Conditional Use Permit No. 2007-006 Amendment No. 1
August 4, 2010 Planning Commission Meeting
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PRIVATE SEWAGE DISPOSAL. SYSTEM CALGULATION.

OISCHARGE RATE: 28 GAL/DAY/OCC— B8 OCC X 25 CALJOAY = 2,160 GAL/DAY OISC
MAX. ALLOWABLE OISCHARGE RATE %00 GAL JOAY/ACRE X 6 ACRE = 3000 GAL/DAY
MAX. ALLOWABLE OISCHAROE = 3000 GAL/DAY >'2.150 GAL/OAY THEREFORE OK
ASSUMEO BPERCOLATION RATE 100 $Q FT/100 OAL OF SEPTIC TANK CAP

REOUIREOD SEEPAGE PIT CAPACITY REGUIREO:

780 OAL/100 X 100 8O FT = 750 50 FT/15.7 50 FT/FT m 47.7~50.0 FT OEEP

80.0 FT/2 = 2— 25 OEEP X &' OlA. SEEPACE PITS

SCALE 1%m30]

REID PRODUCTS INC.
S{O, R, KEVIN' REI, PRESIOENT

TELEPHONE! (760) 240—1355

GANIEL M, SEAGONQQLLAR ARCRITECT

SALIFSTATE LiC ¢ C—24432

APPLE VALLEY. Ch. 92307

TELEPHONE: (760) 247 9870

REIO PRODUCTS ING,

/0 MR. KEVIN REIO, PRESIOENT

29430 WAALEW RO.

APSLE VALLEY, CA 02307

TELEPHONE: (780) 240—1355

LEGAL _DESCRIPTION:.

21430 WAALEW RO.
APPLE YALLEY, CA 92307
LOT 42 & 43 TRACT 3745
ASSESSORS PARCEL NO:

SUTE INFORMATION:
AREA SUMMARY:
SITE NET LOT 42 AREA:
SITE NET LOT 43 AREA:
TOTAL SITE AREA:

PHASE 1 — EXISTING
EXISYTING BUILDING AREA
BUILOING A AREA:
MARUFACTURING
OFFICE
TOTAL AREA
EXISTIN BUILOING B AREA:
MANUFACTURING
EXISTING BUILOING C AREA:
MANUFACTURING
EXISTING BUILOING AREA TOTAL

PHASE 2

PROPOSD BUILOING O AREA:
WAREMOUSE
MERCANILE / WILL CALL
TOTAL AREA

483-408-06 & 07

130,764 SO. FT,
130,764 8Q. FT.
261,828 8O. FT.

= 3 ACRES NET AREA
w 3 ACRES NET AREA
w & ACRES WET AREA

2,937 SO, FT.
2,703 SO. FT. TWO STORY OFFICE
10,640 B0, FT.

4,300 $0. FT.

4,500 SO FT.
19.640 80, FT.

3,200 %O, FT.
1,600 SO, FT.
4,800 5O. FT.

PHASE 3

PROPOSD BUILDING £ AREA;
WAREHOUSE 3,200 SO, FT.
MERCANILE / WILL CALL 1,800 5Q. £T.
TOTAL AREA 4,800 8O, FT,

PHASE 4

PROPOSEO BUILDING F AREA:
MANUFACTURING

PHASE 5

PROPOSED BULDING G AREA;
MARUFACTURING

PHASE &

PROPOSEO BUILDING H AREA:
MANUFACTURING 18,400 $a. FT.

ao;rwc_ronzo\in)l>rrvx)wnuAmxﬁﬂzaknzonOmmov
MANUFACTURING  ————— 43,237 5O, FT.
QFFICE
MERCANTILE
TOTAL AREA

4,500 80. FT.

4,500 5O, FT.

49,140 SO, FT.

PROPOSED SITE AREA TABULATION:

PERCENTAGE OF BUIDING COVERAGE = 16 X _ (49,940 SQ.FT.)
PERCENTAGE OF LANOSCAPE COVERAGE = 31% (180,0008 SQ.FT.)
PERCENTAGE OF HARO SURFACE COVERAGE w 83X (139,491 SOFT.)

BPARKING SUMMARY:

PROVIOED PARKING ZPACES 133 TOTAL
HANGICAP ACCESSIBILITY PARKING SPACES PROVIOEQ  ——we 10
REQUIRED PARKING SPACES 86 TOTAL

PARKING SPACE / FOGO SO, FT. INO. BLDO.
>Zﬂ) {43,237/1000=43) = 43 PARKING SPCS.
1 PARKING SPACE / 200 50, FT. MERCANTILE,
AREA (3,200/200~16) = 18 PARKING SPCS,

1 PARKING SPACE / 100 S0. FT, OFFICE.
AREA (2,700/100=27) = 27 PARKING SPCS.

BUILRING TYPE:
EXISTING BUILDING A ~ CONST. TYPE V—SPKLED QCC. GRP. MIXEO USE F2 & 8

N OCC, GRP. F2
. GRP. 2
. GRP. M & F2
- GRE. M & F2
. crp.
. She £3

OCC. GRP. MIXEO USE F2 & B
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Staff Report

AGENDA DATE:
August 4, 2010
CASE NUMBER:
Conditional Use Permit No. 2007-006, Amendment No. 1
APPLICANT:
Kevin Reid for Reid Products
PROPOSAL:
The applicant requests approval of an Amendment to previously approved Conditional Use Permit No. 2007-006 to allow the construction of five (5) additional manufacturing buildings ranging in size from 4,500 square feet to 15,400 square feet for a combined total of 37,200 square feet at an existing manufacturing facility located within the North Apple Valley Industrial Specific Plan.    The five (5) buildings are proposed to be constructed in five (5) phases.  
LOCATION:


21430 Waalew Road.  APN: 463-405-06 and -07
ENVIRONMENTAL

DETERMINATION:
The land use is consistent in scope as analyzed under the certified EIR for the North Apple Valley Industrial Specific Plan; therefore, pursuant to the California Environmental Quality Act (CEQA), Section No.15161, the proposal is Exempt from further environmental review.  
CASE PLANNER:
Ms. Carol Miller, Senior Planner

RECOMMENDATION:
Approval
PROJECT AND SITE DESCRIPTION:

A.
Project Size


The subject site encompasses two (2) three (3) acre parcels for a total of six (6) acres.
B.
General Plan Designations
Project Site:
North Apple Valley Industrial Specific Plan
North:

North Apple Valley Industrial Specific Plan
East:

North Apple Valley Industrial Specific Plan
South:

North Apple Valley Industrial Specific Plan
West:

North Apple Valley Industrial Specific Plan
C.
Surrounding Zoning And Land Use
Project Site:
Industrial – Specific Plan (I-SP), Manufacturing and Vacant Land
North:
Industrial – Specific Plan (I-SP), Vacant and Industrial
East:
Industrial – Specific Plan (I-SP), Vacant
South:
Planned Industrial (I-P), Manufacturing
West:

Industrial – Specific Plan (I-SP), Non-conforming Single-Family Residence
 

D.
Building/Unit Analysis:

Building D



6,400 sq ft (4,800 sq ft warehousing/ 1,600 sq. ft. retail)
Building E



6,400 sq ft (4,800 sq ft warehousing/ 1,600 sq. ft. retail)
Building F



4,500 sq. ft manufacturing

Building G



4,500 sq. ft manufacturing
Building H



15,400 sq. ft manufacturing
Total Proposed Building Area
37,200 sq. ft.
Building A (existing)


10,640 sq. ft 

Building B (existing)


4,500 sq. ft 

Building C (existing)


4,500 sq. ft. 
E.
Building Height:
    Permitted Maximum


50 ft.




    Proposed Maximum


21 to 33 ft.


F. 
Setback Analysis:




Required
Proposed
Building
Front
75 ft.
        85 & 108 ft.


Rear
15 ft. 
40 ft.

Side
0 ft.
42 ft.
Parking

50 ft.
56 ft. 
Landscape  

50 ft.
32 & 50 ft. (wide)

G.
Parking  Analysis:

Total Parking Required:

105
      




Total Parking Provided:

    
133
ANALYSIS:

A. General:

The subject site is located within the North Apple Valley Industrial Specific Plan (NAVISP) project area and located within the Industrial – Specific Plan (I-SP) zoning district.  Pursuant to the North Apple Valley Industrial Specific Plan, a Conditional Use Permit is required for the expansion of a non-conforming use.  A Conditional Use Permit was approved for an expansion in November of 2007, to allow the construction of a 4,500 square foot metal building at the non-conforming facility.  The site is considered legal nonconforming due to the pre-fabricated metal buildings existing on the site.  As the Commission may recall, an amendment to the North Apple Valley Industrial Specific Plan is proposed that could remove the non-conforming designation for the use of exposed metal as discussed at the June 16, 2010 meeting and to be considered at the August 4, 2010 Planning Commission meetings.
The applicant is requesting approval to construct a 6,400 square foot manufacturing building on the parcel, which is currently developed as an existing manufacturing facility, and to construct four (4) additional manufacturing buildings on the adjacent vacant parcel to accommodate the applicant’s manufacturing business.   At the time of submittal review, staff determined that the construction of Building “D”, located on the same parcel as the existing non-conforming facility may be allowed, subject to the approval of a minor amendment to the previously approved Conditional Use Permit No. 2007-006.  At the January 12, 2010 Town Council meeting, the Council determined that the proposed expansion of the existing manufacturing business to the vacant parcel to the west was within the provisions of the Specific Plan regarding the expansion of a non-conforming use or buildings, subject to CUP approval by the Planning Commission.    
In accordance with the non-conforming provisions of the Specific Plan, the applicant has submitted an amendment to the previously approved Conditional Use Permit application for Planning Commission consideration to allow the construction of five (5) metal buildings. The Conditional Use Permit process allows the Commission an opportunity to consider, on a case by case basis, the expansion of legal nonconforming buildings to ensure that the proposed expansion will be of a quality that will complement the area as it develops in conformance with the development standards of the NAVISP.    
B. Site Analysis


The subject site is currently developed with three (3) manufacturing buildings, perimeter fencing, parking and landscaping.  Existing Building “C” was constructed in 2008 with Buildings “A and B” being constructed prior to incorporation.  To maintain one cohesive manufacturing facility, and based on the determination that the development of the vacant parcel would be an expansion of the existing manufacturing business, a Condition of Approval has been included that requires the two (2) separate legal parcels to be merged as one (1) legal parcel.  

Although the overall site design mimics a multi-tenant industrial complex, the project is not a multi-tenant industrial complex.  The applicant has indicated, both in the application and during a presentation to the Town Council, that the proposed buildings are for the sole purpose of expanding the existing business and would be constructed in five (5) phases as needed.

In accordance with the Development Code, a single manufacturing user is required a parking ratio of “1 space per 500 sq. ft. of g.f.a. or 1 space per 2 employees on the largest shift, whichever is greater; for office area that exceeds 25%, provide 1 space per 200 sq. ft. in excess of 25%”. Therefore, the proposed expansion requires an additional sixty-five (65) parking spaces for a total of 105 parking spaces.   

In accordance with the NAVISP, a fifty (50)-foot landscape setback is required. The landscape setback located between the two driveways only provides a thirty-two (32)-foot wide landscape setback.   Therefore, a Condition of Approval has been added that requires the landscape setback to be met.   The NAVISP also requires that a maximum of fifty (50) percent of the landscape setback may be used for storm water retention.


In review of the site plan, it is noted that 10’ x 20’ loading areas are proposed.   However, in accordance with Development Code Section 9.72.060.C, loading areas shall have the minimum dimensions of fifteen (15) by fifty (50) feet.   Therefore, a Condition of Approval has been included which requires compliance with Section 9.72.060.C.  

Access to the parking area is provided from Waalew Road from an existing thirty-four (34)-foot wide driveway with one (1) additional thirty-four (34)-foot wide driveway proposed.  Currently, Waalew Road is not fully developed in accordance with the General Plan Circulation Element along the frontage of the undeveloped parcel.    Therefore, the project has been conditioned for street improvements.

1.
Traffic and Circulation
The project fronts on Waalew Road, a major arterial.  Waalew Road is not improved to its ultimate design in accordance with the General Plan Circulation Element for the undeveloped parcel.  The proposal is required to provide additional road dedication, paving and the installation of curb, gutter and sidewalk along the property frontage.  This project is not anticipated to have any significant effect on traffic patterns in the vicinity.
2.
Drainage

The applicant will be required to submit a final drainage plan, showing provisions for receiving and conducting off-site and on-site tributary drainage flows around or through the site.  The plan shall consider retaining on-site drainage flows from a 100-year design storm.  

3.
Sewer
The project is required to provide sewage disposal by connection to the Town of Apple Valley sewer system.  
4.
Water

Apple Valley Ranchos Water Company is requiring the extension of the existing water line to serve the project
C.
Architectural Analysis
The applicant is proposing a combination of metal siding, textured siding with dormer windows along the roof line and, on the south building elevation, exposed cross bracing to provide visual interest to the building.  The building elevations indicate a metal roof.   The proposed building design of the five (5) proposed buildings is similar to the architectural design approved by the Planning Commission in 2007 for Building “C”.  To add visual interest, canopies with metal fascia are proposed to the front building elevations of Buildings “D and E”. 
D.
Environmental Assessment:  

The existing and proposed manufacturing land use is consistent in scope as analyzed under the certified EIR for the North Apple Valley Industrial Specific Plan; therefore, pursuant to the California Environmental Quality Act (CEQA), Section No.15161, the proposal is Exempt from further environmental review.  
E.
Noticing:

This item was advertised as a public hearing in the Apple Valley News newspaper on July 23, 2010.
F.
Conditional Use Permit Findings:

As required under Section 9.17.080 of the Development Code, prior to approval of a Conditional Use Permit, the Planning Commission must make the following Findings:

1. That the proposed location, size, design and operating characteristics of the proposed use is consistent with the General Plan, the purpose of this Code, the purpose of the zoning district in which the site is located, and the development policies and standards of the Town; 

Comment:
The existing manufacturing use is a permitted land use activity within the Industrial Specific Plan zoning district.   The Specific Plan allows for expansions of legal nonconforming uses and buildings subject to the approval of a Conditional Use Permit.  
2.
That the location, size, design and operating characteristics of the proposed use will be compatible with, and will not adversely affect nor be materially detrimental to, adjacent uses, residents, buildings, structures or natural resources;
Comment:
The existing manufacturing use is a permitted land use activity within the Industrial Specific Plan zoning district.  There are no compatibility issues with respect to size or design since the building design is similar to what currently exists on the property and the adjacent properties within the NAVISP are vacant.  With the textured metal siding, the project will provide a combination of sidings that will provide some level of consistency between existing and future development within the NAVISP.
3.
That the proposed use is compatible in scale, bulk, lot coverage, and density with adjacent uses;

Comment:
There are no compatibility issues with respect to size or design since the building design is similar to what currently exists on the property, the property to the south and the adjacent properties within the NAVISP are vacant.    A non-conforming single family residence is located on the adjacent parcel to the west.  As a result of the residence location in the southwest corner of the property, and the proposed forty (40)-foot building setback, the project should not appear out of scale or impact the adjacent land use.
4.
That there are public facilities, services and utilities available at the appropriate levels, or that these will be installed at the appropriate time to serve the project as they are needed;
Comment:
There are public facilities, services and utilities available at this location.  

5. That there will not be a harmful effect upon desirable neighborhood characteristics;


Comment: 
The location, size, design and operating characteristics of the facility, and the conditions under which it will be operated and maintained, will not be detrimental to the public health, safety or welfare, nor will it be materially injurious to properties or improvements in the vicinity.   The proposed manufacturing use is consistent with the NAVISP.  A non-conforming single family residence is located on the adjacent parcel to the west, however; between the dwellings location in the southwest corner of the property and the proposed forty (40)-foot building setback, the project will not impact the adjacent residential use.
6. That the generation of traffic will not adversely impact the capacity and physical character of surrounding streets;

Comment: 
The proposed manufacturing building will not impact the capacity of the surrounding roadways. The project is required to construct road improvements.  

7. That traffic improvements and/or mitigation measures are provided in a manner adequate to maintain the existing service level, or a Level of Service (LOS) C, or better, on arterial roads and are consistent with the Circulation Element of the General Plan;

Comment: 
The proposed building will not impact the capacity of the surrounding roadways. The project will not create any additional vehicle trips than what is already anticipated under the certified EIR.

8. That there will not be significant harmful effects upon environmental quality and natural resources;

Comment:
Under the State guidelines to implement the California Environmental Quality Act (CEQA), the project is not anticipated to have any direct or indirect impact upon the environment that was not already addressed in the NAVISP certified EIR.
9. That there are no other relevant negative impacts of the proposed use that cannot be reasonably mitigated;

Comment: 
The land use is consistent in scope as analyzed under the certified EIR for the North Apple Valley Industrial Specific Plan; therefore, pursuant to the California Environmental Quality Act (CEQA), Section No.15162, the proposal is Exempt from further environmental review.  
10. That the impacts, as described in paragraphs 1 through 9 above, and the proposed location, size, design and operating characteristics of the proposed use, and the conditions under which it would be maintained, will not be detrimental to the public health, safety or welfare, nor be materially injurious to properties or improvements in the vicinity, nor be contrary to the adopted General Plan;
Comment:
Granting of the Conditional Use Permit to allow metal buildings will not be materially detrimental to the public health, safety or welfare.  Nor will granting of the Conditional Use Permit cause injury to other properties or improvements in the area.  
11.
That the proposed conditional use will comply with all of the applicable provisions of this title.

Comment:
Although the existing manufacturing use is a permitted land use activity within the North Apple Valley Industrial Specific Plan, the proposed metal buildings are inconsistent with the development standards of the Specific Plan.  However, the Specific Plan allows for expansions of legal nonconforming uses and buildings subject to the approval of a Conditional Use Permit.    In accordance with this provision, the applicant has filed a CUP for Planning Commission consideration to allow the expansion of the manufacturing business with the use of pre-fabricated metal buildings.
12. That the materials, textures and details of the proposed construction, to the extent feasible, are compatible with the adjacent and neighboring structures;

Comment:
The surrounding properties located within the NAVISP area to the east and north are currently vacant.   The property to the west is developed with a single family residence. The property to the south, which is not located within the NAVISP, is developed with a building with a metal exterior.   With the combination of sidings, the design will provide some level of consistency between existing and future development within the NAVISP.   
13. That the development proposal does not unnecessarily block public views from other buildings or from public ways, or visually dominate its surroundings with respect to mass and scale to an extent unnecessary and inappropriate to the use;

Comment:
The project complies with the height requirements of the NAVISP and will not block views of the surrounding area.  

14. That quality in architectural design is maintained in order to enhance the visual environment of the Town and to protect the economic value of existing structures.

Comment: 
The proposed metal building is inconsistent with the development standards of the Specific Plan.  With the addition of a textured metal siding, the project will provide a combination of sidings that will provide some level of consistency between existing and future development within the NAVISP.
15. That access to the site and circulation on and off-site is safe and convenient for pedestrians, bicyclists, equestrians and motorists.

Comment:
The existing on- and off-site circulation patterns of the development provide a safe and convenient manner for access.   
Recommendation:

Based upon the information contained within this report, and any comments that may be received at the public hearing, it is recommended that the Planning Commission move to:

1.
Find that, the land use is consistent in scope as analyzed under the certified EIR for the North Apple Valley Industrial Specific Plan; therefore, pursuant to the California Environmental Quality Act (CEQA), Section No.15161, the proposal is Exempt from further environmental review.  

2.
Find the facts presented in the staff report support the required Findings for approval of the Conditional Use Permit and adopt those findings.

3.
Approve Conditional Use Permit No. 2007-006 Amendment No. 1 subject to the attached Conditions of Approval.

4.
Direct staff to file a Notice of Exemption.

Prepared By:
Reviewed By:

Carol Miller
Lori Lamson
Senior Planner
Assistant Director of Community Development
ATTACHMENTS:

1. Recommended Conditions of Approval

2. Site Plan
3. Building Elevations
4. Zoning Map
TOWN OF APPLE VALLEY

RECOMMENDED CONDITIONS OF APPROVAL            

Case No. Conditional Use Permit No. 2007-006 Amendment No. 1
Please note:  Many of the suggested Conditions of Approval presented herewith are provided for informational purposes and are otherwise required by the Municipal Code.  Failure to provide a Condition of Approval herein that reflects a requirement of the Municipal Code does not relieve the applicant and/or property owner from full conformance and adherence to all requirements of the Municipal Code.

Planning Division Conditions of Approval

P1.
This project shall comply with the provisions of State law and the Town of Apple Valley Development Code and the General Plan. This conditional approval, if not exercised, shall expire three (3) years from the date of action of the reviewing authority, unless otherwise extended pursuant to the provisions of application of State law and local ordinance. The extension application must be filed, and the appropriate fees paid, at least sixty (60) days prior to the expiration date. The Conditional Use Permit become effective ten (10) days from the date of the decision unless an appeal is filed as stated in the Town’s Development Code.
P2.
Prior to issuance of a building permit, the following agencies shall provide written verification to the Planning Division that all pertinent conditions of approval and applicable regulations have been met:


Apple Valley Fire Protection District


Apple Valley Ranchos Water Company

Apple Valley Public Works Division

Apple Valley Engineering Division


Apple Valley Planning Division

P3.
The applicant shall agree to defend, at its sole expense (with attorneys approved by the Town), hold harmless and indemnify the Town, its agents, officers and employees, against any action brought against the Town, its agents, officers or employees concerning the approval of this project or the implementation or performance thereof, and from any judgment, court costs and attorney's fees which the Town, its agents, officers or employees may be required to pay as a result of such action.  The Town may, at its sole discretion, participate in the defense of any such action, but such participation shall not relieve the applicant of this obligation under this condition.

P4.
The approval of Conditional Use Permit No. 2007-006 Amendment No. 1 by the Planning Commission is recognized as acknowledgment of Conditions of Approval by the applicant, unless an appeal is filed in accordance with Section 9.12.250, Appeals, of the Town of Apple Valley Development Code.
P5.
The filing of a Notice of Exemption requires the County Clerk to collect a documentary handling fee of fifty dollars ($50.00).  The fee must be paid in a timely manner in accordance with Town procedures.  No permits may be issued until such fee is paid.

P6.
Parking requirements shall be met and be in compliance with Town standards.  All parking stalls shall be clearly striped and permanently maintained with double or hairpin lines.   

P7
Required parking spaces shall be provided for the handicapped in accordance with Town standards and in accordance with Title 24 of the California Administrative Code. The handicapped spaces shall be located as close as practical to the entrance of the facility. Each space must be provided with access ramps and clearly marked in accordance with Title 24 of the California Administrative Code.
P8.
Based on 52,340 total square feet of manufacturing building area and a parking ratio of  “1 space per 500 sq ft of gfa or 1 space per 2 employees on the largest shift, whichever is greater; for office area that exceeds 25%, provide 1 space per 200 sq. ft. in excess of 25%.”, the project is required 105 parking spaces.   Parking shall be provided in each phase in accordance with this ratio.  
P9.
All identification signs shall have a separate permit and are subject to final approval by the Town Planning Division.

P10. 
It is the sole responsibility of the applicant on any Permit, or other appropriate discretionary review application for any structure, to submit plans, specifications and/or illustrations with the application that will fully and accurately represent and portray the structures, facilities and appurtenances thereto that are to be installed or erected if approved by the Commission.  Any such plans, specifications and/or illustrations that are reviewed and approved by the Planning Commission at an advertised public hearing shall accurately reflect the structures, facilities and appurtenances expected and required to be installed at the approved location without substantive deviations, modifications, alterations, adjustments or revisions of any nature.  
P11.
Landscaping shall be installed with appropriate combinations of drought tolerant trees, shrubs, ground cover and additional plant material that is consistent with the North Apple Valley Industrial Specific Plan shall be provided. The Specific Plan Design Standards establishes the minimum quantity of plant material.

P12.
Conditions of Approval for CUP 2007-006 shall remain in effect.   

P13.
All front building setbacks and street right-of-way areas located between on-site improvements and the back of existing or future public sidewalks or street curbs, except needed access driveways, shall be fully landscaped.

P14.
Final landscape and irrigation plans shall be submitted prior to the issuance of Building permits and installed prior to issuance of occupancy permits subject to approval by the Planning Division.

P15.
Rooftop mechanical and electrical equipment shall be screened as an integral part of the architecture.
P16.
Any new walls/fencing shall adhere to the standards of the NAVISP.   The existing fence along the interior property line shall be removed at such time as construction begins on the vacant parcel.
P17.
In accordance with NAVISP landscape setback requirements, a fifty (50)-foot landscape setback shall be provided along Waalew Road.  
P18.
A Lot Merger application shall be approved and recorded prior to the issuance of any building permit on the vacant parcel (APN 0463-405-07).
P19.
In accordance with Development Code Section 9.72.060.C, loading areas shall have the minimum dimensions of fifteen (15) by fifty (50) feet.  Loading spaces shall not encroach into any drive aisle or required parking.   A loading space adjacent to required parking shall be protected by a minimum five (5)-foot landscape buffer in width separating them.

P20.  
In accordance with Development Code Section 9.72.080.A.5, all landscape areas shall be bordered by a 6” concrete curb.

P21.
In accordance with Development Code Section 9.72.080.A.4, landscaping along a property line abutting vacant property shall utilize a concrete curb, a block wall, or a landscape strip along said property line for definition.   

P22.
In accordance with the NAVISP, the maximum gross floor area of retail, when incidental to a permitted or conditional use when goods are offered for sale are manufactured, produced or assembled on the premises, shall not occupy more than twenty-five (25) percent of the gross floor area.

P23.
In accordance with the NAVISP, a maximum of fifty (50) percent of the landscape setback may be used for storm water retention.

P24.
The site is located within the historic range of the Mohave Ground Squirrel; therefore, prior to the issuance of any permit on the vacant parcel, a qualified biologist shall conduct a survey for the Mohave Ground Squirrel.  The surveys shall be consistent with the protocol established by the California Department of fish and Game at the time the survey is proposed.  Should the species be identified, the biologist shall recommend avoidance or relocation measures to assure that there is no impact to the species and clearance from the California Department of fish and Game must be obtained for any permits deemed necessary for the location or habitat of the Mojave Ground Squirrel.

P25.
A qualified biologist shall perform pre-construction biological survey for burrowing owls prior to any land disturbance to the vacant parcel.  The survey shall be consistent with the protocol established by the California Department of fish and Game at the time the survey is proposed.  Should the species be identified, the biologist shall recommend avoidance or relocation measures to assure that there is no impact to the species and clearance from the California Department of Fish and Game must be obtained for any permits necessary for the location of habitat of the Mohave Ground Squirrel.

P26.
If Native American cultural resources are discovered during construction, all work in the immediate area of the find shall cease and a qualified archaeologist to assess the find. 
Engineering Division Conditions of Approval
EC1. A final drainage plan with street layouts shall be submitted for review and approval by the Town Engineer showing provisions for receiving and conducting offsite and onsite tributary drainage flows around or through the site in a manner which will not adversely affect adjacent or downstream properties.  This plan shall consider reducing the post-development site-developed flow to 90 percent of the pre-development flow for a 100 year design storm.  (Town Resolution 2000-50;  Development Code 9.28.050.C, 9.28.100)

EC2. Street improvement plans shall be submitted to the Town Engineer for review and approval.

EC3. Waalew Road adjacent to the property shall be improved to the Town’s half-width Major Road Standards. 

EC4. A fifty-two (52)-foot wide half-width road dedication along Waalew Road adjacent to the property shall be granted to the Town of Apple Valley.

EC5. During the grading of the streets, soils testing of the street subgrades by a qualified soils engineering firm shall be performed to determine appropriate structural street section.  Minimum asphalt concrete thickness for all streets shall be 0.33 ft.

EC6. An encroachment permit shall be obtained from the Town prior to performing any work in any public right of way.

EC7. Final improvement plans and profiles shall indicate the location of any existing utility which would affect construction and shall provide for its relocation at no cost to the Town.

EC8. A final grading plan shall be approved by the Town Engineer prior to issuance of a grading permit.  A grading permit shall not be issued until street improvement plans have been submitted to the Town Engineer for review and substantial completion of the street plans has been attained as determined by the Town Engineer.

EC9. Utility lines shall be placed underground in accordance with the requirements of the Town.  (Municipal Code Section 14.28)

EC10. Traffic impact fees adopted by the Town shall be paid by the developer.

EC11. Any developer fees adopted by the Town including but not limited to drainage fees shall be paid by the developer.

EC12. Any required street striping shall be thermoplastic as approved by the Town Engineer.

Public Works Division Conditions of Approval

PW1.
The proposed project is approved for sub-surface wastewater disposal (septic system) in conformance with the requirements of the Regional Water Quality Control Board (RWQCB) Basin Plan, and the Septic Tank Guidelines – Memorandum of Understanding (MOU) between the Town and the RWQCB.  The project is limited to not more than 500 gallons per acre per day and wastewater discharge shall be limited to domestic strength wastewater only unless the applicant has received an exemption letter from the RWQCB.

PW2.
On-site soil conditions shall meet the “minimum criteria” for individual waste water disposal systems as indicated in RWQCB Resolution 6-88-15.

PW3.
Prior to the issuance of a Building Permit, the applicant shall submit a wastewater characterization study showing that the wastewater discharge volumes do not exceed 500 gallons per day per acre, whether individually or collectively, and that the discharge is in conformance with the septic system MOU.

PW4.
 Prior to the issuance of a Building Permit, the applicant shall be prohibited from installing floor drains connecting to a sub-surface disposal system unless the applicant receives specific approval for said drains from the RWQCB.
Building and Safety Division Conditions of Approval
B1.
An engineered grading report including soils report shall be submitted to and approved by the Building official prior to recordation of the final map or issuance of permits for grading in excess of 1,000 cubic yards.

B2. 
Grading and drainage plans must be submitted to and approved by the Building Official, Planning Department and Town Engineer prior to permit issuance.

B3.
Submit plans and obtain permits for all structures and retaining walls, signs.

B4.
A pre-construction permit and inspection are required prior to any land disturbing activity to verify requirements for erosion control, flood hazard native plant protection and desert tortoise habitat.

B5.
 A Notice of Intent (NOI) and Storm Water Prevention Plan (SWPP) must be submitted to and approved by the Engineering and Building Departments prior to issuance of a grading permit and or any land disturbance.

B6.
All utilities shall be placed underground in compliance with Town Ordinance No. 89.

B7.
Comply with the State of California Disability Access requirements.

B8
A pre-grading meeting is required prior to beginning any land disturbance. This meeting will include the Building Inspector, General Contractor, Grading Contractor, soils technician and any other parties required to be present during the grading process such as a Biologist and/or Paleontologist.

B9.
A dust palliative or hydro seed will be required on those portions of the site graded but not constructed (phased construction)

B10.
Page two (2) of the submitted building plans will be conditions of approval.

B11
Construction must comply with 2007 California Building Codes.

B12.
Best Management Practices (BMP’s) are required for the site during construction.

Apple Valley Fire Protection District
FD1.
The above referenced project is protected by the Apple Valley Fire Protection District.   Prior to construction occurring on any parcel, the owner shall contact the Fire District for verification of current fire protection development requirements.

FD2.
Prior to combustible construction, the development and each phase thereof, shall have two points of paved access for fire and other emergency equipment, and for routes of escape which will safely handle evacuations.  Each of these points of access shall provide an independent route into the area in which the development is located.  







Apple Valley Fire Protection District Ordinance 44 







Install per A.V.F.P.D. Standard ARI #8

FD3.
Fire lanes shall be provided with a minimum width of thirty (30) feet, maintained, and identified.

      





Apple Valley Fire Protection District Ordinance 45







Install per A.V.F.P.D. Standard Series #202

FD4.
A turnaround shall be required at the end of each roadway 150 feet or more in length and shall be approved by the Fire District.  Turning radius on all roads within the facility shall not be less than twenty-two (22) feet inside and minimum of forty (40) feet outside turning radius with no parking on street, or forty-seven (47) feet with parking.  Road grades shall not exceed twelve percent (12%) unless approved by the Chief.

Apple Valley Fire Protection District Ordinance 45 

Install per A.V.F.P.D. Standard Series #202

FD5.
Plans for fire protection systems designed to meet the fire flow requirements specified in the Conditions of Approval for this project shall be submitted to and approved by the Apple Valley Fire Protection District and water purveyor prior to the installation of said systems.

Apple Valley Fire Protection District, Ordinance 42

A. Unless otherwise approved by the Fire Chief, on-site fire protection water systems shall be designed to be looped and fed from two (2) remote points.

B. System Standards:

*Fire Flow 2000 GPM @ 20 psi Residual Pressure

Duration    4 Hour(s)

Hydrant Spacing 330 Feet

*If blank, flow to be determined by calculation when additional construction information is received.






Install per A.V.F.P.D. Standard Series #101    

C.  A total of four to five (4-5) fire hydrant(s) will be required.  It is the responsibility of the owner/developer to provide all new fire hydrants with reflective pavement markers set into pavement and curb identification per A.V.F.P.D. Standard.






Install per A.V.F.P.D. Standard Series #101

FD6.
An approved fire sprinkler system shall be installed throughout any building:

· 5,000 square feet or greater, including garage and enclosed areas under roof.  

· Two stories or greater.

· Existing building(s) with intensification of use, or

· Other per California Building Code requirements.

The system shall be supervised and connected to an approved alarm monitoring station and provide local alarm which will give an audible signal at a protected location.  Supervision to be both water flow and tamper.  Sprinkler work may not commence until approved plans and permits have been issued by the Fire District.

Apple Valley Fire Protection District, Ordinance 45

FD7.
Prior to issuance of building permit, the developer shall pay all applicable fees as identified in the Apple Valley Fire Protection District Ordinance.

FD8.
A Knox Box Rapid Entry System shall be required for this project.

Apple Valley Fire Protection District Ordinance 45

Apple Valley Ranchos Water Company
RW1.
A fire service line to serve the proposed buildings will need to be extended to the street right-of-way from the existing water main and will comply with Rule #16 of the California Public Utilities Commission.  This fire service is also needed to serve the proposed on-site fire hydrants as indicated on the site and preliminary grading plans dated 4/15/09.   In addition, a backflow protection device will be required and installed adjacent to the street right-of-way on private property.
RW2.
A domestic water service line will need to be extended to the street right-of-way to serve Lot 42.   A back flow device will be required and installed adjacent to the street right-of-way on private property.

End of Conditions
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