASSEMBLY
( PER LS. EHCLOBURE
FOR ALL EXTERIOR INSTALLATIONS.
FAUCT PROTECTION.
4 24 VOLTVALVE WIRE SALL G A UM OF 414 GAUGE. . APPROVSD FOR DIRECT SURIAL,
snaLe Gari LER SHALL HAVE A DR FERENT Coron
STATON AU COMMON o
\TION WIRE - ANY GOLOR EXCEPT WHITE O BLUE
DNMON WRE . W
3 EXTRACOMMON WIRES - BLUE
L
SHALL BE LOCATED N A & INCH ROUND VALVE BOX, N
. AN BENSOR' TYPE AND MODEL PER PLAKS
NETHo
et DESIOU I DUGRAMUATC . PN VALUES AMD GTHCR COUPMENT Stoui T
FAVED AREAS OR OUT O PROPCRIT oUNARIES AT FOR DESIGH CLANK)
SNALL S INSTALLED IN PLANTING A EAS WITHIN THE PROPERTY LWES O LikiTs o muwAIEn on

T

PO, THE miseATche oA TAATon BYALL VERIRY THE LOCATIONS OF AL AGe

PUENT WITH THE OWNER'E AUTHORIZED REPRESENTATVE PRIOR 10

TTALTION, O AT CONTRALTOR M BE RECURED fo MOVE Ve NG ATH
ON N THE

own

coar
PUACEMENT LOGATION I8 CORRECT.

Wi
COMMENCEMENT OF WORK, AND SHALL OBTAIN ALL ENGINEERING, LANDBCAPE, AND O1
APPUCABLE PUNY L DOCUNENTS THE GONTRUCTOR SXALL THOMOUGHLY REVIEW v
AND REPORT

REPRESENTATIE IWEDIATELY

WILEULLY INSTALL
FIECD THAT GRADES
on DIMENSIONS EBT AT WOUT HOT WAVE e SOMIDERED (W THE ERGINEZERNG BUCH
IOM8 OR DIFFERENCER BHALL BE BROUGHT TO THE ATTENTION OF THE IRRIGATION

OEEXINER, o THE VDT TAAT T3 WOTICATION 1 NGT PERFORUED, THE RRIGATION
CONTRACTOR SHALL ASSUME FULL REBPONSIBILITY FOR ANY REVISIONS AN NECEBSARY COSTH,
D ey E RRIGATION CONTRACTOR SHaL( PAY ANY AND ALL FERS Al PERWATS AB500AED T
THE NSTALLATION OF TWE ARIGATIO

T LEADY SEVEN DAY D DEFORE SComNG WORK, CouhmTHE STAMIC WaATER PaaueLLR 4T
LersTvsPoL v SINE WhTER PAERS RE 8 DUTBIOE OF THE STATED e (OCEED
VRTROLT aT NONFYING THE RRGATION DEMGHER AYD OWNER WRITING, D ORI
SURSCOUENT GIHEGTION FOR CORRECTIONAL NEARLRER. SHOULD THE W manon
CONTRAGTon CHSRE 70 52 THE NSTALATION WitAOuT SUCH WG
EUGATION CONTRACTOR WILL ASSUME THE REBRONSINLITY FOR ALLCOBTS unRED 70
GHANGE ORDERT

i
I RRIGATION CONTRACTOR st VERIFY THE LOGATION OF ALL UNDERGROUND UTUTY L
ER, BEWER, ELECTRICAL, TELEPHONE, GAS, CABLE, TELEVINON, ETC) PRIOR 10 THE START
prpeatsuny ECDNWCWRML BE FAMILIAR WATH ALL GRADE DiFF ERENCES, LOCATIONS
QFWALLG BTRUCTURES ANDUTLITE
COORDINATE WITH THE

o A REOLRED SLEEVER wknuw THE BUILDING FOR, CONTROL WIRES,
W ENCHA EAR

1 R SHALL NOT OBTURG ROOTS 1-12" AND LARDER I CIAMETER WITHI THE
CATGAL ROOT LOWE 1GRE)OF DASTING TRERE, AN WAL AR A oS g
NOPRECAUTIONS To AVOID ILIURY TO TREE RGOTS, TRUNGS, AND BRANCHES. THE GRL 19
DEFIMED ABACIRCLLAR ANEA EXTENONG QUTWARD FROM THE TAEE TRUMK. Wi A
v 3 (45 ABOVE THE
AVERAGE GRADE AT THE TRUNK)
B SCAATON WITN THECRZ BHALL S5 PERFORMEDUSING HAND T0OLS. NO WAGHINE
EXCAVATION OR TRENGHING OF ANY IGNO SHALL DE ALLOWED WITHIN THE

LTER ALIGUMENT OF PIE 10 AVOR) TREE RGOS 1V AN LARGER R JWNETER. WHERE
ThezRooTs b THE FIELD, TUNNEL
SHDER sUcH ROOTE | LAYERS OF

C106E AL

', SEVERED FGOTS SEALL B2 LA PRANED Wit AR Yor 3 A s\ GED T0
SRRy X0 WOTUSE ANY SQRT OF SEALERS DR WOUND PANTS
'

T R saernL areRaL sva o SUBIECY To APPROUAL BV TME OWNER. BACKEILL
MATERIAL SHALL BE F “, LARGE BTONES, BRUSH,

“Tha nome DUTCH BRGS. and o basociobad lagos, distinctie designa; contant, informotion, ond other materole featured, diapiayed, contuined hirsin, ond mods ovolobla by Difch Brem iackoding but not Embied ‘to, the “lack ond. e of the astcbiahments ond products, o test, images, coket, configurations, i
grophics. designs. Austratiane. Photogrophe. and pictures (comctivaly, the “Matarkis’) are owned by ond/or icensed iy DB Frimesmey USA. LLC 0nd ore protected iy oopyrgite trodeman trade drese, bulanl. and/or other intallectual propariy rights and unfolr competRion ki under the Untsd Stotes ond forsign lows.
7
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DUTCH BROS. COFFEE - CA7201, HIGHLAND, CA
IRRIGATION NOTES'

oo AND ALLOWED TO
AR.RY. DO NOT UBE ANY 8ORT OF BEALERS OR WOUND PAINTE.
'
Hiarea BACKFILL MATERUAL BHALL BE BUBJECT TO APPROUAL BY THE OWNER. BACKFLL
TERIAL BHALL 8E FRES FROUTUSBIS: ROCK LARGER THAN 1% LARGE GTONES, BUBH,
200 sz waT
DURKG THE EACHELUNG ORERATIONS  SEPARATE LT wocu LARGER ThAb 1 INGH 4
ANY DIRECTION FROM EXCAVATED MATERIAL, AND REMOVE FROM AREAS TO RECEIVE
UNDECAP, SOVER FOR BOTH ToP AND 82D OF PIE u«u BE A MINIMUSM OF 2 INCHER
OF ROCK-FREE S01L, BAND, OR OTHER APPROVED
21 N THE EVENT THAT THE MATERIAL FROVATHE EXCAVATION OB TRENCHENG (8 FOUKD 10 BE
UNSUTAGLE FOR SE I BACKFLLIT SHALL BE REVOVED FROM THE SITE AND PROPERLY
AND LEGALLY DIBPOSED OF BY THE CON! R AT THE CONTRACTOR'S EXPENSE THE
CONTRACTOR EHALL THEN PURCHASE mn D TURMEk SUTABCE BACKF I, MATERAL

 LOAM,

aFpesils

4 e TO EXISTING
SATER SOURCES 1 LDEATION SHOWN b LA e A ABERD THE QWNER, AND BHALL
MAKE ANY MINOR CHANGES I\ LOGATION AS MAY BE NECEIOARY 'D0E To ACToRL B

R HEIGHT BHALL copes

DEmu INSTALL A BAASE Bad
TVE A5 A0 1BOLATION VALVE. TO EVERY ExtEnT Posa

o
INSTALL BACKFLOW PREVENTER

Bew
K PPING:

1. PP ORM TO
SMALLER PIPE SIZES SHALL BE PERMITTED, BUT SLBITITUTIONS FOR LARGER SZES MAY BE
APPROVED.

A0 VIRES oriLL 18 INGHES (4"
FOR MAKLINE S AND OREATER:. LATERAL PIPE SHALL 85

0 3
|ur|‘AuEDwm4AmN|wu R OF

RSSERLE ALL THREALED FITTAOS AT TEFLON TAPE, WHICH SHAL BE APPLIED T0 MALE
wnzms ONLY.

BE MADE

v oV 4

S e L o s IRSTALLED WiTH A MNIMUM OF 1° HORZONTAL CLEARANCE FROM ANY
OTHER PIPE AND 2" VERTICAL CLEARANCE FROM ANY PIPES THAT CROB3 OVER OR UNDER.
L
1

coaLe
VALYE DOXES SHALL BE INBTALLED FLUSH WITH THE CRADE, WITH GLENN PEA GRAVEL,
{ocaten SELOW THE UALVE A8 NOYED ON TWE DETALS. LOCATE BOXSIWITHI 12 1024
OF SDEWs LXUGSALE OGS, MTH 1008 OF SOXSE 1-ABEVE P BN EIn
TURF, BY MULCH).
3 EAGH
NUMBER
DO NOT INSTALL MORE THAN TWO VALYES N A JUMEO BOX.
LBE

™e
IARIGATION DETALS

1 SUBSURFACE DRIP LNES StALL G2 GURIED MO LIORE THAY - SELOW FUISH ORADE,

2 ISCAPE FABRIC, AND
SECURED I P ACE wiTHAmE sunsnn ity

T kAT AN AGTOR HEAD LDEATIONS EALL B BTAKED, FLAGOED ANCIOR DTHERWISE

CI.EMlLV MARKED DN THE GROUND PRIOR TO INSTALLATION SPRINKLER HEAD STAKING

INBVALLAI!ON

‘ 2 mcu nsx wz niexee Shad 58 SOLVENT WELOED To SCHEDULE 40 UC FITTNGa Win

ERAL B W o0 MM ACTORED SWING JOMTE.
3. ALLROTOR, BPRAY AND BUBBLER HEADS GHALL BE SET PERPENCICULAR AND FLUEH 10
FIMSHORADE A0 WITH A CLEARAKCE OF FOUR NCHES JMINIUV) FROM THE EOOE OF ANY
BULDINGS, WALLS, BOULDERE, DOCAPE, WITH A CLEARANCE OF TWELVE INCHES
MR ROM BALOWGS, UML£50 OTHERWIOE SPECI 2D

ALL ROTOR, BPRRAY AND BUB

STREETE, WALLS, ETC.
5. LATERAL PIPE TO TREE
CONNECT TREE BUBBLER HEAD 10 VALVES A% SHOWN WITH CLASS 200 PV PP SLZED o
% VELOGITY OF 5 FEET #ER SECOND

A ToMANE o
Lo STALL THE CONTROLLER ATTHE LOCATION INDICATED BY THE OUWNER, INGTALL
o 4 BACKUP GATTERY A3 RECOWMENDED BY THE MANUFACTURER

THEIRRIGATION SONTRACTOR SHALL COORDWATE 120 YA, ELEGTRIGN, POWER To
CONTROLLER A0 DERCATE ONE () oA BAEANER F N EACHI SMURBLLER 1 oL OE
THE REBPONSISRITY OF THE IRRIGATION CONTRACIOR 70 MAKE THE FHAL KODKP FROM
IHE ELEGTRICAL SOURCE O THE CONTROLLER UNT DALY
3 L Ve e GO E S BE A 1 wvzu; $30 YOLT 1557, ORECT BURIAL. 4O
SoUGED Skn, BE ALLOWED EXCERT ATV (TROLLER
EENGCESSARY DUE T EXCEBANELY LOND WIRE MUNG. TUE CONTRA 108 BLALL WM ALL
SPUGES M- RCUND VALVE BCXES WITH 38 -DBY.DIRECT BURIAL SPLICE AT THE
CONTRACTOR HALL LABEL ALLWIRES WITW WATER AGS AND MARKERS AT ALL

D VALVE AN 06, AND GHALL LEAVE A 20 £OH OF EXCEE8 WREAT B

iy
4 PROVIDE#H WIRE, DIRECT BURIAL, TO ALL REMOTE CONTROL VALVES,
5 e (SOMNECT ALL DIRECT SURIAL WIRES TO VALVES USING 343 DIY-DIRECT BURAL SPUCE
KIT* (UWLESE OTHERWISE SPECIFIED)

E ADDTIONAL IRRIOATION GONTRL WIRES 41O EACH BRANCH OF
MANLINE FOR FUTURE | SPANBION. BTUD ADDITIONAL CONTROL WIRES INT0 8ACK GF
IRRIGATION CONTROLL

BE FOR INSTALLINO ALL CONTROL WIRE
TO PAVING - 3
P IMGTALL THE RARN BENBOR M OCATION
wTH TH R  FREE
AND CLEAR OF AWY TREE CANOPY OR OTHER OVERHEAD OBSTRUGTION, AND ABGVE THE HEIGHT
(OF THE 8PRINKLER COVERAQGE IT I6 THE RESPONSIBILITY OF THE IRRIGATION CONTRACTR O
ENGURE THE. A
RAINFALL WTHOUT IF 718 PLACED LOCATION, THE

MAY TO RELGGATE IT AT NO COBT TO THE

OWNER.
Q. ALLIRRIGATION EQUIPMENT NOT OTHERWISE DETAILED OR SPECIFIED SHALL BE NETALLED A8
PER MANLIFACTURER'S RECOMMENDATIONS AND 8PECIFICATIONS.

R QUALITY CONTROL

1 ETED, BUT PRIOR. TO ANY
B TESTING IN ERGNER AHD THE
CONATRUCTION MANAGE!

2 TEST YSTEM TO ASSURE THAT ALL LAWN AN PLANTING AREAS ARE WATERED

COMPLETELY AND UNFORWLY.

3. MAKE AL NECESSARY INCLUDING
REALKGHMENT OF HEADS AND REPLACEMENT OF NOZZLES
T CLEANUP
1. DURING IRRIGATION EXCAVATION AND INSTALLATION, KEEP ALL PAVEMENT CLEAN AN ALL
ORKAREASIN A NEAT, ORCERLY CONOTIGN
LECALLY OF ALL EXCAVATED MATERIALS OFF THE PROJECT SITE.

n |mcmn AND ACCEPT/

S MPLETAON BF 1L WORK, THE IRRIGATION CONTRAGTOR HALL PROVICE THE BTE
et ALE oF DX OM@ AND TRABS MG SONTABLE PR DR A TN e e T
CONTRACTOR SHALL THEN REQUEST AN NSPECTION BY THE OWNER TO DETERKNE FINAL
ACCEPTABM
2 BN T NSPECTED WORK DOES NOT COuPLY Wit THECONTRACT DaGUMENTE. THE

REPLAGE ANIVOR REPAIR THE.

SATISFACTION WITHIN 24 HOURS.
Sy T EMANTENANCE PEROD WL NOY ZOMENCE UNTIL THE WORK HAB BEEN RE. NAPECTED
B THEOWNER MO FOUAC Ta TIME, A

ACCEPTANC] THE OWNER,

PERioDE WL SERMENCE

4 THE PROVIDE A 117X 17
COLOR-CODED, LAMNATED COPY OF THE IRRIGATION LAYOUT AMD PLACE T IN THE.
CONTROLLER' COVER, THE COMTROLLCR CUART SHALL CLEARLY DELINEATE THE AEAS

RED BY EACH VALVE, A SEPARATE £OLOR FOR EACH ZONE:
£ TR TR FOLLOMIG TEMA It 16 TUE OANER LSO EOMPL BN OF THE INETALLATION

e 3
d_ AMINIMUL OF (3) COPIES OF RECORD DRAWINGS. ARECORD DRAWING 18 A RECORD.
D ALLCHANOES TUAT DECURRED N THE FEAD AND THAT ARE DOCUMENT oD
HROUGH CHANE GROERS, ADDENDA, OR CORTRACTORKCONSULTANT DRAWING
KuPg

0 THE PLANT

e
240 START OF THE MAINTERANCE PERIOD.

AR
« T 1 GATION BYGTEM GUPPLIED AND METALLED BHALL BE WARRANTED, (LABOR AND

ATERIAL 5] T0 REMAIN OPERATIONAL FOR A PERIOD OF 12 MONTHE AFTER THE DATE OF
Pk, ACCUETANCE, DUAIG ToD PER 50, THE GO RASON S ALSD RESA
sTribhaeT oF frk TROATION TReNCRES

BY THE END OF THE WARRANTY PERIOD, ANY [RRIGATION PART THAT IE EITHE
£9 DETERMINED, e
MENTS

OAPNER. SUALL F REMOVED FROM THE STTE WD REPLACE)
£ OF THE SAME IOHD A3 SAER 2D I THE RAKSATION LEOEN, A Lt 86
msmunuwmmu SPECTFIED

, VANDALISM, ANDIOR THE

X EHOLLD TME PERMITTING JURISICTION REQUIRE AN IRRIGATION AUDIT, THE IRRIGATION
CONTRACTOR BMALL RETAIH THE BERVICES OF A THIRD-PARTY CERTIFIED LANDSCAPE IRRIGATION
ALIGITOR, AT NQ ADBITIGNAL COBT 0 THE OYNER,

PRELIMINARY NOT FOR CONSTRUCTION

Tithe:
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Planning Commission Meeting of CUP 23-014
May 21, 2024 DRA 23-018

Attachment 1

Resolution 24 - Approving Conditional Use Permit CUP
23-014 for Dutch Bros Coffee

21



B.

RESOLUTION NO. 2024-

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
HIGHLAND, CALIFORNIA, APPROVING CONDITIONAL USE PERMIT
APPLICATION (CUP 23-014), FOR CONSTRUCTION OF A 950
SQUARE FOOT DRIVE THROUGH COFFEE SHOP WITH WALK UP
WINDOW ON A 0.52 ACRES SITE AT THE NORTHEAST CORNER OF

BASE LINE AND BOULDER AVENUE

ASSESSOR’S PARCEL NUMBER: 1200-501-04

APPLICANT: Dutch Bros Coffee.

RECITALS

1.

On December 19, 2023, the Applicant submitted an application for
Conditional Use Permit (CUP 23-014) for the construction of a 950 sq ft
drive through coffee shop with walk up window.

Pursuant to the California Environmental Quality Act, the project is exempt
from the California Environmental Quality Act (CEQA), per Class 32,
Section 15332. In-Fill Development Projects,

The site is located within Highland Village Plaza on an approximately
23,148 square foot site on the northeast corner of Base Line and Boulder
Ave. The lease area is approximately 0.54 acres. Assessor’'s Parcel
Number(s): 1200-501-04

On May 21, 2024, 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.

RESOLUTION

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

1.

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

The City of Highland Planning Commission after due consideration,
inspection, investigation and study made by itself and on its behalf, and
after due consideration of all evidence and reports offered at said hearing,
including the staff report to the Planning Commission dated May 21, 2024,
which is incorporated herein by this reference, does find and determine
the following facts:
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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.

3. Conditional Use Permit Findings of Fact (CUP 23-014):

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 drive-through restaurant use is permitted through a
conditional use permit in the General Commercial zone and shall
comply with standards set in the City of Highland Municipal Code and
as specified by the Planning Commission. The primary purpose of the
General Commercial (CG) District is to provide sites for commercial
uses which serve a large segment of the population with a wide variety
of retail, wholesale, service, and office uses.

In addition, the City has reviewed the application and conditions of
approval have been included to ensure compliance with applicable
development policies and standards of the city.

b. The proposed use would not impair the integrity and character of the
district in which it is to be established or located.

Response: The proposed drive-through coffee shop will improve the
character of the district and existing commercial center by providing the
general public an inviting and visually appealing place to enjoy coffee
as well as other Dutch Bros Coffee offerings. The proposed Dutch Bros
Coffee is within an existing commercial shopping center and will contain
architecture with vertical recesses, parapets, and a color scheme that
compliments the surrounding buildings. Therefore, no significant
impacts to the existing visual character, or quality of the site and its
surroundings would occur as a result of the proposed project.
Conditions of approval have been placed on the project to ensure the
project would not impair the integrity, or character of the proposed
district in which it is to be established.

c. The site is suitable for the type and intensity of use or development
which is proposed.

Response: The proposed use aligns in type and intensity with the
existing commercial development and environment. Dutch Bros Coffee
will provide services to current businesses in the Highland Village Plaza
as well as attract customers from the community.
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d. There are adequate provisions for water, sanitation, and public utilities
and services to ensure public health and safety.

Response The proposed project will provide adequate provision for
water, sanitation, and public utilities and services to ensure public
health and safety. The proposed Dutch Bros Coffee location sits on an
improved site. The existing building was approved for water and sewer
connection by the East Valley Water District. The Dutch Bros Coffee will
comply with all provisions of the East Valley Water District as well as all
other utility connection provisions.

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 use will not be detrimental to the public
health, safety, or welfare, or materially injurious to properties and
improvements in the vicinity. There is an existing commercial building
on the site that is unoccupied. The proposed Dutch Bros Coffee will add
a service to the adjacent commercial users and residents of the
community.

f. The proposed use would not result in a significant effect on the
environment.

Response: The proposed Dutch Bros Coffee will not result in a
significant effect on the environment and is compatible with the existing
commercial uses in the area. The project is exempt from the California
Environmental Quality Act (CEQA), per Class 32, Section 15332. In-Fill
Development Project.

Based on the Findings and Conclusions set forth above, the Planning
Commission approves Conditional Use Permit (CUP 23-014) for the
construction of a 950 sq ft drive through coffee shop with walk up
window on a 23,148 square foot site on the northeast corner of Base
Line and Boulder Ave. All improvements will be completed subject to
the Conditions of Approval.
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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.

Exhibit 1 includes Aerial Location Map
Exhibit 2 includes Site Plan
Exhibit 3 includes Conditions of Approval

PASSED, APPROVED, and ADOPTED this 21 day of May, 2024.

ATTEST:
Randall Hamerly, Chairman Lawrence A. Mainez
Planning Commission Community Development Director
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Exhibit 1: Aerial Location Map
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Exhibit 2: Site Plans
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Exhibit 3: Conditions of Approval
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Date:

Applicant:

File/index:

Proposal:

Location:

CITY OF HIGHLAND
PLANNING DIVISION CONDITIONS OF APPROVAL

May 21, 2024
Dutch Bros Coffee.

Conditional Use Permit (CUP 23-014)- [Related Projects: -Design Review
Application (DRA 23-018)]

Construction of a 950 square foot drive-through coffee shop, site of
approximately 0.54 acres.

7285 Boulder Ave Highland, CA
APN: 1200-501-04

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 include Engineering, Fire
Department and Building and Safety 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.

This Conditional Use Permit 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)  This Conditional Use Permit 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
has taken place within thirty-six (36) months after the approval 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 Planning Commission may grant an extension of time every
subsequent twelve (12) months, not to exceed thirty-six (36) months in total.
Applications for such extensions of time must be set forth, in writing, by
reasons for this extension and shall be filed together with a fee as
established by the City Council, with the Planning Department sixty (60)
calendar days before the expiration of the Conditional Use Permit.
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2)

3)

4)

5)

6)

The subject Conditional Use Permit entitles a 950 square foot drive through coffee
shop, site of approximately 0.54 acres.

The project shall implement the development standards and uses approved for
the General Commercial land use and zoning designation.

No storage of materials outside an enclosed building may be permitted unless
expressly designed for such purpose and approved as a part of the site approvals.

The trash enclosures shall be screened on at least three sides from public view by
a solid decorative wall not less than five feet in height-as well -as a solid roof.
Permanent opaque panel gates shall be installed on all openings to the trash area.

a.

All trash shall be deposited in the trash area and the gates leading thereto
shall be maintained in working order and shall remain closed except when
in use.

Trash areas shall not be used for storage. The premises shall be kept in
neat and orderly condition at all times and all improvements shall be
maintained in a condition of reasonable repair and appearance.

Permanent automobile parking spaces shall be paved with asphalt, or concrete
and painted with clearly painted lines.

a.

Each permanent parking space shall be no less than nine (9) feet wide and
nineteen (19) feet deep, with adequate provisions for ingress and egress by
a standard American passenger vehicle, except where compact car spaces
have been authorized as follows:

Compact car parking spaces shall be not less than seven and a half (7.5)
feet wide and less than fifteen (15) feet deep and shall be clearly marked
and/or posted with signs stating “Compact Cars Only”. Compact spaces
shall not exceed 25% of the required parking.

All parking areas shall be provided with nighttime security lighting. Lighting
shall be shielded and directed to reflect away from neighboring properties.

‘Lighting should not exceed 0.5 foot candles of illumination beyond the

property boundary.

The handicapped parking spaces shall be properly signed and striped per
the Americans with Disabilities Act.

Loading Zones shall be properly striped and signed.
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7)

8)

9)

10)

11)

12)

13)

14)

The Applicant / Developer shall submit three (3) copies of a Final Landscape /
Irrigation Plan along with appropriate fees, to the City Planning Division for plan
check.

a. All landscaping shall be provided with a permanently maintained irrigation
system.

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

¢. Landscape Plans shall exhibit any 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.

Open parking areas shall be screened from view from adjacent properties and
public rights-of-way using berms (maximum 3:1 slope) and/or evergreen
landscaping with an ultimate maximum height of three feet.

Off-street parking areas in commercial districts situated to be visible from any
street, screening in the form of a three-foot high landscaped earthen berm or
decorative wall three feet in height shall be erected between the required
landscape area and the parking area.

Prior to the issuance of Building Permits, a copy of the Utility Plan shall be
submitted for review and approval. The Utility Plan shall show the location of all
proposed above ground electrical transformers, utility cabinets, back flow devices,
fire department detector check valves, etc.

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.

Hours of operation for the tenants shall be between 5:00 am to 11:00 pm

All parking spaces shall be provided with nighttime security lighting. Lighting
must 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.

If the property will remain undeveloped for longer than 18 months after initial
grading has been completed, the applicant shall submit an interim landscape plan,
consisting of temporary measures for screening, hydro-seeding, and dust control.
Such plan shall include the timing of installation of necessary measures, and shall
be approved by the Community Development Director.
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15)

16)

17)

18)

19)

20)

21)

22)

The applicant shall be responsible for making arrangements with the City's
franchised waste collection and hauling services provider for any/all construction
debris or solid waste generated as a result of this project.

Development Impact Fees shall be paid in accordance with City Policy.

Prior to issuance of Building Permits, the Applicant/Contractor/Occupant shall
submit and obtain approval from the Public Services Division, a Construction
Waste Diversion Plan, in accordance with Section 8.12.285 of the Highland
Municipal Code.

Prior to the start of operations (i.e. construction), the owner/developer shall obtain
any necessary permits. The owner/developer shall arrange for a final inspection
by representatives of the Planning Division, Building Division, Engineering
Division, and Fire Department prior to occupancy of each dwelling.

The Applicant is responsible for implementing all conditions of approval to the
satisfaction of the Community Development Director, City Engineer, Fire
Department, and Police Department. 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 May 21, 2024, on file with the City of
Highland Planning Division, and shall be in compliance with all conditions of
approval contained herein.

In compliance with the Highland Municipal Code, the Applicant/Owner shall agree,
at histher 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 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 Applicant and Owner of the property shall submit to the Planning Division

written evidence of agreement with all conditions of this approval before the
approval becomes effective.
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April 11, 2024

Attn: Travis Trejo, Assistant Planner
City of Highland

27215 Base Line

Highland, CA 92346

RE: Preliminary Landscape Plan Review:
DRA 24-014
Dutch Brothers — 7285 Boulder Ave, Highland, Ca 92346

Dear Travis:

We have reviewed the preliminary landscape plans for the project 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) Per Chapter 16.40.390 of the Highland Municipal Code, the landscape plans shall be prepared by
a Landscape Architect who is licensed to practice Landscape Architecture pursuant to Chapter
3.5 of Division 3 of the most recent California Business and Professions Code.

2) Conceptual landscape plans shall include the following as per Highland Municipal Code
16.40.390 Water Efficient Landscape requirements:

a. Design statement, irrigation notes, planting notes, and a conceptual plant palette
identifying proposed hydrozones;

b. Preliminary MAWA Calculation for the landscape project area based on the proposed
hydrozones;

c. Separate images of all plant material to be used placed in groups such as trees, mid-
level shrubs, low shrubs/accents, vines, and ground cover. If any organic materials are
proposed such as gravel, stones, and or boulders they shall also be shown with color
images in addition to any site features such as seating, pottery, or other landscape
accessories.

3) All planting and irrigation plans shall confirm to all sections of 16.40.390 “Water Efficient
Landscape” requirements and Section 14 of the Public Works Policies, Procedures, and
Standards.

4) Applicant shall clarify project boundaries and responsibilities for adjacent landscapes, include

updated base with clear and consistent limits of work, update noted property lines as they do
not match per city reference.

5) Applicant shall update supplied color renderings to match Landscape plan information
accurately.
6) Applicant shall include enhanced paving treatments and finishes to assist in way finding in

7111 INDIANA AVE, STE 300 « RIVERSIDE CA 92504 » (951) 369-0700 * WWW.CWDG.FUN
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CITY OF HIGHLAND PRELIMINARY LANDSCAPE REVIEW — DRA 24-014 April 11, 2024

7)

8)

9)

10)

11)

12)

13)

14)

15)

16)

addition to highlighting entrances, vehicular crossings as well as in amenities areas. Enhanced
paving includes colored and/ or stamped concrete, stone, tile, and or pavers that complement
the architectural features of the development and visually separate pedestrian pathways from
parking lots or other hardscape areas.

Enhanced landscaping and site features shall be used to define the outdoor ordering/pick up
space. This shall include the use of larger plant and tree container size/boxes in addition to
accent material and higher levels/concentration of planting and the addition of trees or other
methods of providing shade.

Applicant to consider the use of decorative pottery or other structured methods of protecting
plant materials in high use areas where typical ground level planting in planter areas is typically
damaged from high use or increased pedestrian foot traffic.

Required trees (6 replacements for existing trees that are to be removed and two new for
parking) shall be a minimum of 24” box and overall tree sizes for the project shall meet the
following criteria:

a. 15 gallon 50%, 24" box 20%, 36" box 15%, 48" box 15%
. All palms if used shall be skinned/ dead fronds removed.
c. Applicant shall include cultivar and flowering color in legend and shall coordinate with
the City Landscape Architect for street tree species and required spacing.
d. Please note that trees that create excessive debris from flowering/ seed production
such as Pale Verde are prohibited due to Water Quality concerns.

Shade tree planting shall be installed to provide shade over 50% of the parking areas and 20% of
landscape areas within 15 years of installation per Title 24 of the most current version of the
California Green Building Code. Applicant shall prepare an exhibit showing the coverage
estimated at noon on the summer solstice including overall parking area in sq. ft. and shaded
area in sq. ft.

Root barriers shall be installed for all trees planted within 5 feet of hardscape, paving, or walls/
structures. All trees requiring root barriers shall extend 10’ from the center of the trunk in either
direction and be a minimum of 24” deep.

All trees shall be double staked with vinyl type ties nailed to the lodge pole stakes in at least
two vertical locations. Trees in high wind corridors or trees requiring special support measures

shall require additional staking and or specialized staking material as needed.

Shrub planting shall be made up of 75% 5-gallon plants and 25% 1-gallon plants, with the
exception of ground covers that will be a minimum of 1 gallon size.

All shrubs and groundcovers shall be installed from living plant materials. On center spacing
shall be approved by the City Landscape Architect to achieve appropriate plant coverage within
2 years of the installation.

Maximum coverage of gravel or rock used as groundcover shall be 50% of planting areas- adjust
with additional planting as required to meet the limit.

Shrubs and groundcovers vulnerable to frost damage shall be avoided due to Highland's seasonal
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18)

19)

20)

21)

22)

23)

24)

25)

26)

27)

28)

temperatures that can result in frost and freeze events in the winter months.

Any existing turf that shall be cut back shall have mow curbs installed as a separation and
maintenance item.

Planting shall offer horizontal and vertical variation in form, texture, and scale that compliments
the scale of the structure and shall include multiple varied species to prevent against loss of a
monoculture of a single species from species specific pest or other environmental cause.

Landscaping and planting areas shall be used to screen and buffer edge areas and parking areas
and drive thru queue from public view. All parking areas and drive thru stacking lanes shall be
screened by-earth mounding (30”) and or screening shrubs to screen the cars from public view
of users of the establishment and public right aways.

Planting in frontage areas shall have three basic levels- Groundcover, low or accent, and mid-
level (up to the 30” requirement) to create the required visual buffer for parking areas.

Landscape islands or planters adjacent to parking stalls shall be a minimum of 5" wide excluding
any concrete step out areas or curbing.

All plants shall be hydrozoned to low to medium water use according to WUCOLS IV in Region 4,
Inland Valley as a general guide.

Coordinate the landscape plan layout with the project’s Water Quality Management Plan to
ensure that the landscape layout aligns with the required Best Management Practices (BMP) for
the facilities, Current landscape plan does not address any facilities if required.

Include total landscape area in square feet and a percentage of overall site for verification with
meeting City minimums typically 10-15% based on similar projects.

A weather-based smart irrigation controller shall be installed that measures evapo-transpiration.
A rain shut off device shall be installed free of overhead obstruction and connected with the
irrigation controller in addition to a master valve, flow sensor and separate Landscape water
meter are required.

A copy of the soil management plan and fertility recommendations specified using organic
fertilizers and soil amendments shall be included on the first submittal of the landscape
construction plans unless extensive grading is anticipated. In that case the landscape contractor
shall provide the soil fertility recommendations and soil management plan prior to the pre-job
meeting on site.

Applicant shall provide a concrete mow curb or other form of separation deemed acceptable by
the City at property boundaries to clearly identify where landscape maintenance responsibilities
end.

The City Landscape Architect shall meet with the job site superintendent and the landscape
contractor for a pre-job meeting. Copies of required landscape submittals shall be presented for
approval including soil test results per the soil management plan. The overall inspection
schedule shall be reviewed, and all procedures shall be reviewed. No landscaping shall occur
prior to the meeting.
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30)

Prior to the request for final inspection the Applicant shall have completed the installation of all
landscape items, passed all construction sequence inspections in addition to having a completed
3rd party water audit with report, as built documents, controller charts submitted and approved
prior by the City Landscape Architect. Failure to do so will result in delays for final inspection
and or sign-off.

No light fixture, electric transformer, fire detector check, fire hydrant, or other utilities shall be
designed for any location in a planting area, which would make it necessary to eliminate a tree
or masses of shrubs. All overhead light fixtures and utilities shall be identified on the grading
and site plans. Utilities shall be screened appropriately with landscaping. Any trees that are
determined to be in conflict.through the design development process shall be relocated to keep
the same quantities shown on the approved entitlement plan, this shall include adjusting,
adding, and revising or creating additional planting areas to support the total required number.

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.

Respectfully,

=20

Dan Burkhart AsLA

City Landscape Plan Reviewer/ Inspector
Landscape Architect CA# 6092

Certified Arborist WE-11637A

Consultants to the City of Highland via Community Works Design Group
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City of Highland

Engineering Department
Conditions of Approval
CUP 23-014
Dutch Bros Coffee — 7285 Boulder Avenue; APN 1200-501-04

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

- Ongoing

- Required Prior to Grading Permit

- Non Standard Conditions

*mooOow

SOILS/ GRADING/ DRAINAGE

E 1. Design grading and landscaping plans to comply with the City’s clear sight triangle criteria
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.

E 2. 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.

E 3. 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.

E 4. 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.

E 5. 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.

E 6. 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.

D 7. 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.

E 8. 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 9. Design grading to drain the entire area of the project to the proposed Water Quality
Management Plan (WQMP) infiltration system and to accommodate overflows as
necessary.

E* 10. Plot all existing and proposed easements on grading plan and note disposition of any
existing utilities, appurtenances, fences, and access roads.

D* 11. 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.

B 12. Submit original wet signed and stamped rough grading pad certification from the soils
engineer and the grading engineer, along with compaction reports, to the City Engineer.

C  13. Submit original wet signed and stamped final grading certification from the soils engineer
and grading engineer, to the City Engineer.

STREET IMPROVEMENT

C 14. Design and construct accessible route in compliance with City Standard and in
accordance with all requirements of the State of California Accessibility Standards, Title 24
California Administrative Code.

C  15. Redesign and reconstruct existing frontage improvements if found not in compliance with
City Standard and in accordance with all requirements of the State of California Accessibility
Standards, Title 24 California Administrative Code or where disturbed by utility connections.

C 16. Submit "Record Revisions" to all plans to reflect the improvements as constructed, and any
changes made during construction.

WATER QUALTIY/ DRAINAGE

E 17. 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, sighed, and sealed by a licensed Civil Engineer, (2) include Site Design
Low Impact Development and Source Control Best Management Practices (BMPs)
appropriate for residential 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.

C* 18. 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. Alternate site design BMPs which are equally
effective may be submitted for review and approval by the City Engineer.

E 19. Include the project grading plan, landscape plan and utility plan with the first submittal of the
F-WQMP. Prior to submittal of the Final WQMP, conduct a minimum of two additional
borehole infiltration tests. Design infiltration rate is to be based on the complete set of tests
but shall not exceed 2.4 inches/ hour.
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C  20. 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.”

C* 21. 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 fronting streets as necessary.

B 22. Atthe underground infiltration system proposed by the Final WQMP, conduct at least two
new infiltration tests using a double-ring infiltrometer. 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.

C  23. Register the underground chambers with EPA as a Class V Injection Well, if Project qualifies
as a Class V Injection Well.

E 24, 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.

C 25. 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.

E 26. Submit engineering plans for 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.

FEES/ PERMITS
E 27. Pay development impact fees and engineering fees for plan check, WQMP review, hydrology
study review, structural calculation review, on-site and off-site inspection, utility excavation

permits, microfilming and storage of plans, and other required fees.

D  28. Obtain a permit from Engineering prior to any on-site construction or construction within the
public right-of-way.

E 29. Post a deposit for erosion control which shall not be released prior to completion of all on-site
construction.

UTILITIES/ CONSTRUCTION

*E  30. Obtain written permission from adjoining property owners/ businesses prior to start of any
grading, removal or construction work located within the affected private properties.
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c* 33.

D 37
B 38
Cc 39
B* 40.

. 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.

. 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 trash enclosures per City Standard 700 or trash facilities per the

approved Waste Management Plan, 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. If 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.

Design and construct trash enclosure with a solid roof per City Standard 700. Submit
structural design for trash enclosure for review and approval by the City Engineer/ Building
Official.
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A

% City of Highland, FIRE PREVENTION DIVISION, Conditions of Approval.

DATE : 41124 Page 1 of 3
APPLICANT : Dutch Bros. Coffee

ADDRESS :7285 Boulder Ave

SITE LOCATION: 1200-501-04-0000; I\.I.E Corner of Boulder Ave & Base line, SW
corner of Highland Village Plaza, Former Arrowhead Credit Union

FILE / INDEX No.: CUP 23-014

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. HF51: The main electrical panel and all sub-panel(s) shall be labeled on inside
cover for all circuits. CEC

2. 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

3. 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.

.O.UJ?

mo

4. Exit signs shall be internally or externally illuminated by two lamps or shall be of
the self-luminous type. CFC; CBC

ACCESS:

5. HF7: Fire department access roads shail 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
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

6. HF8: All access roads, public, private streets and residential driveways shall
maintain a minimum vertical clearance of thirteen (13) feet-six (6) inches. CFC

7. HF11: Fire depariment access roadway(s) and/or public/private streef(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
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8. HF12: Fire department access roadway(s); public/private street(s) and driveways
shall not exceed 12% grade. CBC / APPENDIX D, HMC

9. HF13: Fire department access roadway(s); shall extend to within one hundred fifty
(150) feet of and shall give reasonable access to 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

10. 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

11.HF54: commercial and industrial structures-occupancies and gated complexes
shall have a “KNOX BOX” system installed on the exterior of the building(s) or
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

WATER:

12.HF25: Minimum required fire flow, as determined by i.s.o. 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 () inch risers; six (6) inch dia. Hydrants with two 2 2" outlet(s) and one 4" outlet.

CFC APPENDIX B AND C
Note: Hydrants shall meet EVWD standards.

13.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.

14.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
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15.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

16.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

17.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 exterior of the facility or building,
additional fire hydrants or on-site fire hydrants, meeting the required fire flow, shall
be provided. @ CFC APPENDIX B AND C.

ADDRESSING — IDENTIFICATION:

18.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

19.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

FIRE PROTECTION & ALARM SYSTEMS:

20.HF36: 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 Califomia C-16 license. CFC; CBC; HMC
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21.HF37: Automatic fire sprinkler control devices (P.L.V & 0.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

22.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-annually
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

23.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 calculations shall be submitted to the fire department for
review and approval prior to installation. CFC; CBC; NFPA

24.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.
Craig Sanchez, Fire Marshal

City of Highland Fire Prevention
(909) 864-8732 x 248
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Building and Safety Division Conditions of Approval

Date: April 15, 2024

Project.: 950 Sq/ft Drive Through Coffee Shop — Dutch Bros.

Applicant: UNK

Site Location: Northeast Corner of Boulder Ave & Baase Line, Southwest corner

of Highland Village Plaza, Former Arrowhead Credit Union

Project Numbers: CUP: 23-014

APN(s):

1200-501-04-0000

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.

(1)

(3)
3)

(3)
(3)
(3)
(3)
(3)
(3)
(3)
(3)
3)

(3)
(3)
(2)
(2)
(2)
(2)

Fire Flow Test — At submittal with hydrant location dimensioned on the
site plan. Fire Flow tests are provided by East Valley Water District -
https://www.eastvalley.org/360/Engineering-Forms
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 — As Applicable

Title 24 Energy Calculations

Soils Report

Structural Calculations

Provide before permit issuance.

(1)

East Valley Water District (EVWD) — A copy of the signed Discharge
Permit Application

Page 1 of 5
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(1)  San Bernardino County Health Department (plan approval/permit issuance
Clearence)

2. 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” (ASCE7-22), and Energy Climate Zone 10.

3. All onsite utilities are to be underground. As approved by the Planning Division,
utility cabinets and transformers are exempt.

4. All construction projects shall “comply: with the NPDES Stormwater Best
Management Program. Prior to building permit issuance submit a copy of the Water
Quality Management Program Report. (WQMP)

5. All deferred plan items & required deputy inspections are to be identified on the
plans cover sheet.

6. 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.

7. All dead and removed trees and foliage is to be properly removed from the site.

8. 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.

9. 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.

10. The building is to be connected to the public sewer system, when provided or within
250 feet of the nearest sewer main

a. When the public system is not available, an onsite septic system is to be
installed. Please provide Building Staff with a will-not/sewer not available
letter from East Valley Water District (EVWD) and an approved septic
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system design from the Santa Ana Regional Water Quality Control Board
(please contact Susan Beeson at (951) 782-4902). An approved design
with percolation test will be required to be submitted to Building & Safety
for separate review and permitting prior to issuance of a building Permit.

11. Prior to building permit issuance - submit copy of the East Valley Water District
(EVWD) —signed Discharge Permit Application to the Building & Safety staff.
Discharges into the sewer collection system and POTW could potentially introduce
hazardous or undesired matter into the sewage infrastructure.

- For additional information, please contact a member of the Source
Control staff at (909) 806-4222 or via email at
sourcecontrol@eastvalley.org.

12.Prior to the issuance of Building Permits, site-grading certifications, compaction
reports, and survey report shall be submitted to Building and Safety or to Public

Works, as applicable.

13.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.

14.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.

15.Prior to the issuance of Building Permits, provide a receipt from the appropriate
Unified School District stating that all school fees have been paid.
(Redlands Unified School Districts)

16.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.
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17.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
a construction fence that is screened and show the adjusted fence locations at each

phase.

18.On-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.

19. 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.

20.Building and Safety inspection requests must be made by 4:00 pm. on the previous
City working day to receive a next business day inspection. Please contact (909)
864-6861, Ext 228.

21.The Deveioper/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.

22.Prior to final inspection, provide Building & Safety with a flash disk of the
approved plans and documents.

23.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.

.24.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.

25.Please obtain a Demolition permit for the removal of the buildings and canopies any
accessory structures and hardscape, as needed, to verify the Demolition of the

structure, site elements and any foundations. Verify the termination of utility and
proper abatement of any onsite underground storage tanks prior to grading activities.
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Contact the City of Highland Building & Safety and Public Services Division for
current abatement and documentation requirements include waste hauling/ recycling
receipts prior to proceeding any demolition activities.
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Planning Commission Meeting of CUP 23-014
May 21, 2024 DRA 23-018

Attachment 2

Resolution 24 - Approving Design Review Application.
DRA 23-018 for Dutch Bros Coffee
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5.

B.

RESOLUTION NO. 2024-

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
HIGHLAND, CALIFORNIA, APPROVING DESIGN REVIEW
APPLICATION (DRA 23-018) FOR THE SITE PLAN, LANDSCAPE
PLAN, BUILDING ELEVATIONS, AND GRADING PLAN PERTAINING
TO THE CONSTRUCTION OF A 950 SQUARE FOOT DRIVE THROUGH
COFFEE SHOP WITH WALK UP WINDOW LOCATED ON 0.54 ACRES
AT THE NORTHEAST CORNER OF BASE LINE AND BOULDER
AVENUE

ASSESSOR’S PARCEL NUMBER: 1200-501-04
APPLICA_NT: Dutch Bros Coffee.

RECITALS

On December 19, 2023, the Applicant submitted an application for Design
Review Application (DRA 23-018) for the construction of a 950 sq ft drive through
coffee shop with walk up window.

The site is located within Highland Village Plaza on an approximately 23,148
square foot site on the northeast corner of Base Line and Boulder Ave. The lease

area is approximately 0.54 acres. Assessor's Parcel Number(s): 1200-501-04

On May 21, 2024, the Planning Commission of the City of Highland conducted a
public hearing on the subject Application and concluded the hearing on that date.

Pursuant to the California Environmental Quality Act, the project is exempt from
the California Environmental Quality Act (CEQA), per Class 32, Section 15332.
In-Fill Development Projects

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

RESOLUTION

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

1.

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

The City of Highland Planning Commission after due consideration, inspection,
investigation and study made by itself and on its behalf, and after due
consideration of all evidence and reports offered at said hearing, including the
staff report to the Planning Commission dated May 21, 2024, which is
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incorporated herein by this reference, does find and determine the following
facts:

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.

3 Findings of Fact Design Review Application (DRA 23-018):

a. That the proposed project is consistent with the general plan or specific
plan.

Response: The drive-through restaurant use is permitted through a
conditional use permit in the General Commercial zone and shall comply
with standards set in the City of Highland Municipal Code and as specified
by the Planning Commission.

The new drive through coffee shop provides the community with a
necessary service. The exterior elevations, site circulation, and onsite
landscaping are consistent with the development policies of the City.

b. That the proposed use is in accordance with the objectives of this title, and
the purposes of the land use district in which the site is located.

Response: The primary purpose of areas designated General Commercial
is to provide appropriately located areas for the general shopping and
commercial service needs of area residents and workers. The drive through
coffee shop provides the residents and workers in the area with such, both
as a function of the drive through but as well as the pedestrian scale
feature of the canopy and walk up window area.

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

Response: The proposed drive-through coffee shop will improve the
character of the district and existing commercial park by providing the
general public an inviting and visually appealing place to enjoy coffee as
well as other Dutch Bros Coffee offerings. The proposed Dutch Bros Coffee
is within an existing commercial shopping center and will contain
architecture and colors that compliments the surrounding buildings.

The Conceptual Landscape Plan is compliant with the City’s water efficient
landscape requirements, per Section 16.40.390 of the Highland Municipal
Code. Alongside the landscaping for the pad, the center will also
incorporate their master landscape plans to ensure cohesion. A licensed
landscape architect prepared the project plans, the plant selection, and the
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grouping of plants with similar water needs. The plants were selected
appropriately based on their adaptability to the conditions of the site; no
new turf is proposed; and invasive species were avoided to ensuring that
the environmentally sensitive areas in the open space to the south will not
be negatively affected.

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 will not be detrimental to the public health,
safety, or welfare, or materially injurious to properties and improvements in
the vicinity. There is an existing commercial building on the site that is
unoccupied. The -proposed Dutch Bros Coffee will add a service to the
adjacent commercial users and residents of the community.

The drive-through will be in compliance with Municipal, Fire & Building
codes. Each public safety division of the City has reviewed the project and
provided relevant Conditions of Approval that will be adopted by resolution.
All project related public utilities and services will be in place.

Based on the Findings of Fact set forth above, the Planning Commission
approves Design Review Application (DRA 23-018) proposing the construction of
a 950 sq ft drive through coffee shop with walk up window on a 23,148 square
foot site on the northeast corner of Base Line and Boulder Ave
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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.

Exhibit 1 includes the Site Plan/Grading Plan

Exhibit 2 includes Landscape Plan

Exhibit 3 includes Building Elevations

Exhibit 4 includes the Conditions of Approval for DRA 23-018

PASSED, APPROVED, and ADOPTED this 21%! day of May, 2024.

ATTEST:
Randall Hamerly, Chairman Lawrence A. Mainez
Planning Commission Community Development Director

58



Exhibit 1: Site Plan/Grading Plan
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Exhibit 2: Landscape Plan
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Know whal

Callhemreyauum DUTCH BROS. COFFEE - CA7201, HIGHLAND, CA
LANDSCAPE PLANTING NOTES AND DETAILS

P —

LANDSCAPE PLANTING NOTES AND MATERIALS
5COPC OF WORK
FURNISH ALL MATERIALS, LABOR, [OUIPMENT ANO RELATED (TENS NECESSARY 1O ACCOMPLISH Torsar.

, TREATHEN" AVD PREPRRAION G SO GRADIKG, PLACEWENT OF SPICIFIED PLANT LATERI
FERTILIZER, STARING, WULCH, CLEAN-UP, DEBRIS RINOVAL, AND 30-DAY UANTENAMCE.

CUIGSGAPE COVTRBACTOR T0 B SHALED KD KNOWLLDOEARLE I THE FICLD OF
UM OF FVE (5) TEAR'S EXRERIENCE MSTALLING SIMLAR WORK. CONIRACIOR 10.6¢ LICENSED 10
PERFORM THE WORK SPECIIED WITHIN THE PRESTONG JURISDICTION.

7285 BOULDER AVE
HIGHLAND, CA

LANDSCAPE PLANTING NOTES AND DETAILS

206 _CONDINONS:
115 THE CONTRAGIGR'S RISPOMSINUTY 10 G0ACH TAC STE Jab REPORT XY OISCREPANCI T
ONNER O THE OWKER'S BEPACSTMTATIVES. | ALL PLAKT WATERIL AMD FINH GRADES ARE ErY A o) o0 epToN 0 LTIV
2 VLY SUBCRIDES 10 -3 IOICS I LANDSCAPE AREAS, IS ACCOMMODATES THE 1O (2)
% OF OSK WG 10 8¢ NSTALLED 1 ALL L
SAVE mn FNTECY ALL EXISTIHG PLANTINGS SHOWN 1O REMAI. DO NOT PLANT UNTIL OTHER z E;‘;ﬁ‘"ﬁom SURFACE VICETATION ROOTED (N THE 5“""“25 FRIM TO SUB-GRADE
TION DPERATIONS WHICH CONFLICE HA e " u
B RSTALLED, D0 WY ALY LTI SSTEN A bR TcaLED, TEaED o ey o3 1o 3. REMOVE SOIL LUNPS, ROCK, VEGETATION ANO/OR DEBRIS LARGER THAN 2 INCHES FROM ALL
et VANOLE PLINTS Wt CARE — 00 W1 DAGAGE OF BREAK-A00T Sorck. TRk, 08 I=GRAOL PRIDR TO PLACTUENT OF SPECIFIED TOPSOIL.
CHES,  REPAIR AND/OR REPLACE TEWS OAGE 1S A RESILT OF WORK, 08 VOIK NOT W0 5. REMDVE ANY ASPHALT EXTENDING GEYOND 6 WOHES FROM CURES INTD ADIAENT
SOUELANEE Wi PUNE 0. 5P ECIFICATIONS, AS DIRECTED §Y OWNER AT NO ADDITKIRAL COST T0 b L
THE DNER. £) TOPSOIL PLACEWENT:
REPAIR OF EXISTING PLANTINGS: 1 TOPSOIL 10 BE INCORPORATED AS ¥
DURING THE COURSE OF WDIK‘ REPAIR ALL EXISTING PLANTING AREAS BY FRUNING DEAD A :g‘u g"E ;_gmmm g::ﬂ:ﬁ: g; ::mm Eg ToPsow FW EACH l-gﬁ" WVW %
CROWTH, RE-ESTABLISHIKG FINISH GRADE AND AT-WULCHWG . 3
d 10 SR O C. BSTAL ONC-QUANTER cuc JPoRTES loPSDI\. von :Acu e, F
IRRIGATION SYSTE: LAMOSCArE. CONTRAGION 10 DXCAVATE A 1N LINDSCAPE D1
LANDSCAPE CONTRACTOR TO VEWNY AVAILABLE WATCR PRESSURE PRIOR TO IEEINNIHG ANY WORK ON " ON THIS SHEET. LODSEN UP BOTION AND S“’fs oF "‘-NW P" 'ﬂ DECWSOUDA‘( EX’!"NG
THE PROPOSED IRRIGATION STSTEM, PROVIUE WRITTEN RESULTS DF WATER PRESSURE TO LANDSCAPE SOILE m N »ums m mk uu: |~ nc«nu. mc( l ov va: son. PLUS lws[anu.
ARCHITECT a P A A

0L H
— - — 5, PLACE Z0DOwAL TOPEGiL' G S0R Mk 1 REQURLD 10 EET SN CLEVATIONG,
LR G S
DUSSL OF WORY, REPAIR AKY DAMAGE T0 THE JRRGATION SYSTEU 10 UATCH CONDITONS

PRELIMINARY NOT FOR CONSTRUCTION

grophica, designa, Bustrations, peeiprishs, 0nd pittures (coslectively, the “Matardis®) one owned by and/or KGensed by DB Fronchising USA. LLC and ore protectad by copyright, trodemark, rade dress, patent, ond/or other intallectuol property righta and uniolr commpetfion tws under the UnZad States and forsign ke

3
g
k]
PRGR 10 THE Dot sTaxEs:
i -FO0T LINGTH CREEN METAL T-POSTS. TWO PER TREE, SHRUE — PRUNE AS DIRECTED
anes; = Y LANDSCAPE ARCHIECT
CUALINTEE. AL PLANT WATERL FOR & PERIDD OF ONE YEAR FROM DATE OF FINAL ACCEPTANCE OF GUY WATERL: 3
é THE J0B 6Y DWNER, H-{NCH WIDE POLTETHYLENE CHA LOCK TYPE TIES: O, 3/8 DWNETER RUBEER. HD WIRE. HOLD MULGH FROU STEM
30-OAY MAINTEMAKCE: HULCH LAYER
3 EONTRACTON 10 PROVIOE OWNER WITH & SCOPE OF WORK AT TE OF AL PROJCCT o0 EXECUTION:
3 TR GRS R D o ol SRR 4 swucen ron wATEmNG
TOINCLUDE Wikl [ N
o THAT ALL SOIL CONTAMINAKTS (E.G,, PAINT, SEALANTS, SOLVENTS, DILS, CREASES, CONCRETC/ASPHALT
LS, [TC.) HAVE BEEN SATISFACTORY R FROU AL PLANTING REAS. DD NOT BEGIN %ORK U
g SUIT THE FOUOMAG 10 THE UNGSCAPE ARCHTECT FOR REVEW AKD APPROVAL PRIR T THE ‘;;’.'; ) m’m R A TORY BEMOVED Dok e BACKFILL. SEE SOIL SPECIFICATIONS
'A) DDCUMENTATION THAT ALL PLANT MATERIAL HAS BEEW DROERED, st Guots
i 6) TOPSOL ANALYSIS AMD RECOUMENDED AUENDMENTS, FINC GRADE AN RENOVE RDCKS, DERR, AYD FOREIGH SUECTS OVIR 2 INGHES OAIETER FRO 108 Si?:linm_m:x?:éb(“of o
g ©) TREE STAKING AND GUTHG MATERIALS SURFACE OF PREPARED LANDSCAPE AREAS FINISH ELEVATIONS 10 D DEFINED A5 S INCHES GELOW CURGS, BURLAP DN 538 WA
9 ONE (1) QUM ST UF 0PSO AN WL WALKS AND/UR DTWER ADICEHT MARDSCAPE FOR AL PLANTING BED AREAS AND 1-INCH GELOW CUY
PLANTING SCHEDULE IKCLUDING DATES. AND TIES., YAIXS AND/CR OTICR ADICEKT JARDSCAPE FOR ALL LAV AREAS, PIISH GRADE BCTER o GRADES PROR
T VANTINANCE ISTRGETIONS FoR ONE. (1) FAL veAR. 10 MSTALLATGN OF MULCH OF L. GRADES TO DE SUDOTH EVEN GRADES,
EOUPRETED, 43 SN D THE PN AND DCTALED. . PROVIOE POSTIVE OBANAGE AVAY RO BULDIGS p——————
P MATERWALS: AND STRUCTURES, SITE uvu. DRAWINGS (DENTIFY FIWAL ELEVATIONS. WOISTEN PREPARED AREAS BEFORE DIAMETER
FLAKTING IF SO IS ORY. WATER THOROUGHLY AND ALLOW SURFAGE TO ORY GEFORE PLANTING. DO MOV
PUNT UATERULS: CREATE. WIDOY SOIL. o
PUANT UATERULS 10, ¢ “s‘&x»& | SI32 W accomues wiw (e anement TREES AD SHRUBS: AZPLY AODITIONAL 4 07, 8-32-16 FERTIUZER NTO TP
KURSERY ONLY UPOR AUTHORIZATION BY THE LANDSCAPE Wn“u .4 B & 8 INDICATES ARRANGE TRECS ANO SHRUBS ON SITE I PROPOSED LOCATIONS PER DAAWNGS, EXCAVATE PIT, PLANT AND OF PLANTING M|
i o J S STAKE OR CUT, 45 CALLLD ouT 410 ODTALLD, AL TREES, SURUGS. A0 SUPPORTS 10 ST vemL. PLANT SHRUD H1GH [,,wc“ 10, Mtow poSITE praAGE AWAY
SadeD 40 porrecs: g ;;'3;? COMANGE: "D MOCATES AL OOT; "0 SACKTAL SL 12 ST SP0KS, SETTLE BAERFIL oG WATER ORR, RO UEERARIL, o PLANT SHRUD 410H ENOUGH 10 ALLOW POSITHE D -
3 ) G TS i P COUTON L e AT S 19 o o 3 s wuow, ORNAMENTAL GRASS PLANTING DETAIL
8) quALY: VATER TADROUCHLY AND TAKE CARE 10 ENSURE AT Ro0T CHOWN 5 AT WoT 70 oA
E e \rema o SOUPLY WITW STATE AMD. FEDERAL LS 7R O PRORCR GRADE, 45 DETANLD: 1° MAK. 10 OF Cump
. LTS TO BF FULLY LN, IGOROUS, WL TORMED, mm Yo 0 T0F OF MULGH
OLVCLOP, FADLS KOOI ST BULLS OF FLANTS O BE SO
o FURLLY HELD TOGETHER, SECURELY CONTANED AND PROTECTED. $ROM. MUty UTILTY CLEARANCES:
AND DESICCATION, Pl UAWDSCAPE ARCHTTECT 0 HAVE BECH FIELD AGJUST PLANT LOCATIONS FOR 8-FDOT SEPARATION OF s/ SYUSS D 2-Fo0r curg
DAMACED; RAVE DEFORUITIES .4‘7; STEu, BRACIES, OF ROOTS; LICK STiucri. SEPARATION FOR GROUNDCOVER FROM FIRE. HTORANTS AND UTIITY V)
HAYE MULTBLE LEADERS GR Y CROT AN 30 DEGRECS 1N TREES, 0%
00 NoT ANOANDS WL €% NEIEGIED. - PLANY MATCRUL: 10, 5C CLEANUP AND PROTECTION: PRUNE DAMAGEOD TWIGS AFTER PLANTING — —
sr::‘:césslv»:’v\.lc( w:s!((k( ﬁ:gﬂul TR TAGH seecinco E‘ﬂé"&'.";‘?e URSERY i Mg T A RO T CORDTION, PLAGE IN VERT. POSIION; DOUBLE LEADERS WILL BC REJECTED i
©) sussTTTION: ) TRESPASSIRG. _ WANTAN, PROTECTION OURING, OTALLATON 4D, JANTEWAMCE PERID. . THEAT, REPAR, OR \
g ALL PLANT SUBSTITUTIONS TO REPLACE DAMAGE LANDSCAPE WORK AS DWECTED DY THE OWNER, NoTE: \
APPROVAL. THE LCCAL Julumnu MLL BE \‘ME WCAN»IA‘VIDM mﬂ PROMES FINAI. 'T(P IW"‘MU- “U's" ARD PROTECTED AT ALL TIMES.
APPROVAL OF ALL SUBSTITUTIONS, PLANTING LNTENANCE: ROWN OF ROOTBALL AT OR JUST AROVE FIMISH GRADE, MULCH AT GCURB DETAIL .
i ©) LABEL AT LEAST OME (1) TREC, SHRUS, AMG GROUNDCOVER OF EACH VARIETY WITH A m:m:ﬂ;v* ASSTEVANCEIRT St 0] t' . Mml: F LNDSCAPE INSTALERS, wmmm m:nmun mvm 'v'é“’é'é As)é(') nﬂm wﬂz‘:mwu o i s ; <
H COUPLETED INSTALLATION, AND UNNIL ACCEFTANCE OF LANDSCAPE NST X - S
SECURLY ATIAGHED WATERPROGF TAG BEARIC. LEGILE OESGAANON OF 0TANKAL AT e To S WIS, o T AR RS e i DA NOT TO SCALE
GRAOES OR POSITION, LSk 0 GRADES: AND UOWING whap, . REGARD
K "C“‘w‘:ué"n ‘,;‘m ittt caflonl iy m © Corss WEERLY AFTER Lawt SSTAGUSHUTNT, MRADICOE F HOT FLCOM NENDCD TOR ONE TEAR FOLLOVING OF WATERAL
e, 51 mm'n. b LALE 15 DELAYED Oec- ) PSTAATEN, INCLUDED IS REFLACEUENT OF 0FAD PLINTS KD PLUNTS SHOWMMG LOSS OF 40
% rgte ; et B G s i, v e e TREE STAXES STAKES PER SPECS, PLUME WITH \INTL
08 DTUER ACEEPTAGLE NEARS OF RETAMNG MO ez cowTonon wewe 3 —
- i o T et e el PR FR B e st billg
- 3 HoLD pLANTS Fou
¥ b .,m."v:;"s".‘,'.: e PLA, “son AdkMOuEMTS ""“"""“E:J{é‘: u‘é‘mé".m’ﬁu 53".; t R 'ﬁgﬂ;;pgg,vgg et e mgmtsm:;“,;sr;;',,ﬂ;*  ME DYERLL IWSPECION TECTIVC WRAPPING DURIO SHIPLDHT T0 ST AXD 3 NoTEo N s ust 80y
L € BASIS OMLY, SPECIIC ANEHDNENTS AKO FL BE LADE AFTER S g Ao K IEWED. . NSTRLLATEN REVOVE AT COURETN OF PLAMTNG 'i -\
SAlPLEs A ABSTAIOR? TESTED BY THE. CONTRAGTOR. ' SROVIR, SHAMGE DROER TR AGOMONAL OF . SPACING AS CALLEO OUT
REDUCTION OF UATERULS REGUIRED OR NGT RCQWRED 8Y THE SOILS REPORD. gl /7 ON RLAN/PLART LisT
P0n 10 T, REGUEST FOR WAL WSPECTION, THE APPLICANT SHALL HAVE CONPLETED T ISTALAION =
L AN AL ’,‘g‘wﬂ'},?’,‘;}m CONTRAGTOR TO GETAIN THO OF ALL LUNDSCAPE EuS, pASSED AL CONSTRUCNON SEQUENGE WSPECTIONS IV ABOMON i 7
OUPLETCD SAD PARTY WATCR AUOT WITH REPORT, AS-GULY DOCUENTS, CONTRGLLER AT sunumm FSH oRAE
REPRESENTATIVE SOM SAUPLES, FROW LOCATIONS AS DIRECTED BY THE LANDSCAFE ARCHITECT, TD A
3 o THE CIY LANGSCARE ARCAICET. TAMMRE 10,0050 W RESULT W DELATS 7R P 6D LNE €0GE § 5
gl A ey e U m T "’"“‘ 3 Wﬂﬂ;",@gg’;ﬂgg;{:;,‘;e", oo REPECTON ANDJOR SNwarT. pRCPARe ;5%{'#8"."" PR SPECS: AT N, LOOSEN—— cops/ AL s snas S PONTER 2 2
Rl P Sy S i o S e i — TR £3
E D orson: 5 EONIRATIED AL A4 P4 TOR 8 THE COMTRGTOR RO0T ATAER SHAL b€ 1N STALLED FOR ALL TACES PLANTED Wi 5. wiNg, L E o
3 " _ — —— 3
WALLS/STRUCTURES, ALL TREES REQUIRING ROCT BARRIERS SHALL m:un m-m:r rnou m: csmzk ur "[MWE AL WRAP, “ES- ”“7 CONTANERS ROTE:
'COWRICIOR 15 AESSONSILE FOR SUPPLIING ALL TOPSOR. AXD FOR DETERNIAG 5 RODTBALL AND t e
AT 5 o, e M o s T W ko 1 a7 38 1 S AL, e masemen, | §o d
-IN. | CONTRACTO! ESSARY WEED CONTROL
g RESUITNG Faow mnm‘wvm B orr e Shonere 361 BAL OH UNDISTURGED BASE OR COUPACTED MOUND SHRUB ROW PLACEMENT. g 5 -1 $
5) TOPSOlL 1o CONSET OF 175 67 YOLIUT SINDY L0, 1/5 -] <
VOLME COMPOSTED Gamok LU, W0 1/3 a1 Voluke Cousst vasueD suvn on PLANT MATERIAL SPACING DETAIL <32 gga
} . EQUNALEHT, OR AFPROVED £QU BROADLEAF TREE PLANTING/STAKING DETAIL ¥oT 10 scAE e g
WBT 10 SCAE 88 3 8
¥
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“The nome DUTCH BROS. ond o ossociated logos, Gistincthv Gesigna, contant, infonmotion, Gnd other matericis fsotured, displayed, cantained hersn, &M Made ovoilable by Outch Bros. InCxing Dut Aot KAWIed 10, the ook ond (s’ of Uia eatablenments ond Pockucts, O tamd, imagen. caions, configurotions,
gruphics, designs, Busirations, photogriphs, and pictures (coklectively, the “Motarials®) ore cwned by ond/or flcemeed by DB Franchising USA LG ond orw protactad by copyright, trodamark, Irada drasa, putant, and/or oiter intallectsal proparty rights and unfoir competilan ks urider tha Unkad Siotes and forsion kave.”
o T Y

Know what's D!
Call before
Dia) 81

ow,
you dig.
1

DUTCH BROS. COFFEE - CA7201, HIGHLAND, CA
PLANT PHOTOS

PLANT PHOTOS
7285 BOULDER AVE
HIGHLAND, CA

Tithe:

CHINESE PISTACHE
TREES

" Durcl Bm@§

&1

24

A3 B peals ’
5 “aCHOT S L

ACACIA REDOLENS MUHLENBERGIA

h

OLEA 'MONTRA' DIANELLA 'BABY'S

CRLC Y

ey

SHRUBS 'REGAL MIST' BLISS' IBERE
RREE
Fills
¢
is g
o % i‘
5 s
§2 32
22 Eif
1y
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“The noma DUTCH GRQS, ored 4l casociated logas, datinctive designe, content, information, -and other moteriole feotured, dispiayed, sonteined henin, bod Made dvo3abd by Dubch Bros, inchuding but dol Emitad K, the “lock ond fee” of the estacksnments ond products, o taxt, images, color, configurctions, .
grophics, Sasigna, Eustrations, potograghe, ond plctures {collectivey, Ihe Tliotenlas”) ore cwmad by ond/or lioansed by-DB Franchising USA, LLC ond on protactad by copyfight, trademark, trade dresa, patant, and/or other intalactucl proparty rights ond_unfalr comMpetiion ks under the Untet Stotes ond foreign

Dial 811

PROPERTY BOUNDARY

WORK LIMITS.

Know whats GEIOW,
Call before you dig.

BOULDER AVENUE

DUTCH BROS. COFFEE - CA7201, HIGHLAND, CA
IRRIGATICN

i
535)

\JI

=

a

b et

HYDROZONE EXHIBIT

IRRIGATION

AL NEW PUWTS TO BE RRICATED BY A PERWANENT

UNDERGROUND RRIGATION
THAT 5 CONNECTED TO A4 AUTDIATIC CONTROLLER THAT HAS A RAN SENSOR

IRRIGATION CALCULATIONS
TOTAL NEW IRRIGATED ARk 2571 SF

+ TOTAL DISTNG: 2,131 SF

MEY RS

WA 55.850.62¢(0.TxLA)
= 112,078 GULONS PER YR

HYDROZONE 11 (SHRUBS ONLY)
WU = (ETo(0.620(PrA) /
= 55,800.026(0.3:4882) / 081
= {344 £ 140 / 081 = 59,50 CALLONS PER YEAR

HYDROZONE §2 (REES OHLY)

PROPOSED TREES ARE "MODERATE 50 PF IS 05~
38 SF PER TREE 2 & TREES = B SF

= S5.80062(05 x 448) /081

= {344 x 224) / DAT = 9513 CAIONS PER YEAR

TOTAL EWU: 80,182 GALLONS PER YEAR

W ALLTREES TOBE PUT ON
~ SEPARATEVALVEETHAN

sHAUBS
VORK LIMITS

PROPERTY LINE

EXITTING BIDEWALK

PRELIMINARY NOT FOR CONSTRUCTION

SET

IRRIGATION HYDROZONE EXHIBIT
7285 BOULDER AVE
HIGHLAND, CA

Title:

7
Qo

D UcHBROS

I

2
]

4%‘“\%?
>

e,

o
Ve
%
i
%

il

Rl

o2
NA

Scoim:

Oosigned Y|
orown AN portgontel
Chacked Y.
Aoprovad 38| Vrtiool

barghsusencom | . zrsmz

Barghausen

Consulting Enginears, Inc.
18215 72nd Avenue South

Kent, WA 98032

4252516222
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el
Call before you dlg
Dinl 841

DUTCH BROS. COFFEE - CA7201, HIGHLAND, CA
IRRIGATION NOTES

IRRIGATION SPECIFICATIONS

GENE
A QUALIFICATIONS OF IRRIGATION CONTRACTOR . 7o
1 NL BE

o sMARP CONTROULER CHART: THE IRRIGATION CONTRACTOR BHALL PROVIDE A 147 X 47°
A SINGLE IRRIGATION AR.ORY BO NaF USE ANY GORT OF SEALERS OR WOUND PANTS:

R ITRAC L
INATED COPY OF THE IRRIGATION LAYOUT AND PLACE IT IN

SPECIIC ECUIPHENT AND EYETEM LAYaLT

L MATER AL GHALL BE GUDJECT T APPROVAL BY THE OWNER, BACKEHL
[

:

g

:

53¢

’é

A
IRRIGATION NOTES
7285 BOULDER AVE

HIGHLAND, CA

N

PLANS, NOTES, AND DETAILS

2 ALLWORK SHALL BE PERFORMED IN ACCORDANCE WITH ALL APFLICABLE LAWS, CODES AND
REGULATIONS REQUIRED
INCLUDING ALL INSPECTIONS AND PERMITS REQUIR ED BY FEDERAL, TATE AN
AUTHORITIES 14 SUPPLY, TRANSPORTATION AN INGTALLATION OF HATOALS. I CAGE OF
CONFLICT BETWEEN THEGE PLANS ANDILOCAL AWDYOR STATE CODES, CODES BHALL

PREVAI
3. THEINTENT OF PROVIDE LLANDSCAPE
AREAS

¥
INSTALLATIONS. AGTUAL
BACKFLOW DEVICE, PPING, VALUES 46RAY HEADS. DR RRIGATION ANG RELATED
EQUIPMENT haaY N ASED O
4. FORCLARITY Fw!o'- SOME [RRIGATION LINEE AND EOUUEAT ARE SHOWN I
ACCESS SLEEVES; BE INSTALLED IN A
1ELD

COMMON TRENCH OR AT THE BACK OF CifRR N LANDACAPE AREAS. MINOR F
ADIUSTMENTS SHALL BE MADE AT NO ADDITIONAL COST TO THE OWNER,
PRooueTs

ms IES\'OF THER CLASS ANG D, ALt MATERIALS OWALL KAVE A IO OISR oF
A% ACINGT MATERAL DEFET T8 O DEFECTVE WORKANBHIS. ALL MATERALS SHALL 06

O THE SRAWDE A0 TYPEL HTED G

EQuAL FIRST 081y FRow THE &

“THE FIELD, OR

My VATERALI AT
OE oF VPE THE DRAWINGE.

DETALS AND AL AND LOCAL

c

T EREEBURE SUPPLY LINES, DOWNETAEAM OF THE POINT.0F-CORNECTION

. BUHEDULE 40 PVC FOR ALL FIPE 112" OR LESS

b CLASE31SPAC FOR ALL FPEZ TO 24220

H FOR ALL PIPE 3* AND LAY

2 GLESVING AND NON.PRESSURE LATERAL LINES (DOWNETREAM FROM VALVES] GLASE 200

e

3 FITTINGS SCH.40 VT, EXCEPT AB NOTED OTHERWISE

b

PLARS.
BEAR A PRE-MARUFACTURED, NUMBERED WATERPROOF TAG BEARING A NUMBER

'OPERATION SEGUECE SHALL MATCH THAT AB SHOWN ON THE PLANS
QUICK COUPLERS, BALL VALVES, ANDGATE VALVES TVPE AND GIZE PER PLANS
ALVE

OLT-
IHE CNTIRE VALVE AR VALVE ASSEMELY THE VALVE BOX LID BALL HAVE THE VALVE
STATIH NUMOER HEAT-BRANDED NTO THE I WIT 2 0l LETTC

nums TYPE, NODEL AKD NOZZLE SAALL B X5 WOCATED O PLAND

NTEGAAL EXTER DR TUGNG! TGBING HODEL AN FLO RATE A8 NaTED OH PLANS, WITH
INTEGRAL EWTIENS WELDED 76 THE WEIDE WALL DE THE TL e o8 o L ek of e
TUBING ASSEMBLY .

ER: PER PLANS
AL PROVIDE LINEVOL
FAULT PROTECTION,
3 2evolt Be L UF. BURIAL,
LER SHALL HAVE A DIFFERENT COLOR
STARaN Kb counon
'STATION WIRE - ANY COLOR EXCEPT WHITE OR BLUE
3 coumon

3 EXRACOMMONWIRED- BLUE
ENCAS

ALLFELD 5PLCER

S BC LOCATED A & 1NCH ROONG VAL Box

L. RAN BENSOR' TYPE AND MODEL PER

METHODS.

A THIS DESIGN 18 DIAGRAUMATIC ALL PIPING, VALVES, AHD OTHER EQUIPMENT 3HOWN WATHIN

PAVED AREAS OR OUT OF PROERTY BOUNDARIER ARE FOR DESIGN CLARKICATION ONLY, AND

SHALL DENSTALLED N PLANTING AREAS WITHIN TUE SROPERTY LIXES OR LTS WICATED O
ey L

IPLENT .
INGTALLATION, O RRIGATION CONTRACTCA Y 8 REDURED 16 LOVE SULh TR AT IS OWN
onm 20

PLACEHENT LOCATION 8 CORRECT h
MEET wWiTH
cowsm:aamv ‘GF WORK, AND 8HAL1, DATAIN ALL ENGINEERINO, LANDSGAPE, AND OTHER
CABLE PLANS & DOCUMENTS. TNE CONTRACTOR SHALL THOROUGHLY REVIEW THE PLANS
TOTHE L

AEPRESEATATVE WarEDATELS
C. THE IRRIGATION CONTRACT:
ON THE DRAWINGS WHEN 713 OBVIOUB N THE FIELD THAT Lt QBETRUCTIONS, GRADES
OR DIVENSIONS EXIaT THAT MIGHT WO HAVE BEEN CONNDERLD M Tt ENGINECERRIG BUCH
B DEATHON &F T iarpaanch
MED,

10
DESIGNER. (M THE EVENT THAT THIS NOTIFICATION 18 NOT PERFORME
CONTRACTGR SHALL ASSUME UL REBPGHSIBLITY FOR AN REVINONS D WecksaRy cosTa

THE oTALLATON OF THE FiRIcaTION Ssrow
8 BEFORE BEGINAING WORK, CONFIRM THE STATIC WATER PRESSURE IS AT

. the “Matarials’] are_euned by and/or Gcenaed by DB Fronchising USA (LC and ore protectsd by copyright, trademark. trade drass. patent, ond/or other intalactual property dghits and unfolr competition lows under i1 Uniked States and foreign laws.”

CEAST 9570t STATICWATER Pt S9UNE 1 O TSR OF THE STATLD BAOYSE: 26 w0 rnes
VATHOUT FIRST NGTIFYING THE RRIGATION IER N WRITING, AND OBTAINING.
NT IREGTION NALUEABUREG. GHOULD THE RRIGATION

O e b A T REPOMRBIITY FOR ALLCOATE MOURED TO

L BE AUTHORRED I
sucn e UNSTANCED
VERIFY
\w"sn JENER. ELECTRICAL TELEPHONE GAS, CABLE, TELESION, T PROR 10.THE STABT
ANY WORK. THE CONTRAGT( FANILAR WITH ALL GRADE DIFFERENCEE, LOCATIONS:

oF waLs. TR TuRES o onimes
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Exhibit 3: Building Elevations
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Exhibit 4: Conditions of Approval
for DRA 23-018
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Date:
Applicant:

File/Index:

Proposal:

Location:

CITY OF HIGHLAND
PLANNING DIVISION CONDITIONS OF APPROVAL

May 21, 2024

Dutch Bros Coffee.

Design Review Application (DRA 23-018) — [Related Projects: Conditional

Use Permit (CUP 23-014)]

Construction of a 950 square foot drive through coffee shop, site of
approximately 0.54 acres.

7285 Boulder Ave Highland, CA
APN: 1200-501-04

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 include Engineering, Fire
Department and Building and Safety 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.

This Design Review Application 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)  This Design Review Application 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
has taken place within thirty-six (36) months after the approval of said
Design Review Application.

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 every
subsequent twelve (12) months, not to exceed thirty-six (36) months in total.
Applications for such extensions of time must be set forth, in writing, by
reasons for this extension and shall be filed together with a fee as
established by the City Council, with the Planning Department sixty (60)
calendar days before the expiration of the Design Review Application.
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3)

4)

5)

6)

7)

8)

9)

The subject Design Review Application pertains to the construction of a 950 square
foot drive through coffee shop, site of approximately 0.54 acres.

The project shall implement the development standards and uses approved for
the General Commercial land use and zoning designation.

No storage of materials outside an enclosed building may be permitted unless
expressly designed for such purpose and approved as a part of the site approvals.

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 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.

Lighting shall meet the following HMC standards from Table 16.40.160.A for
medium activity commercial uses or other similar Standards, as approved by the
Planning Commission:

a. In no case should illumination exceed 0.5 footcandles measured at the
property line.

b. All lighting fixtures shall be adjusted or designed to shine downwards to
avoid spillover and glare on the surrounding community.

c. No floodlights or other up-lighting shall be permitted to be attached to
parking lot standards for the purpose of illuminating the building.

d. Security lighting shall be installed to adequately illuminate the Facility. All
security lighting shall be shielded and directed away from surrounding

residential uses, businesses, and public right-of-way, and not be of
unusually high intensity.

e. ' No lighting shall blink, flash, or be of unusually high intensity or brightness.

f.  Parking lot light standards and building mounted fixtures shall not extend
above building eaves.

All trees in planter islands, or within six feet (6) of hardscape, shall be planted with
root barriers.

Shrubs located in front of parking stalls shall be planted approximately two feet (2)
from the curb face to prevent possible damage from vehicle overhang.
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10)

11)

12)

13)

14)

15)

16)

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

Prior to the issuance of Building Permits, a copy of the Utility Plan shall be
submitted for review and approval. The Utility Plan shall show the location of all
proposed above ground electrical transformers, utility cabinets, back flow devices,
fire department detector check valves, etc.

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.

The Applicant is responsible for implementing all conditions of approval to the
satisfaction of -the Community Development Director, City Engineer, Fire
Department, and Police Department. 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 May 21, 2024, on file with the City of
Highland Planning Division, and shall be in compliance with all conditions of
approval contained herein.

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 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 Applicant and Owner of the property shall submit to the Planning Division
written evidence of agreement with all conditions of thls approval before the

‘approval becomes effective.
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