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AGENDA 

MEETING OF THE 
TOWN OF YUCCA VALLEY PLANNING COMMISSION 

6:00P.M., TUESDAY, AUGUST 11,2015 

The Town of Yucca Valley complies with the Americans with Disabilities Act of 1990. If you 
require special assistance to attend or participate in this meeting, please call the Town 
Clerk's office at (760) 369-7209 at least 48 hours prior to the meeting. 

An agenda packet for the meeting, and any additional documents submitted to the 
majority of the Planning Commission, are available for public view in the Community 
Development Dept. front office or the Town Hal/lobby, and with respect to the staff 
agenda packet, on the Town's website, prior to the 
Commission meeting. Any materials submitted to the agency after distribution of the 
agenda packet will be available for public review at the Community Development 
Dept. or Town Clerk's office during normal business hours and will be available for 
review at the Planning Commission meeting. For more information on an agenda item 
or the agenda process please contact the Town Clerk's office at 760-369-7209 ext 226. 

If you wish to comment on any subject on the agenda, or any subject not on the 
agenda during public comments, please fill out a card and give it to the Planning 
Commission secretary. The Chair will recognize you at the appropriate time. 
Comment time is limited to 3 minutes. 

(Where appropriate or deemed necessary, action may be taken on any item listed in the 
agenda) 

CALL TO ORDER: 

ROLLCALL: Jeff Drozd, Commissioner 
Jeff Evans, Commissioner 
Charles McHenry, Commissioner 
Steve Whitten, Vice Chair 
Vickie Bridenstine, Chair 

PLEDGE OF ALLEGIANCE 

APPROVAL OF AGENDA 

Action: 

Planning Commission Agenda 
August11,2015 

Move by 2nd by 
----- ---- Roll Call Vote ----

Page 2 of4 



CONSENT AGENDA: 

All items listed on the consent agenda are considered to be routine matters and may be 
enacted by one motion and a second. There will be no separate discussion of the consent 
agenda items unless a member of the Planning Commission or Town Staff requests 
discussion on specific consent calendar items at the beginning of the discussion. Public 
requests to comment on consent calendar items should be filed with the Planning 
Commission Secretary before the consent agenda is called. 

1. MINUTES 
A request that the Planning Commission approves as submitted the minutes of the meetings 
held on July 28, 2015. 

RECOMMENDATION: That the Planning Commission adopts the Consent Agenda. 

Action: Moved b:~----- 2ndby -----

PUBLIC HEARINGS 

2. ENVIRONMENTAL ASSESSMENT, EA 06-15 
CONDITIONAL USE PERMIT, CUP 02-15 
HOPE ACADEMY 

Roll Call Vote ___ _ 

Proposal to develop approximately 14,000 square feet of an existing approximately 71,000 
square foot, excluding corridors, commercial structure into a charter school for grades K thru 
12. The proposal includes ten classrooms and a multi-purpose room, with a maximum 
capacity of 428. The hours of operation are Monday thru Friday, SAM to 4 PM. 

RECOMMENDATION: 

Environmental Assessment, EA 02-14: That the Planning Commission finds the project 
to be exempt from CEQA under Section 15301, class 01, Existing Facilities; 

Conditional Use Permit, CUP 01-15: That the Planning Commission approves CUP 01-
15 based upon the information contained within the staff report, the required findings and 
the recommended conditions of approval. 

Action: 

Planning Commission Agenda 
August11,2015 

Move by ____ _ 2nd by ___ _ Roll Call Vote ___ _ 
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PUBLIC COMMENTS 

In order to assist in the orderly and timely conduct of the meeting, the Planning 
Commission takes this time to consider your comments on items of concern, which 
are not on the agenda. When you are called to speak, please state your name and 
community of residence. Please limit your comments to three minutes or less. 
Inappropriate behavior, which disrupts or otherwise impedes the orderly conduct of 
the meeting, will result in forfeiture of your public comment privileges. The Planning 
Commission is prohibited by State law from taking action or discussing items not 
included on the printed agenda. 

STAFF REPORTS AND COMMENTS: 

FUTURE AGENDA ITEMS: 

COMMISSIONER REPORTS AND REQUESTS: 

Commissioner Drozd 
Commissioner Evans 
Commissioner McHenry 
Vice Chair Whitten 
Chair Bridenstine 

ANNOUNCEMENTS: 

The next regular meeting of the Yucca Valley Planning Commission will be held on Tuesday, August 
25,2015 

ADJOURN 

Planning Commission Agenda 
August 11 , 2015 
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TOWN OF YUCCA VALLEY 

PLANNING COMMISSION MEETING MINUTES 

JULY 281 2015 

OPENING CEREMONIES 

Chairman Vicki Bridenstine called the meeting to order at 6:00 PM. 

Commissioners present were: Jeff Drozd, Jeff Evans, Charles McHenry, Steve Whitten, and Chair 
Vickie Bridenstine. 

Town of Yucca Valley Staff present were: 

Deputy Town Manager Shane Stueckle, Project Engir)~~r Alex Qishta,,~l(lnning Technician Diane 
Olsen, and Planning Secretary Allison Brucker. ,C:'; r < .,··· 

The Pledge of Allegiance was led by Chair 

APPROVAL OF AGENDA 

RESULT: 
MOVER: 
SECONDER: 
AYES: 

1. 

MOTION 

RESULT: 
MOVER: 
SECONDER: 
AYES: 

APPROVED 
Steven Wbjtten, Vice 

charl~.~·~·~"~ffi.lQ;f:Xt:·, 
Brid~n·sfihe, Whitten, 

.>;";,";~d/e~')"' v:,~-,,,,", 

';,::~-;::::;.~1~,~~" \\/:~'~1{ 

ADOPTED lUNANIMOUS] 
Steven Whitten, Vice Chairman 

Jeff Evans, Commissioner 

Bridenstine, Whitten, Drozd, Evans, McHenry 
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YUCCA VALLEY PLANNING COMMISSION MINUTES 
PUBLIC HEARING 

July 28, 2015 

2. Environmental Assessment, 02-14; Conditional Use Permit, CUP 01-14; Variance, V 01-
15; Spectrum Verizon 

Proposal to construct a 55' cellular tower to be disguised as a pine tree, to include a 
generator inside a 900 square foot, 8' high block wall enclosure for equipment. The 
variance request is to exceed the maximum height limit of 40' in the Mixed Use zoning 
district by 15', at a total height of 55' 

RECOMMENDATION: 

Alternative 1: 
Environmental Assessment, EA 02-14: That th~R'aiin.if!g Commission finds the project 
to be exempt from CEQA under Section 153~2~~~lass 3i,!t'nfill Development; 

_.,,,, •' ., ' ',, 
·,. 

',;' 

Conditional Use Permit, CUP 01-14 and.If~fi~nce, V-01-1s;'Th.~t.the Planning 
Commission approves CUP 01-14 bas~W4pon the information 2ol1}q!ned within the staff 
report, the required findings and the re~df1ih:~ended c()qditions ofa(n:>r:oval. 

,·,. "' ,·· .. -. ,. ,, 

l·-~-/-:::_.'\,,_ ' - ·' 
- - ·, '" ,' _'_:· .. -~;'-;' 

':.,,, 

Var.lance V 0115 /-'i<~ ,;,.-:.-. ~~\~' .. :~::·:·-·.-; 
r - - ':: i!c. . .> . • . . .•. ·• 

The Variance request is no lo~~~{n~cessary baseti(Jp.qn the allowable 50% height 
increase. VY7\ ··•ii.~%1~h.. ··2t .~. 

' •\ ··-.... ~ "•<:,,·~~:- .· ~->, 
-~;--~:, '~/.:\:~·:--~ .::··;,·-,-. ., <·;.-:.·. · .• ·:' 

.. . ··"';"~ ,,,., .... '" ·: ::,,_ .,i_.z~;.;,~::·:> .. " .. , 
. ,"'\>\-: ... . . ·:.::{/~'\. {::~:?·--~\'; ::/>>.., ,. . ', 

STAFF REPORl;· ••{; · ·: ... '·:. , .. ,.... .1: • , . ,, ,,,, •• •. '" 
0 /~;~_) ·<;~·:: '<;, <\<'-~., \'/~ :<:;:/' v,;,:-" ,,A>'~ 

,:-,.-~_: .• "-'"" ,, .,, , __ \,0 ,'' ,.,_ :_)"- ---<-,.--
•: _- -_~::': ''2:~n:\- '--~::1:c~,t:~~>-)~ __ ::0/ ·~.,.--;._,,,-

Deputy Town;'M.~b,(:lger St~~~kle provid~~'~he staff rep~rt. This item had previously 
appea~~dbefor~'iH,gcp,Jal).rllH~,·§q1J1missi6'6']a,! its meeting of June 23, 2015 .. Staff stated 
t~a'f,at~t~~)'4pe 23rd·r~j'e:~t!~g'th~lpi1lnning"'~G,'rpmission had requested that the applicant 
R~o9itJe,;d3iti~~~J,,rnat~rJ;~t;jpcludi~j:}~~~~I,Qh)hoto simulation of the site as viewed 

'·.:{~ow the highway,f~~ised~~~~~C:ltion shc)~iflg the correct scale for the landscape trees 
h'eigHt,proposed f~rtl'l'i:!,proj~Bt'a,revised site plan identifying all native plants, and 
techfli~~~:~etails on t~~{ri'~ise leV~ I~ bf the generator. The applicant provided all of the 
request~q !Jl(iterials an~'bRise level of the generator was found to fall within the noise 
level standaidsJor that &istrict. 

, <">t;:S·~,_ "-~,, ·-\' 

'·<~? ..•.. T·;,, 
Staff said that th'e~~';h~d}been a few revisions to the recommended Conditions of 
Approval since the writing of the staff report. 

• Condition G23 was modified at the applicants request to designate the 
landowner as the party responsible for maintaining the undeveloped sections of 
the site. 

• Condition PS was modified at the applicants request to remove the requirement 
to paint the block wall due to the type of decorative split face block that was 
being used. 

• Condition E2 was modified to require in-lieu fees for street improvements on 
Primrose Drive. Staff recommended this change due to the project's location in 
Phase I of the HDWD sewer project. 

-6-

21Page 



YUCCA VALLEY PLANNING COMMISSION MINUTES July 28, 2015 
• Condition E36 was modified to add "Should wastewater be generated at this site 

in the future," before the language addressing septic systems. 

PUBLIC COMMENTS ON ITEM 2 

• Mike Hayes, representative for the applicant, spoke in support of project. He said that 
material for the block wall, was decorative split face block with anti-graffiti treatment, 
and it would be a shame to paint it. He said that the applicant was agreeable to the 
Conditions of Approval. .. , '. 

• Russ Kelly, Riverside, spoke in support of the projeqt.aqd in support of the species of 
pine to be used for screening. C:,( c.: 

• Clint Edwards, Yucca Valley, spoke in support 6Jpr6j~'c;t~Cj;te said that in his research cell 
towers did not negatively affect the valuE!gfsu~roundingcArnl:nercial property. 

• Marsha Canterbury, Yucca Valley, spo~~~ib:.si:Jpport of the proj~tt~ She said that it was a 
much needed addition to the commuriit'/}. 

• Terry Canterbury, Yucca Valley, spoke in'~y~gprt of~Qe.~roject. · <. ·••••··.· .• 
• David Scott, Palm Springs, spQk~ in support'df:t.?.~.-Rr()j~tt. He said that.~E! owns a 

restaurant in Palm Springs'~.Q~!it>~!;!S benefitedf~{)~'the construction ofnearby cell 
\;! <;~-~~:~':::~};-::::·,_ - ';<:"'., 

towers. '\; "''''•·•·· ·· ··· ···, 
;,;,;r _ _ -~,"'~-::/{£ , , --~:5._ 

• Joseph La Porta, Palm Springs, srL·ke ih'•• ~. vRBrt oft tqject. He said he owns a 
business in Pal~ ~~ri~~~which h~~~~bE!neflt¥tdKf~Q~. a ne~~by·cell tower. 

• Beny Kirokiro!;z$~~k&1iW~~qRt?Ort oftll:~.'Hroj~~ti,;H~~~i~~et:f~·; cell service was needed. 
/<'• .•• ••.• ··••• :•·· -;,, ··'"·'·" .;-'?·,>;. \ "/ ••· •• •::< •. ; •.• 

• Theresa Judd};'(u~ca Vallevl.:.~.poke in sl:!f.?Q'ptfbf proje'ct;:She said that faster internet 

was needed. ' :(•;;, , )~.~~~ ·.;~f~i~~ 
• Ann .~·?~E!JI~ Yucca'\.(~,ll,~yff~pdg~·i.l),~~ppoft;(}Jthe project. She brought updated colored 

d!'[~~iQgstig&in~ ~he't~jl~r;i:rees~·Sij~?al.~o sJJ1i)litted a petition in support of the project 
• ·•R~~·~·fd Tri~rn, ~~~!=f.l Vafl~y~;:spoke i~0~l!~~p;Qrtof the project. He said better cell service 

'/W~s.Jneeded ··;·,~:·:...... ;·,t"> .. ,." 
• Rii'kvJ.t.~,rrie; said t~~(~ij.~_wa~~~·~~:~~ally in favor of the project, but wanted to know how 

Joshu~~,t~e.~? on the site::;Would be'th.~ated. 
:~:~{_;~{~:;·:~>> 

ENo PUBLIC coiVl~VJ~:~rs 

Commissioner McHenry had no questions for applicant. He said he was glad the septic 
requirement was removed from the Conditions of Approval. He said that the additional 
materials had alleviated his concerns, and he didn't see a reason not to approve the 
project. 

Commissioner Drozd asked if the landowner would be responsible for the maintenance 
of the screening trees. The applicant said that language in the lease said that it was the 
responsibility of the landowner. The applicant also said that the Joshua Trees would not 
be disturbed. Commissioner Drozd said that he hopes Town will check on maintenance 

-7-
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YUCCA VALLEY PLANNING COMMISSION MINUTES 
of trees until they are established. 

July 28, 2015 

Commissioner Evans asked staff for clarification on how the Town would address a 
failure to properly maintain the trees. He also thanked Verizon for providing the 
additional materials, and thanked the community for their concern and participation. 
He said that the community needed infrastructure. He said that his concern was not the 
tower itself, but its effect on the beautification of the area. He said that current design 
was better for aesthetics. 

Commissioner Whitten said that appreciated the color boards that Ms. Powell brought, 
and he thanked the applicant for providing the additip~J~hmaterials. He said that he has 
concerns about maintenance, but that is true with all-~(bperties. He said that he thinks 
it is an important project, and that improved ce!l:d)v~ta,ge helps public safety. 

•\ ' ' " ' ,•,' . -~,_ 

; .·' ·.·.·!<<·;' 

Commissioner Whitten expressed concern·a~·q;:{tthe diff~[i(lg interpretations of the 
code. Staff said it was the Town Attor11ey qffice's interpreia't_iqt\ Staff said that the 
original intent of the code was not to '6~~~55 foot towers in th~'9qrnmercial corridor, 
and that the Town Council will be discussjhg.,that issueon their n1e~tipg of August 4, 
2015. Commissioner Whitten}hanked thecitt¢11,deg~:,/()}'their partidp~ti9n. 

,"·,'-·",>-,, -<~j. - -·. ---- ·- ' :<~·:;> 

~<: :-:_:~;·-:,-~:'> ' 

Chair Bridenstine said that sll:~r ~:t~~~~tes the apJ:ili;~nt's response to their concerns. 
She said she was in support ofl .. p~@j~~t:·>. ·: ?2~·~~>, 

\~<.~~:~:~; '-·]~-:~.;;~~;-;:· :( -•_, '~_:' :"''--~3-~<~;:t:t, . - ., __ i' ;:-,{~::>~ " 
'-> -·-;-;' :\~~--\".>, <;~~;/·~-~-~-'~-

MOTION -~'SjJ;:it'X~ ;;•''· r, ? • . · ·. : • • ·-;, ,. · 
.·'::i'' ; ··~c~~\\ -::_·,::.. , .{,;}' :~>,,;;l"l:'''i" 

That the Pla~~~~·g;.~ommii~fg'~ finds t~~~Y~t~J~ct to b~,~~~mpt from CEQA under Section 
15332,dass 32, Yn~lhPeve,J~~)JJ.~,nt, and't!J.~t,,it approves CUP 01-14 based upon the 
in~?r!fi~~i!?.n•spntain~~~Wlf.fffn•:tfl~;~l~.ffrep6,rzt!,the required findings and the 
f~c:;~rflrncee'f1a~~fct;>editi6~~·?()fappro\ial;.~)1c:lth~t it find that the Variance request is no 

'<jg({ger necessaryi,~~~~d up'q}))t~e allow~ble:50% height increase. 
~,,,,<:.>•h <;:.·.=~.':~::t!>. "(;.>· ··~-';f\, 

RESULT;\;.)·· APPRO~ig!J~NANI·~~l,JS] 
\}~._;·.:steven Whi~~R, Vice Chairman MOVER: 

SECONDER: 
'··~:~-<~'_,;>;, L·':'·:~.·"·~ 

"GQ~:~t~s McH,~,IJW, Commissioner 
AYES: BrlCI~~?tingj~\/Q~itten, Drozd, Evans, McHenry 

··<~r·:,~ \,,:;;-::;:?<.~}:/·;; 

FUTURE AGENDA ITEMS <;ii 

PUBLIC COMMENTS ON ITEMS NOT ON THE AGENDA 

Gudrum Mecham, Yucca Valley, said that she was disappointed in the delay in reviewing 
the Hope Academy project. 

STAFF REPORTS AND COMMENTS 

Deputy Town Manager Stueckle provided an overview of the status of current and 
upcoming projects. Staff said that Hope academy was advertised for the August 11, 

-8-
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YUCCA VALLEY PLANNING COMMISSION MINUTES 
2015. 

COMMISSIONER REPORTS AND COMMENTS 

July 28, 2015 

Commissioner Drozd asked staff about the empty former Wal-mart location. 

Commissioner Evans had no comments or questions 

Commissioner McHenry asked about old rib company location. 

Vice Chair Whitten asked about a restaurant location. He also expressed concern about 
the intersection of Warren Visa & Yucca Trail. Staff s"i:li~~that at their meeting of August 
4, 2015, the Town Council would be consideriiJg a chntract for a study which would 
include look at what needs to be done for that,int~rse~jqn as well as others. 

ANNOUNCEMENTS 

The next regular meeting of 
Tuesday, August 11, 2015. 

ADJOURNMENT 

-9-
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PLANNING COMMISSION STAFF REPORT 

To: Honorable Chairman & Commissioners 
-From: Shane Stueckle, Deputy Town Manager 
Date: July 27, 2015 
For Commission Meeting: August 11, 2015 

Subject: Environmental Assessment, 06-15 
Conditional Use Permit, CUP 01-15 
Hope Academy 
Town Center Mall, linked to Site Plan Review, SPR 06-05 Oracle Plaza 

Prior Commission Review: The Commission has had no prior review of this project. 

Recommendation: 

Environmental Assessment, EA 02-14: That the Planning Commission finds the 
project to be exempt from CEQA under Section 15301, class 01, Existing Facilities. 

Conditional Use Permit, CUP 01-14: That the Planning Commission approves the 
Conditional Use Permit, CUP 01-15, project based upon the information contained 
within the staff report, the required finding and the recommended conditions of 
approval. 

Executive Summary: Proposal to develop approximately 14,000 square feet of an 
existing approximately 71 ,000 square foot, excluding corridors, commercial structure into a 
charter school for grades K thru 12. The proposal includes ten classrooms and a multi
purpose room, with a maximum capacity of 428. The hours of operation are Monday thru 
Friday, 8 AM to 4 PM. Existing uses in the commercial structure include medical office, 
medical laboratory, pharmacy and fitness center. 

Order of Procedure: 
Request Staff Report 
Request Public Comment 
Commission Discussion/Questions of Staff 
Motion/Second 
Discussion on Motion 
Call the Question (Roll Call Vote) 

Discussion: This project is a proposal to develop approximately 14,000 square feet of an 
existing 71,000 square foot, excluding corridors, commercial structure into a charter school 
for grades K thru 12. The proposal includes ten classrooms and a multi-purpose room, 
with a maximum capacity of 428. The hours of operation are Monday thru Friday, 8 AM to 

_ Department Report 

Consent 

0rdinance Action 

Minlll!'! Ar.tinn 
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4 PM. Existing uses in the commercial structure include medical office, medical laboratory, 
pharmacy and fitness center. 

The project is located at 57725 2JlPalms Hwy, on the south side of29 Palms Hwy, east of 
Warren Vista Avenue, and is further identified as APN: 601-601-25 

The project is consistent with the General Plan, the Development Code, and the Town's 
master plans. The proposal meets and satisfies the goals, policies and implementation 
strategies of the General Plan and the Development Code and no variances or deviations 
from adopted standards are required for approval. 

Alternatives: None recommended 

Fiscal impact: N/A 

Attachments: 

1. Conditions of Approval 
2. Standard Exhibits 
3. Application Material 
4. Project Site Plan 
5. Notice of Hearing 
6. Notice of Exemption 
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Case: 

Request: 

Planning Commission: August 11, 2015 
TOWN OF YUCCA VALLEY 

COMMUNITY DEVELOPMENT DEPARTMENT 
CURRENT PLANNING DIVISION STAFF REPORT 

HOPEACADEMYCHARTERSCHOOL 

ENVIRONMENTAL ASSESSMENT, EA-06-15 
CONDITIONAL USE PERMIT, CUP 01-15, HOPE ACADEMY 
SITE PLAN REVIEW, SPR-06-05, AMENDMENT #2 

PROPOSAL TO DEVELOP APPROXIMATELY 14,000 SQUARE FEET 
OF AN EXISTING APPROXIMATELY 71,000 SQUARE FOOT, 
EXCLUDING CORRIDORS, COMMERCIAL STRUCTURE INTO A 
CHARTER SCHOOL FOR GRADES K THRU 12. THE PROPOSAL 
INCLUDES TEN CLASSROOMS AND A MULTI-PURPOSE ROOM, 
WITH A MAXIMUM CAPACITY OF 428. THE HOURS OF OPERATION 
ARE MONDAY THRU FRIDAY, 8 AM TO 4 PM. EXISTING USES IN THE 
COMMERCIAL STRUCTURE INCLUDE MEDICAL OFFICE, MEDICAL 
LABORATORY, PHARMACY AND FITNESS CENTER. 

Applicant: HOPE ACADEMY, INC 
12421 HESPERIA RD, STE 5 
VICTORVILLE, CA 92395 

Property Owner: 
TOWN CENTER MALL, LLC 
57725 29 PALMS HWY 
YUCCA VALLEY, CA 92284 

Representative: 
KYLE HANNAH 
HOPE ACADEMY, INC 
12421 HESPERIA RD STE 5 
VICTORVILLE, CA 92395 

Location: THE PROJECT IS LOCATED AT 57725 29 PALMS HWY, ON THE SOUTH 
SIDE OF 29 PALMS HWY, EAST OF WARREN VISTA AVE AND IS 
FURTHER IDENTIFIED AS APN: 601-601-25. 

Existing General Plan Land Use Designation: 
THE SITE IS DESIGNATED MIXED USE (MU) frOWN CENTER SPA 

Existing Zoning Designation: 
THE SITE IS DESIGNATED COMMERCIAL MIXED USE (C-MU) 
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CUP 01-15 Hope Academy 
August 11, 2015 Planning Commission Meeting 

Surrounding General Plan Land Use Designations: 
NORTH: COMMERCIAL (C) 
SOUTH: MIXED USE (MU) TOWN CENTER SPA 
WEST: COMMERCIAL (C) 
EAST: MIXED USE (MU) TOWN CENTER SPA 

Surrounding Zoning Designations: 
NORTH: GENERAL COMMERCIAL (C-G) 
SOUTH: COMMERCIAL MIXED USE (C-MU) 
WEST: GENERAL COMMERCIAL (C-G) 
EAST: COMMERCIAL MIXED USE (C-MU) 

Surrounding Land Use: 
NORTH: COMMERCIAL 
SOUTH: VACANT LAND 
WEST: COMMERCIAL COMPLEX 
EAST: VACANT 

CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA): 
THE PROJECT WAS REVIEWED UNDER THE CALIFORNIA 
ENVIRONMENTAL QUALITY ACT (CEQA). THE PROJECT IS EXEMPT 
FROM CEQA UNDER SECTION 15301 I CLASS 1 I EXISTING 
FACILITIES 

RECOMMENDATIONS: 

ENVIRONMENTAL ASSESSMENT, EA 06-15 
That the Planning Commission finds the project exempt from CEQA under section 
15301 , Class 1 , Existing Facilities. 

CONDITIONAL USE PERMIT, CUP 01-15: 
That the Planning Commission approves Conditional Use Permit, CUP 01-15 based 
upon the information contained within the staff report, the required findings and the 
recommended Conditions of Approval. 

Appeal Information: 

Actions by the Planning Commission, including any finding that a negative declaration be adopted, may be 
appealed to the Town Council within 10 calendar days. Appeal Application filing and processing information 
may be obtained from the Planning Division of the Community Development Department. Per Section 9.68.090 
of the Development Code, minor modifications may be approved by the Director if it is determined that the 
changes would not affect the findings prescribed in Section 9.68.080 of the Development Code, Required 
Findings, and that the subject of the proposed changes were not items of public controversy during the review 
and approval of the original permit, including modifications to phasing schedules for the project. 
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CUP 01-15 Hope Academy 
August 11,2015 Planning Commission Meeting 

I. GENERAL INFORMATION 

PROJECT DESCRIPTION. Proposal to develop approximately 14,000 square feet of 
an existing approximately 71,000 square foot, excluding corridors, commercial structure 
into a charter school for grades K thru 12. The proposal includes ten classrooms and a 
multi-purpose room, with a maximum capacity of 428. The hours of operation are 
Monday thru Friday, 8 AM to 4 PM. Existing uses in the commercial structure include 
medical office, medical laboratory, pharmacy and fitness center. 

LOCATION: The project is located at 57725 29 Palms Hwy, on the south side of 29 
Palms Hwy, at the south east corner of Warren Vista Avenue and SR 62, and is further 
identified as APN: 601-601-25. 

PROJECT SYNOPSIS: 

BUILDING AREA 

PHASED CONSTRUCTION: 

FLOOD ZONE 

ALQUIST PRIOLO ZONE 

OFF-SITE IMPROVEMENTS REQ. 

ASSESSMENT DISTRICTS REQ. 

RIGHT-OF-WAY DEDICATION REQ. 

UTILITY UNDERGROUNDING: 

AIRPORT INFLUENCE AREA: 

-14-

SITE COVERAGE 

Approximately 14,000 square feet 
of an existing approximately 
71 ,000, excluding corridors, 
square foot building 

No 

Map 8120, Zone X, areas 
determined to be outside the 
0.2% annual chance floodplain 
and Zone A, no base flood 
elevations determined. 

No 

No 

No 

Yes, Warren Vista and 29 Palms 
Hwy 

All new service lines shall be 
underground in conformance to 
Ordinance No. 233, or as 
amended by the Town Council 

Located inside the Airport 
Influence area. 
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CUP 01-15 Hope Academy 
August 11, 2015 Planning Commission Meeting 

TRAILS & BIKE LANE MASTER PLAN 

PUBLIC FACILITY MASTER PLAN 

PARKS AND RECREATION MASTER PLAN 

MASTER PLAN OF DRAINAGE: 

EROSION AND SEDIMENT CONTROL 
PLAN REQUIRED 

STREET LIGHTS: 

SPECIFIC PLAN/ PLANNED DEVELOPMENT 
AREA: 

FUTURE PLANNING COMMISSION 
ACTION REQURIED 

FUTURE TOWN COUNCIL 
ACTION REQURIED 

II. PROJECT ANALYSIS 

General: 

No facilities on or adjacent to the 
project. 

No facilities on or adjacent to the 
project. 

No public facilities are identified 
for this site. 

No facilities on or adjacent to the 
project, 

No 

No 

No 

No 

No, unless appealed 

The applicant is requesting approval to convert approximately 14,000 square feet of an 
existing commercial structure into a charter school for grades K thru 12. The proposal 
includes ten classrooms and a multipurpose room, with a maximum capacity of 428. 
The site was originally developed as a K-Mart constructed in 1992/1993. The site 
operated as a K-Mart until corporate decisions closed the store in approximately 2003. 

The property was acquired and a Site Plan Review application was processed in 2005, 
SPR-06-05, by Salsha Enterprises, LLC. SPR-06-05 was approved by the Planning 
Commission on September 6, 2005, as a multi-tenant retail building. 

At the Planning Commission meeting of April 18, 2006, the Planning Commission 
authorized retail, medical and general office spaces, and found those uses in 
substantial conformance to the Commission's approval of September 6, 2005. 
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At the Planning Commission meeting of November 6, 2007, Amendment #1 to SRP-06-
05 was approved by the Planning Commission. This included a food court (never 
developed) and a retaining wall and additional parking on the south side of the structure 
(never developed). 

At this time, the use of the proposed 14,000 square feet is as follows: 

Hope Academy Tutoring: 
Vacant: 

2,200 square feet 
11,800 square feet 

As the school is a specific use inside the retail/professional office/medical use building, 
and as defined in the Yucca Valley Development Code, Conditions of Approval are 
drafted and presented specific to the school use and separate from the original and 
amended conditions of approval for SPR-06-05. 

Hope Academy is an independent, direct funded charter school sponsored by the Morongo 
Unified School District. The School District provides due diligence oversight on the charter's 
business functions and educational programs. 

Hope Academy offers both an independent study program for high school age students 
where students meet with a teacher twice a week, and a program for elementary age 
children where the students attend the school and work on their independent study 
programs. There are currently approximately 450 students enrolled in the programs. 
Hope Academy plans on increasing that number to approximately 550 students. 
The elementary school class schedule runs from 9 am to 2:30 pm. The school currently 
requires parent to park and come inside the mall to pick up their children. They 
currently use the food court area, under the supervision of a security officer, as a pick
up area. Parents and students are entering and exiting through the west doors. 
The proposed expansion will include construction of a meeting area. The applicant 
indicated that there is generally around fifteen minutes of congestion during student pick 
up. The applicant said that there is some stacking of traffic between 2:30 and 2:45 in the 
west side parking lot. The school does not provide any transportation or food. The 
applicant indicated that the maximum number of attendees for the on-site elementary 
program is 270 students. 

Based upon current enrollment, approximately 180 of the 450 students are high school 
aged independent study students. The applicant indicated that the independent study 
students come in one or two at a time for appointments, and possibly to attend a 
specific class, such as a math class. The applicant said that there might be as many as 
sixty student meetings a day, which would include thirty to forty high school students 
coming in or out for meetings. 

The traffic study for the project developed peak hour trip projections for the operation of 
the School. A total of 162 peak am trips and 34 peak pm trips are identified in the study. 
Based upon these traffic levels, the traffic engineer made recommendations for onsite 
striping and signing as follows. 
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Signing and striping of the drop-off/pick-up lane as depicted on Exhibit 1-3 of the 
traffic study. Said striping shall include painting the existing curb red for the 
approximate 150 feet of no-parking area for the drop-off/pick-up area; installation 
of "Student Drop Off" legend, and painted striping along the main drive aisle, 10 
feet off the curb face, for approximately 150 feet to delineate the drop-off/pick-up 
lane. Plans for the striping shall be submitted to the Town for review and 
approval. Plans shall show the widths available for traffic on the main drive aisle 
after the 10-foot striped area has been delineated. A minimum of 10 feet in each 
direction shall be available for through traffic. 

The applicant said approximately 40 of the high school students in the independent 
study program would be on site on any given day. 

ADJACENT LAND USES 
The site is bounded by 29 Palm Hwy on the north and Warren Vista Avenue to the west. 
To the north and west are commercial retail and restaurant. To the south and east are 
vacant lots. 

Surrounding General Plan designations are Mixed Use (MU), Town Center SPA and 
Commercial (C). 

Zoning designations are General Commercial to the north and west and Commercial 
Mixed Use to the south and east. 

SITE CHARACTERISTICS, GRADING, SETBACKS 
The property is an existing 90,000 square foot commercial structure which includes the 
uses of medical office, medical laboratory and fitness center. 

Existing 
Setback Area: Required Building 

North 15' 200' 
South 0' 75' 
East 0' 100' 
West 15' 155' 

The Development Code allows for a maximum 60% of the lot to be covered with 
building area. The site is developed at approximately 25% lot coverage. 

PHASING 
There is no phasing proposed as the project is located on a developed property 

BUILDING ELEVATIONS: 
The existing structure is a wood framed with stucco, one story structure with a flat roof. 
No exteriors alterations are proposed to the building as part of the project. 
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CIRCULATION & PARKING 
On site circulation includes two points of ingress/egress from Warren Vista Avenue and 
one point of ingress/egress from 29 Palms Hwy. 

Purusant to Chapter 9.33, Parking and Loading Requirements, schools require a 
minimum of 1 parking space per staff member, plus 1 parking space per ten children. 
There are currently 450 fifty students enrolled in the program, with an additional 1 00 
students to be added. The application also states that there will be 25 staff members. 
Therefore, a total of eighty parking spaces are required for the school. 

263 parking spaces are required for the additional uses located on the site, for a total of 
343 required spaces. The property contains 430 parking spaces, including twelve ADA 
parking spaces. Therefore the property has an excess of 87 spaces for the uses 
currently existing on site. 

The project has been conditioned to adhere to the mitigation measures recommended 
in the traffic study for the project. At a minimum those mitigation measures shall include 
the following: 

a. Signing and striping of the drop-off/pick-up lane as depicted on Exhibit 1-3 of the 
traffic study. Said striping shall include painting the existing curb red for the 
approximate 150 feet of no-parking area for the drop-off/pick-up area; installation of 
"Student Drop Off" legend, and painted striping along the main drive aisle,1 0 feet off the 
curb face, for approximately 150 feet to delineate the drop-off/pick-up lane. Plans for 
the striping shall be submitted to the Town for review and approval. Plans shall show 
the widths available for traffic on the main drive aisle after the 1 0-foot striped area has 
been delineated. A minimum of 10 feet in each direction shall be available for through 
traffic. 

b. A handout shall be provided to all parents depicting the proposed traffic routing 
for all drop-offs and pick-ups. A copy of the handout shall be provided to the Town for 
reference. 

FLOOD CONTROL/DRAINAGE 
The property is located within FEMA flood zone X, areas determined to be outside the 
0.2% annual chance floodplain. 

UTILITIES: 
All new service lines shall be underground in conformance with Ordinance No. 233. 

Each utility provider charges connection and service fees which are designed to include 
the need for additional facilities as growth occurs. The project applicant will be required 
to go through each utility company permitting processes, including SCE for street 
lighting. 
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Electrical services are provided by Southern California Edison. Natural gas services are 
provided to by The Gas Company. The Hi-Desert Water District (HDWD, District) 
serves the Town of Yucca Valley. Solid waste services are provided by Burrtec Inc. The 
Town of Yucca Valley requires mandatory solid waste services and the project will be 
served by Burrtec. 

LANDSCAPING: 
The project is located on an existing commercial site and no additional landscaping is 
being required. 

ENVIRONMENTAL CONSIDERATIONS 
The project was reviewed under the California Environmental Quality Act (CEQA). The 
project is exempt from CEQA under Section 15301 Class 1, existing facilities. 

GENERAL PLAN CONSIDERATION 
The project is designated Mixed Use (MU), Town Center SPA. 

Intended for a mix of uses, including commercial, professional office, recreational, and 
high density residential land uses along SR-62 corridor in concentrated nodes. Its 
purpose is to allow highly integrated commercial, residential, and office uses that 
facilitate pedestrian access and walkability. Proximity of residential uses near 
employment and activity centers can reduce vehicle trips and greenhouse gas 
emissions. Housing opportunities are also encouraged in these areas, providing 
walkable accessibility to services and facilities. Development in this designation will 
require the preparation of a Specific Plan or compliance with a new mixed use zoning 
designation and associated development standards. 

The Town Center SPA is envisioned to be a regional commercial destination and 
employment hub that is characterized by integrated public spaces and complementary 
office and residential uses. The Town Center SPA provides an opportunity for new 
commercial businesses that residents otherwise must travel ('down the hill" to patronize. 
Uses in this area are assumed to build out at 60 percent retail, 20 percent office (0. 50 
FAR), and 20 percent residential (18 dulac) mix. 
The area was designated as a SPA because of its prominent location on SR-62 and the 
economic opportunities it provides in conjunction with the other SPAs and Mixed Use 
properties along the corridor. All properties in the SPA are designated Mixed Use, which 
should provide places for people to gather, common design themes, and linkages to 
other uses in areas where the Town would like to promote a concentration of community 
activity. 

The General Plan supports this project through the following goals and policies: 

Policy LU 1-1 
Encourage infill development to maximize the efficiency of existing and planned public 
services, facilities and infrastructure. 
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Policy LU 1-15 
Maintain Yucca Valley's position as the economic hub of the Morongo Basin. Support a 
broad range of commercial retail, service, office, business park, research and 
development, light industrial, and industrial uses to provide employment opportunities 
and contribute to the Town's economic sustainability. 

Policy LU 1-17 
Encourage the renovation of existing commercial and industrial areas to improve 
appearance, environmental responsiveness, use of infrastructure and functionality. 

Policy LU 1-25 
Support a variety of educational opportunities and foster a culture of life-long learning 
through libraries, museums, schools and other institutions. 

Policy LU 1-26 
Seek opportunities to collaborate with other public/quasi-public organizations in an effort 
to build new facilities to meet demand or develop joint use facilities. 

CONCLUSION 
Based upon the facts on the record, the project is consistent with the General Plan, the 
Development Code, and the Town's master plans. Commercial based development 
was anticipated and planned for on this project site with adoption of the General Plan, 
and the development meets and satisfies the goals, policies and implementation 
strategies of the General Plan. The project, as designed, meets all requirements of the 
Development Code and no variances or deviations from adopted standards are required 
for approval. 
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CONDITIONAL USE PERMIT FINDINGS: 

1. That the location, size, design, density and intensity of the proposed 
development is consistent with the General Plan, the purpose of the land 
use district in which the site is located, and the development policies and 
standards of the Town; 

The location of the project is an existing approximately 71,000 square foot, 
excluding corridors, commercial building. The existing uses of the property 
include, medical office, medical laboratory, pharmacy and fitness center. The 
site is bounded by 29 Palms Hwy to the north and Warren Vista Avenue to the 
west. Across SR 62 to the north are retail, restaurant and medical uses. To the 
west of the project is a retail complex and to the east and south are vacant lots. 
Surrounding General Plan designations are Mixed Use (MU) and Commercial. 
Surrounding zoning designations are all General Commercial (C-G) and 
Commercial Mixed Use (C-MU). The Mixed Use General Plan designation is 
intended for a mix of uses, including commercial, residential and office uses that 
facilitate pedestrian access and walkability, and the use identified in CUP-01-15 
meets and satisfies the goals, policies and implementation strategies of the 
General Plan The project is developed well below the maximum lot coverage of 
60%, and all set-backs for the Commercial Mixed Use district are met and 
exceeded, as outlined in this staff report. 

2. That the location, size, design and architectural design features of the 
proposed structures and improvements are compatible with the site's 
natural landform, surrounding sites, structures and streetscapes; 

The project is located on a developed site with an existing wood framed with 
stucco, one story structure with a flat roof. No alterations are proposed to the 
building exterior as part of the project. 

3. That the proposed development produces compatible transitions in the 
scale, bulk, coverage, density and character of the development between 
adjacent land uses; 

The project is located on a developed site with an existing wood framed with 
stucco, one story structure with a flat roof. No alterations are proposed to the 
building exterior as part of the project 

The project is developed below the maximum lot coverage of 60%, and all set
backs for the Mixed Use district are met and exceeded, as outlined in this Staff 
Report. The site is surrounding by 29 Palms Hwy to the north, vacant land to the 
east and south and commercial retail to the west. 
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4. That the building site and architectural design is accomplished in an 
energy efficient manner; 

The project is located on a developed site with an existing wood framed with 
stucco, one story structure with a flat roof. No alterations are proposed to the 
building exterior as part of the project 

The project is developed below the maximum lot coverage of 60%, and all set
backs for the Mixed Use District are met and exceeded, as outlined in this Staff 
Report. The site is surrounding by 29 Palms Hwy to the north, vacant land to the 
east and south and a commercial retail complex to the west The site has been 
developed consistent with adopted set back and building height standards, 
allowing opportunities to maximize energy efficiency and conservation 
measures .. 

5. That the materials, textures and details of the proposed construction, to the 
extent feasible, are compatible with the adjacent and neighboring 
structures; 

The project is located on a developed site with an existing wood framed with 
stucco, one story structure with a flat roof. No alterations are proposed to the 
building exterior as part of the project 

6. That the development proposal does not unnecessarily block 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; 

The project is located on a developed site with an existing wood framed with 
stucco, one story structure with a flat roof. No alterations are proposed to the 
building exterior as part of the project 

7. That the amount, location, and design of open space and landscaping 
conforms to the requirements of the Development Code, enhances the 
visual appeal and is compatible with the design and functions of the 
structure(s), site and surrounding area; 

The project is located on an existing commercial site and no additional 
landscaping is being required. 
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8. That there are existing public facilities, services, and utilities available at 
the appropriate levels and/or that new or expanded facilities, services and 
utilities shall be required to be installed at the appropriate time to serve the 
project as they are needed; 

The project is located on a developed parcel and utilities are existing on the 
project site. 

Each utility provider charges connection and service fees which are designed to 
include the need for additional facilities as growth occurs. The project applicant 
will be required to pay these fees as applicable. 

Electrical services are provided by Southern California Edison. Natural gas 
services are provided to by The Gas Company. The Hi-Desert Water District 
(HDWD, District) serves the Town of Yucca Valley. Solid waste services are 
provided by Burrtec Inc. The Town of Yucca Valley requires mandatory solid 
waste services and the project will be served by Burrtec. Verizon facilities are 
not indicated on the schematic utility plan, but are available to the site. 

9. That access to the site and circulation on and off-site is required to be safe 
and convenient for pedestrians, bicyclists, equestrians and motorists; 

On site circulation as proposed includes two points of ingress/egress from 
Warren Vista Ave and one point of ingress/egress from 29 Palms Hwy. The 
property contains 430 parking spaces, including twelve ADA parking spaces. 
The project has been conditioned to adhere to the mitigation measures 
recommended in the traffic study. 

10. That traffic generated from the proposed project has been sufficiently 
addressed and mitigated and will not adversely impact the capacity and 
physical character of surrounding streets; 

On site circulation as proposed includes two points of ingress/egress from 
Warren Vista Ave and one point of ingress/egress from 29 Palms Hwy. The 
property contains 430 parking spaces, including twelve ADA parking spaces. 
The project has been conditioned to adhere to the mitigation measures 
recommended in the traffic study. 
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11. That traffic improvements and/or mitigation measures have been applied or 
required in a manner adequate to maintain a Level of Service D or better on 
arterial roads, where applicable, and are consistent with the Circulation 
Element of the Town General Plan; 

On site circulation as proposed includes two points of ingress/egress from 
Warren Vista Ave and one point of ingress/egress from 29 Palms Hwy. The 
property contains 430 parking spaces, including twelve ADA parking spaces. 
The project has been conditioned to adhere to the mitigation measures 
recommended in the traffic study. 

12. That there will not be significant harmful effects upon environmental 
quality and natural resources including endangered, threatened, rare 
species, their habitat, including but not limited to plants, fish, insects, 
animals, birds or reptiles; 

The project was reviewed under the California Environmental Quality Act 
(CEQA). The project is exempt from CEQA under Section 15301s Class 1, 
Existing Facilities. 

No negative impacts created by the project have been identified, including 
biological resources. 

13. That there are no other relevant or anticipated negative impacts of the 
proposed use that cannot be mitigated and reduced to a level of non
significance in conformance with CEQA, the California Environmental 
Quality Act; 

The project was reviewed under the California Environmental Quality Act 
(CEQA). The project is exempt from CEQA under Section 15301, Class 1s 
Existing Facilities. 

No negative impacts created by the project have been identified. 
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14. That the impacts which could result from the proposed development, and 
the proposed location, size, design and operating characteristics of the 
proposed development, and the conditions under which it would be 
operated or maintained will not be detrimental to the public health, safety 
and welfare of the community or be materially injurious to properties or 
improvements in the vicinity or be contrary to the adopted General Plan; 
and 

The project was reviewed under the California Environmental Quality Act 
(CEQA). The project is exempt from CEQA under Section 15301, Class 1, 
Existing Facilities. 

No negative impacts created by the project have been identified. 

15. That the proposed development will comply with each of the applicable 
provisions of this code, and applicable Town policies; except approved 
variances. 

The project, as designed, complies with the standards and requirements set forth 
in the Yucca Valley Development Code and the adopted General Plan policies, 
as identified and set forth in this Staff Report. 
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TOWN OF YUCCA VALLEY 
CONDITION$ .. OF APPROVAL 

ENVIRONMENTAL ASSESSMENT, EAU6-15 
CONDITIONAL USE PERMIT, CUP 01-15 

SITE PLAN REVIEW, SPR 06-5 AMENDMENT #3 
HOPE ACADEMY 

This approval is for Conditional Use Permit, CUP 01-15 a proposal to convert 
approximately 14,000 square feet of an existing approximately 71,000 square foot, 
excluding corridors, commercial building into a charter schooiJor grades K thru 12. The 
proposal includes ten classrooms and a multipurpose room, With a maximum occupancy 
of 428. The hours of operation are 8 AM to 4 PM. . ...• , : .· 

The project is located at 57725 29 Palms Hwy and isj~~~it~~-~~ APN: 601-601-25. 
'·· 

GENERAL CONDITIONS 

G1. The applicant shall agree to defen~tJbdemnify ~JJd hold h~rrhl~ss the Town of 
Yucca Valley, its agents, officers andt¥fl)pJoy~.~§,:;~:at his sole expense, against any 
action, claim or proceedings brought ag~_lrJ~t.~fhe Town or its agents, officers or 
employees, to attack, set""~~i.~<?, 1_void, or ··~"q'~;~~ this approval or because of the 
issuance of such approval}~"~'r;';ifl.:ith~.alternatiS/~ 1Jo relinquish such approval, in 
compliance with the Town of~~.fci:l:W~l~~>t:~~~ven:>~roent Code. The applicant shall 
reimburse the Town, its agelit~r" offiq,g{,$~·:.@~;temployees for any court costs, and 
attorney's fees ~[ii~Q·~tb~ Town·:{if~~"~gents, offl~@rs or employees may be required 
by a court to J~~y/78sea·:r~~1,Jit of st1$.ff''action. The Town may, at its sole discretion, 
participate .,(~.t>lts own ·l~*'pense ··i[:1~}4he defense of any such action but such 
participatiC>r)·~§ball not r~ll€btJ~. appliC'Eirit,of his obligations under this condition. The 

'\:-.\·:;'·:·; .i/::f' ·t.·H··.·:?··'"-'''',">";.'~·~.·.... 'i·c;''\"Ji _,.. 

Town shall pr~.Q1ptly~[l@tifYZttl~~i;ippliy.~fit of any claim, action or proceedings arising 
fr~J}JI{.!IJ@: •. Jown~s~·~pp'roval oflflls(project, and the Town shall cooperate in the 
defen·se~ · · ·• z ~ · 

.;'';~)f•3#ty' • ".;;;~\ ·<"<;{:{i·"~· 
G2~ ;}.'fJ:his Conditiori~Is:~se Per.rpit shall become null and void if the construction has not 

···::;~@.rn,menced wit'M'.!'plthree'(3) years of the Town of Yucca Valley date of approval. 
EXt~J;l~ions of tir}J'ei may be granted by the Planning Commission and/or Town 
CoiJfi~tl; •• in co~fc)~t;Tlance with the Town of Yucca Valley Development Code. The 
applici:lr:l~xi.~X~,~ponsible for the initiation of an extension request. ,, . .,,.,.·.,;:-.;·,,, .. / 

''}'Approval Date: 
Expiration Date: 

August11,2015 
August 11, 2018 

G3. The applicant shall ascertain and comply with requirements of all State, County, 
Town and local agencies as are applicable to the project. These include, but are 
not limited to, County of San Bernardino Environmental Health Services, County 
of San Bernardino Transportation/Flood Control, County of San Bernardino Fire 
Department, Yucca Valley Building and Safety, Caltrans, High Desert Water 
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G4. 

G5. 

G6. 

G7. 

G8. 

G9. 

G10. 

District, Airport Land Use Commission, California Regional Water Quality Control 
Board, Colorado River Region, the Federal Emergency Management Agency, 
MDAQMD-Mojave Desert Air Quality Management District, Community 
Development, Engineering, and all other Town and utility company requirements. 

All conditions are continuing conditions. Failure of the applicant to comply with 
any or all of said conditions at any time may result in the revocation of any 
construction permits for the project. 

No on-site or off-site work shall commence without 'Pbtaining the appropriate 
permits for the work required by the Town and tht:}·appropriate utilities. The 
approved permits shall be readily available on th~iJ~b..site for inspection by Town 
personnel. . , :•: ,,. ·.·. ·. 

,.,, ·~':t~· · . \.$~j~tc, 
The applicant shall pay all fees charged,t:)~yr'the Town as•((~~!Jired for application 
processing, plan checking, constructio.p~~nd/or inspection. ··"Pf!te•tee amounts shall 
be those which are applicable and.,~i.~'!:.effect at thfJ time worR";I§;·il!ndertaken and 
accomplished. Fees for entitlemelll:.~~ri.pr to ~~6~truction permits are based on 
estimated costs for similar projects. Acf~itiQp~\0fees may be incurred, depending 
upon the specific project. lf.~?ditional fee~Jt{z)t~·services are incurred, they must be 
paid prior to any further pr~~~~§J[)l,g, consid<3'r~lt2P· or approval(s). 

~"~~z~,··•0t:r;~'f .,... ~·~·~·~~~ .• 
All improvements shall be ili:§Recte 1~¥i~t~~~, Tovyn as appropriate. Any work 
completed witho~.fJ~~ er insp~~}ion·i)J:af'ot&!~§'~pject to removal and replacement 
under proper iQ§R;e<3ti · "~+~ 

c;.1J~:;:,tr::i" 

;{:1:i~~f~>~;;r ~/.'~.>?;:; ' 
All refuse~~.~~~~ be rem<i¥:~d from t \~;~premises in conformance with Yucca Valley 

Town Code~~~8~.3:.::f.'/ ':·:~·K~J~~i.f.~ ···~~5~::~. 
DJ.Jr.!n9r2&fJJ1§Jr~dfi~·~\~:.if any, th; ~pplicant shall be responsible to sweep public 

.~-·'-:c.:'f'·'·:jr· ,~.,,.,;,..,.,.;,f',-~;<.'.''0. "<:(':·<'. '/''ii" 

JCP'fi~ed roaa§·~~.gjacet]t';Jp the project as necessary and as requested by the Town 
·;:staff to elimW~·~~~: any'·~it~ related dirt and debris within the roadways. During 
~··~y,siness activitif;;~\. the ~l:>'plicant shall keep the public right-of-way adjacent to the 
'p(qp~rty in a cle~'tl~:and sanitary condition. 

··Yzi;~ :~~\" ::t;t~·:,;j 

The ·~~~Hpant,:§,~:~n pay Development Impact Fees in place at the time of issuance 
of Buildin"g')J~.~ERiits. 

"~'!:({~:~~)>" 

G11. At the time of permit issuance the applicant shall be responsible for the payment 
of fees associated with electronic file storage of documents 

G12. The applicant shall reimburse the Town for the Town's costs incurred in monitoring 
the developer's compliance with the Conditions of Approval including, but not 
limited to, inspections and review of developer's operations and activities for 
compliance with all applicable dust and noise operations. This condition of 
approval is supplemental and in addition to normal building permit and public 
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improvement permits that may be required pursuant to the Yucca Valley Municipal 
Code. 

G13. Prior to the issuance of a Certificate of Occupancy for any habitable structure in 
each phase of the project, all improvements shall be constructed, final inspection 
performed, punch-list items completed, and all installations approved by the 
appropriate agency. 

G14. The site shall be developed in accordance with the approved plans on file with the 
Town of Yucca Valley, in accordance with the Conditior-t~,-of Approval approved for 
the project, and in accordance with the General J=?l,?r+and Development Code. 
Prior to any use of the project site or business activity:'.being commenced thereon, 
all Conditions of Approval shall be completed,t~itH~'s:~l~~faction of the Town. 

G15. The applicant or the applicant's succe~~~f~i~~interes~;'~gB~IL be responsible for 
maintaining any undeveloped portion gf(ne site in a manner/tllF!t provides for the 
control of weeds, erosion and dust,,;:'t·/· < 

~-<t:~'~/:'~~ :. r::~·:·-- _.- '"<-J 

G16. Violations of any condition or restricti~#:~fRR.~~;tfi15ltion set forth in these conditions, 
including all approved con~,!fiJCtion plans;~.tt?·Gplic and private, for this project and 
subject to the Town's ovef' >~~@j~ct appr6\.Z~]£tqnd these conditions of approval, 
shall subject the owner, apf::t Ht~~~~Yc~;~Joper"'~~l!~Qntractor(s) to the remedies as 
noted in the Municipal Code>~U\l adCfi~ip>'h> .,~tTdWJi'Engineer or Building Official 
may suspend al,l -,~n~truction~~t'~l~,t~~ ttl!~~? for violation of any condition, 
restriction or PECiL. ti' · .et fortn\'!!ilftf:iese conditions until such time as it has been 
~~~~';;;'~~:~,r~f" all o . !ions '~~. activities are in conformance with these 

';;,,,; :\.; . 'i!(e;,, .,. ~{~~~' 
G17. No staging oK;,~QJL;.. ·~yj~Jve'nt or parking of workers vehicles shall be 

a,Jl~i~~f~j'~b:t~ th'e(l~~'~lic right-of~way of. stn~ets or other public improvements that 
.(.~.~ve been·,~q~~ptetts~nto the Towns mamtarned system. 

".{:~~-}~:{~<;-:Y ~<~~-~K~~\: ·~,, -\ 
G1iE~~{~I1 street dedici~!thns st1~'fJ'·be irrevocably offered to the public and shall continue 

'liiftorce until the\1'0wn accepts or abandons such offers. All dedications shall be 
<;~;;_,<;:;-,<::"' l---\.-"?l:J 

freet!):f;,<:tll encumpt~mces as approved by the Town Engineer. 
;;~;~i~:Z\., ;i;i:.'!~f;fl 

G 19. The final,;~::gQ:n~itions of approval issued by the approving authority shall be 
photograplll~ally or electronically placed on bond (blue/black line) paper and 
included in the Grading and Street Improvement plan sets on 24" x 36" bond 
(blue/black line) paper and submitted with the plans for plan check. These 
conditions of approval shall become part of these plan sets and the approved plans 
shall be available in the field and during construction. Plan check fees shall not be 
charged for sheets containing the Conditions of Approval. 
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CUP 01-15 Hope Academy 
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PLANNING CONDITIONS 

P1. The development of the property shall be in conformance with FEMA requirements 
and the Town's Floodplain Management Ordinance requirements. Adequate 
provision shall be made to intercept and conduct the existing tributary drainage 
flows around or through the site in a manner that will not adversely affect adjacent 
or downstream properties at the time the site is developed. Protection shall be 
provided by constructing adequate drainage facilities, including, but not limited to 
modifying existing facilities or by securing a drainage ~~~_ement. 

P2. 

P3. 

P4. 

P5. 

All exterior lighting shall comply with the Ordinanq~,~~Q~ Outdoor Lighting and shall 
be illustrated on all construction plans. ...~;,~ <:i,·~~:·: 

( ~;r ·~·~,,~!:),~::~:--;·,, 

The hours of operation for facility are IVI~',riday thru Fri~~y, 8 AM to 4 PM. 
~~~ ~.~· 

The maximum number of studen~Ir~:ft~ll be lir)li~ed to sso:· ... 
''1~}:,•t::... <• :;)'' . 

The Conditional Use Permit shall ret~:rn;:!R''the Planning Commission one 
year after start of operati~.r,. for review(·:{t:j:r/~valuation of ingress/egress and 
parking. J·-. ' ··~:':~,;~: • 

.. ,,.~'lf~~;*d' 
>v' 

ENGINEERING CONDITIONS 

••. ·.<.·.~~;.· .•. r .. ::.·.·.;.~~~;.YY!!Ii~J~~.·I.(.~\ 
'\ e ' "-'" \- ;:., k~F}:;;;,)J 

E1. The appli~.il};fJshall a · ·. · re to tli'eJ'mitigation measures recommended in the 
traffic sttiq~.for the ct. At :~mJnimum those mitigation measures shall 
include the~<f~~~~> · . .;?;~v.:j!;:fi~~;'J:':i.~e· 
a.,:)0'i/2~\~~i,gqjng ··c!tj:g:· striping ot·'the drop-off/pick-up lane as depicted on 

,:.~~Jiinll'f3~}'pf tlle-·'·~~~.ffic study. Said striping shall include painting the 
,.~~:Iexisting cu · .. ,~ for\t!j~)~pproximate 150 feet of no-parking area for the drop
. ('pff/pick-up ar~~h inst~llation of "Student Drop Off" legend, and painted 

··•st~,,ging along t"~~\main drive aisle, 10 feet off the curb face, for approximately 
150tf~tt to delil];~~te the drop-off/pick-up lane. Plans for the striping shall be 
submi,U~,~ to/!!;i:~,ffown for review and approval. Plans shall show the widths 
availaol~~:(or:#affic on the main drive aisle after the 10-foot striped area has 
been deliH~~ted. A minimum of 10 feet in each direction shall be available 
for through traffic. 

b. A handout shall be provided to all parents depicting the proposed 
traffic routing for all drop-offs and pick-ups. A copy of the handout shall be 
provided to the Town for reference. 

E2. Dedicate an additional three (3) feet of right of way on Warren Vista Avenue 
to provide sufficient width for a 33 foot, half-width, Collector Street section 
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CUP 01-15 Hope Academy 
August 11, 2015 Planning Commission Meeting 

E3. Prior to any work being performed in the public right-of-way, fees shall be paid and 
an encroachment permit shall be obtained from the Town. The Applicant shall 
apply for an encroachment permit from the Town for utility trenching, utility 
connection, or any other encroachment onto public right-of-way. The Applicant 
shall be responsible for the associated costs and arrangements with each public 
utility. 

E4. The Applicant shall install all water and sewer systems required to serve the project. 
All water and sewer systems shall be completed to the requirements of the Hi 
Desert Water District. 

E5. The Applicant shall be responsible for all improv~~gj~hts constructed within the 
public right-of-way as required by the conditions.~~e~pproval. The improvements 
shall be constructed to the standards and xeql.Jir~rn.~nts as determined and 
approved by the Town Engineer. Any impr~Yv~rrfents:nbbGonsidered to be to the 
required standards shall be replaced by, '1ti¢ Applicant' Th,e Applicant shall be 
required to maintain and repair those im(ilio\rements prior to'f:n')gafter acceptance 
by the Town Council for the length of.tlhle require,d by the appJicC!ble conditions, 
standards and ordinances. ': <>;, /~>:';c· · 

E6. All improvement plans shall be design~;CJ.b¥::JlR~·gistered Civil Engineer. 
'-; ,',• .a: .',\ ': ~ .' J 

. ', ~-~·o".c'i,-, ~iJO..' 

,, ·::(:~~~~~ \~zi.:):,. -,· _,. 

82. ·~~htre time of bW19ing plan check submittal, the applicant shall provide approval 
f{)f~iJbe San 8~FQ'ardino County Fire Dept. 

'-.f.;:\''·"':<':\ /."/:<·:'} 

83. Prio;''·iJ·;tin9f~iW§pection, all required improvements shall be constructed and 
finalized· ~[)(( accepted by the appropriate agency prior to the issuance of 
Certificate of Occupancy. 
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CUP 01-15 Hope Academy 
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FIRE CONDITIONS 

F1. The development shall a minimum of two points of vehicular access. There are 
for fire/emergency equipment access and evacuation routes. 

F2. All buildings shall have access provided by approved roads, alleys and private 
drives with a minimum twenty six (26) foot unobstructed width and vertically to fourteen 
(14) feet six (6) inches in height. Other recognized standards may be more restrictive by 
requiring wider access provisions. 

F3. Not less than 2 complete sets of building plans shatLp~~Gbmitted to the Fire Dept. 
for review and approval. . <;. t, 

~ '' ' ·:;··,~: ', ~.'',;,, 

F4. The applicant shall provide the Fire Dep!~· wWWa l~tt~~:from the serving water 
company, certifying that the required water imR~9y~ments havet:.t>~~n made or that the 
existing fire hydrants and water system will m~~fdistance and fire flow~n:;quirements. Fire 
flow water supply shall be in place prior to. g}geihg compu.~tible materiats'9n the job site. 

'( ··?\!-, ~~' "':-~--~~--<- ;,' ~-~·;, 

'"~;~3J/>" r}·~-~.\:. ~/ 
'·.;<·:~·~'. >> -:{-:·.·~:~,-.··. 
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I HEREBY CERTIFY THAT THE APPROVED CONDITIONS OF APPROVAL WILL BE SATISFIED 
PRIOR TO OR AT THE TIMEFRAMES SPECIFIED AS SHOWN ABOVE. I UNDERSTAND THAT 
FAILURE TO SATISFY ANY ONE OF THESE CONDITIONS WILL PROHIBIT THE ISSUANCE OF ANY 
PERMIT OR ANY FINAL MAP APPROVAL. 

Applicant's Signature ________________ .Date 
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Mixed Use (MU) 
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TOWN F YUCCA VALLEY 
PROJECT NO.: CONDITIONAL USE PERMIT, CUP 01-15 HOPE ACADEMY 

ZONING MAP 
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T N OF YUCCA V LLEY 
PROJECT NO.: CONDITIONAL USE PERMIT, CUP 01-15 HOPE ACADEMY 

AERIAL PHOTO 
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T WN OF YUCCA V LLEY 
PROJECT NO.: CONDITIONAL USE PERMIT, CUP 01-15 HOPE ACADEMY 

FEMA FLOOD MAP-ZONE X and ZONE A, MAP 8120 
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T N OF YUCCA VALLEY 
PROJECT NO.: CONDITIONAL USE PERMIT, CUP 01-15 HOPE ACADEMY 

ALQUIST PRIOLO MAP-YUCCA VALLEY NORTH 
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Conditional Use Permit Application 

I General Information 

Date Received 0 3j o'2Jl 
By D DL.S.t.-N 
Fee \4SSco 
Case# Cu.IP- 0 \- \S" 
EA# _____ _ 

APPLICANT HOPE Academy Inc Ph 
760-989-4040 F 760-989-4143 one ax _______ __ 

Mailing Address 12421 Hesperia Road Ste. 5 Email dprice@hopeacademycharter.org 

City Victorville State CA Zip _9_2_39_5 __ _ 

REPRESENTATIVE David Price Phon 760-574-8784 Fax 760-989-4143 

Mailing Address 12421 Hesperia Road Ste. 5 Email dprice@hopeacademycharter.org 

City Victorville State CA ZIP_9_2_39_5 __ _ 

PROPERTY OWNER Town Center Mall LLC Phone 760-220-7971 Fax ____ _ 

Mailing Address 57725 29 Palms Hwy Email nsalhotra1 @hotmail.com 

City Yucca Valley State CA Zip 92284 

I Project Information 

Project Address 57725 29 Palms Highway 

Project Location Town Center Mall 

Assessor Parcel Number(s) _____ _ 

Project Description: Develop an independent study classroom program using classrooms in 

most of the remaining square footage in the northwest comer of the Town Center Mall. There will be a maximum 

capacity of 28 students per classroom. The space will include student classrooms from Kindergarten through 

8th grade, a multipurpose room, restroom facilities, and storage. Students will attend from 9:00-2:30 daily. 

Please attach any additional information that is pertinent to the application. 

Town of Yucca Valley 
Community Development Department 

Planning Division 
58928 Business Center Dr 
Yucca Valley, CA 92284 

760 369-6575 Fax 760 228-0084 
www.yucca-valley.org 
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----------------------~ ------------------------~ ~---------------------

Environmental Assessment 

1. Property boundaries, dimensions and area (also attach an 8 % x 11" site plan): 

2. Existing site zoning: _c_-_M_u __ _ 3. Existing General Plan designation: _M_U ____ _ 

4. Precisely describe the existing use and condition of the site: Three existing HOPE classrooms. the New 

Pharmacy, Eisenhower Medical, and 10,780 sq ft of vacant space 

5. Existing Zoning of adjacent parcels: 

North _c_G __ South CMU East CMU West _c_G __ 

6. Existing General Plan designation of adjacent parcels: 

North _c __ South _M_U __ East _M_U __ West_v __ 

7. Precisely describe existing uses adjacent to the site: Commercial to the North and West. 

Vacant lots on the South and East. 

8. Describe the plant cover found on the site, including the number and type of all 
protected plants: _Nl_""--------:--------------------

Note: Explain any "Yes" or "'Maybe" responses to questions below. If the information and 
responses are insufficient or not complete, the application may be determined incomplete 
and returned to the applicant. 

Yes Maybe No 

D D lZ1 9· Is the Site on filled or slopes of 15% or more or in a canyon? (A 
geological and/or soils Investigation report is required with this 
application.) 

D D lZ1 10. Has the site been surveyed for historical, paleontological or 
archaeological resources? {If yes, a copy of the survey report is to 
accompany this application.) 

0 D I,( l11.1s the site within a resource area as identified in the archaeological 
and historical resource element? 

D D l.fi12.Does the site contain any unique natural, ecological, or scenic 
resources? 

DO 
DO 

I,( 113. Do any drainage swales or channels border or cross the site? 

I,( 114. Has a traffic study been prepared? (If yes, a copy of the study is to 
accompany this application.) 

D D l.fl15.1s the site in a flood plain? (See appropriate FIRM) 
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----------------------- -------------------------· --------------------
Project Description 

Complete the items below as they pertain to your project. Attach a copy of any plans 
submitted as part of the project application and any other supplemental information that will 
assist in the review of the proposed project pursuant to CEQA. 

1. Commercial, Industrial, or Institutional Projects: 

A. Specific type of use proposed: _E_d_u_ca_t_io_n _____________ _ 

B. Gross square footage by each type of use: 

C. Gross square footage and number of floors of each building: -------

D. Estimate of employment by shift: _2_5_e_m_p_lo...;;.y_e_e_s ___________ _ 

E. Planned outdoor activities: _n_o_ne _________________ _ 

2. Percentage of project site covered by: 

N/A %Paving, _N_IA __ % Building, N/A % Landscaping, N/A % Parking 

3. Maximum height of structures ___ ft ____ in. 

4. Amount and type of off street parking proposed: ------------

5. How will drainage be accommodated?_N_IA ______________ _ 

6. Off-site construction (public or private) required to support this project: . 
N/A 

7. Preliminary grading plans estimate_Nt._A __ cubic yards of cut and _N_ta ___ _ 

cubic yards of fill 

8. Description of project phasing if applicable: _N_o_;p_h_a_s_in..::;g _________ _ 

9. Permits or public agency approvals required for this project: -------

10.1s this project part of a larger project previously reviewed by the Town? If yes, 
identify the review process and associated project title(s) _ve_s ______ _ 

Conditional Use Permit (CUP) for Town Center Mall 
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c-·. 
11. During construction, will the project: (Explain any "yes" or "maybe" responses to 

questions below- attach extra pages if necessary.) 

Yes Maybe No 

D 0 II' I A. Emit dust, ash, smoke, fumes or odors? 

0 D II' I B. Alter existing drainage patterns? 

D D II' I C. Create a substantial demand for energy or water? 

D D II' I D. Discharge water of poor quality? 

D D II' I E. Increase noise levels on site or for adjoining areas? 

D D II' I F. Generate abnormally large amounts of solid waste or litter? 

0 0 11'1 G. Use, produce, store, or dispose of potentially hazardous materials 
such as toxic or radioactive substances, flammable or explosives? 

D D II' I H. Require unusually high demands for such services as police, fire, 
sewer, schools, water, public recreation, etc. 

D D I I'lL Displace any residential occupants? 

Certification 

I hereby certify that the information furnished above, and in the attached exhibits, is true 
and correct to the best of my knowledge and belief. 

Signature: Date: February 17, 2015 
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Owner/Applicant Authorization 

Applicant/Representative: 1/We have reviewed this 
completed application and the attached material. 
The information included with this application is true 
and correct to the best of my/our knowledge. 1/We 
further understand that the Town may not approve the 
application as submitted, and may set conditions of 
approval. Further, 1/We understand that all 
documents, maps, reports, etc., submitted with th~s 
application are deemed to be public records. !hts 
application does not guarantee approval or const1tute 
a building permit application. Additional fees may be 
required deg din o7lonal administrative costs. 

Signed: --l!:l....t..=.-__..:.. ______ _ 

Date: February 17, 2015 

Property Owner: 1/We certify that 1/We are presently t~e leg~l 
owner(s) of the above described property (If the understgned IS 

different from the legal property owner, a letter of authorizat~on 
must accompany the form). Further, 1/We acknowl~dge th~ fih~g 
of this application and certify that all of the above mformat1on ts 
true and accurate. 1/We understand that 1/We are responsible for 
ensuring compliance with conditions of approval. 1/We hereby 
authorize the Town of Yucca Valley and or/its designated agent(s) 
to enter onto the subject property to confirm the location ?f existi~g 
conditions and proposed improvements including compliance w1th 
applicable Town Code Requirements. Further, 1/We understand 
that all documents, maps, reports, etc., submi~ed wi~h t.his 
application are deemed to be public records. Th1~ ~pphcat1o~ 
does not guarantee approval or constitute. a bwldtng permtt 
application. Additional fees may be requ1red ?~pendmg on 
additional administrative costs. I am hereby authonzmg 

to act as my agent and is further authorized to sign any and all 
documents on my behalf. 

Signed: 

Dated: 
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~~~~~~~~c~~~~==~======~~ 
Agreement to Pay All Development Application Fees 

In accordance with Town Council Resolution 04-38 the Town collects certain fees based on 
the actual cost of providing service. The application deposit for this project (as indicated 
below) may not cover the total cost of processing this application. 1/We are aware that if 
the account has 25% or less remaining prior to completion of the project, staff will notify the 
undersigned in writing, of the amount of additional deposit required to complete the 
processing ofthe application, based on Staff's reasonable estimate of the hours remaining 
to complete this application process. 

Further, I understand that if I do not submit the required additional deposit to the Town 
within 15 business days from the date of notification by the Town, the Town will cease 
processing of the application and/ or not schedule the project for action by the Planning 
Commission or Town Council until the fees have been paid. 

Any remaining deposit will be refunded to me at time of closeout after I have submitted any 
required approved project plans and forms, including signed conditions of approval, or upon 
my written request to withdraw the application. 

As the applicant, I understand that I am responsible for the cost of processing this 
application and I agree that the actual costs incurred processing this application will be paid 
to the Town of Yucca Valley. 

Deposit Paid: $ Pf+). 
Applicant's Signature_~-;.o.,."'=":..-J...{~_. ----- Date: February 17,2015 

Applicants Name _D_a_v_i_d_P_r_ic_e _____ _ 
(Please print) 
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I Conditional Use Permit Application Submittal Requirements 
•. 

I 
Initial Submittal Requirements #Required 

Completed and Signed Applications and Filing Fee 1 
:Signed completed Project Description and Existing Conditions Letter 1 
Signed completed Environmental Information form 1 
Signed Agreement for Cost Recovery 1 
Site Plan (See section A) 15 
Preliminary Grading and Drainage Plan (Section B) 15 
Building elevations, including a minimum of one(1) color set 15 
Materials Board 1 
Preliminary Landscape Plans 15 
Photometric Plan 15 
Exterior Lighting Cutsheets 1 
Native Plant Plan 15 
Biological Assessment - 4 

'8.1/2;)< :ff reauCtib(fs of all plans.-,- . 1 
~.Sirined surfoi:Jndirig property owners list certification 1 
\SurroundiniiPi'opetf:Y Owners Mailiog List and labels 2 
·surrounding properties radius map showing project site 1 
:preliminary Title Report within 60 days· of application date 1 
,..Gra-nf Deeds ·fo(all'involved' properties 1 
Detailed slope analysis if project contains any slopes of 15 percent or 15 
greater 
Applicable utility service availability letter 1 
Utility Plan including location and capacity 15 
Water purveyor service letter or ground water report prepared and signed by 1 
a registered civil engineer 

\Siritied Hazardous Waste-site Statement 1 
Signed statement indicating method of sewage disposal and if Regional 1 
Water Quality Control Board approval is required 
Geologic Report if project located within a special studies zone 4 
Air Qualitv and Greenhouse Gas Inventory/Analysis 4 
Traffic Study/Analysis prepared by a registered Civil Engineer 4 
Preliminary Soils and Geotechnical Report, unless waived by_ TE 4 
Drainage Study/Analysis prepared by a registered Civil Engineer 4 
Underlying Conditions of Approval (if applicable) 1 
Copy of underlying Recorded Map and Environmental Constraints Sheet (if 1 
applicable) 
Planned Development Document (if applicable) 15 
Specific Plan (if applicable) 15 
All maps, plans, special studies, reports, etc. submitted in hard copy as part 1 
of this application are also to be delivered electronically, by CD, flash drive or 
email at time of submittal. 
Please note that each project and each property are unique. Some projects may not require 
the submittal of each item listed above at time of submittal. Some circumstances may require 
items not included on the above list. Please contact Planning Staff if you have any 
questions. 
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------------------~",----------------------~( '· _' I Developer Disclosure Statement 

This portion of the application must be fully completed and signed by the applicant. If 
not fully completed and signed, the application will be deemed incomplete. 

Address of subject property: 57725 29 Palms Highway Suite 403 

Cross street: _____________________ _ 

Date this Disclosure Statement is completed: February 17, 2015 

Name of Applicant: HOPE Academy Inc 

The Applicant is a: 

0 Limited Liability Company (LLC) 
0 Partnership 
[Z] Corporation 
D None of the above 

Information for LLC, Partnership, Corporation 
Name HOPE Academy Inc Phone 760-989-4040 Fax 760-989-4143 

Mailing Address 12421 Hesperia Road Ste. 5 Email dprice@hopeacademycharter.org 

City Victorville State _C_A ____ Zip 92395 

State of Registration _c_a_li_fo_rn_i_a _____ _ 

Managing member(s), General Partner(s) officer(s) 

Name Jared Mecham Phone 760-989-4040 Fax 760-989-4143 

Mailing Address 12421 Hesperia Road Ste. 5 Email jmecham@hopeacademycharter.org 

City Victorville 

Attach additional sheets if necessary 

Agent for Service of Process 

State _C_A ____ Zip 92395 

Name David Price Phone 760-989-4040 ext 109 Fax 760-989-4143 

Email dprice@hopeacademycharter.org Mailing Address 12421 Hesperia Road Ste. 5 

City Victorville State _C_A ____ Zip 92395 

For Corporations, Shareholder with Fifty Percent or More Share or Controlling Shareholder 

Name N/A Nonprofit Phone Fax ____ _ 

Mailing Address ____________ Email ------------

City ________________ State _____ Zip -----
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The Owner is a: 

0 
0 
D 
0 

Limited Liability Company (LLC) 
Partnership 
Corporation 
None of the above 

Information for LLC, Partnership, Corporation 

N Town Center Mall Ph 760-220-7971 F arne one ax ____ _ 

Mailing Address 57725 29 Palms Hwy Email nsolhotra1 @hotmail.com 

City Yucca Valley state CA Zip 92284 

State of Registration ---------

Managing member(s), General Partner(s) officer(s) 

N Neelam Salhotra Ph 760-220-7971 F arne one ax ____ _ 

Mailing Address 57725 29 Palms Hwy Email nsolhotra 1 @hotmail.com 

City Yucca Valley state CA Zip 92284 

Attach additional sheets if necessary 

Agent for Service of Process 

Name. _____________ Phone ______ Fax ____ _ 

Mailing Address ___________ Email -----------

City _______________ State _____ Zip-----

For Corporations, Shareholder with Fifty Percent or More Share or Controlling Shareholder 

Name'-------------- Phone ______ Fax ____ _ 

Mailing Address ___________ Email -----------

City _______________ State _____ Zip-----
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HAZARDOUS WASTE SITE STATEMENT 

I have been informed by the Town of Yucca Valley of my responsibilities, pursuant to 
California Government Code Section 65962.5, to notify the Town as to whether the site for 
which a development application has been submitted is located within an area which has 
been designated as the location of a hazardous waste site by the Office of Planning and 
Research, State of California (OPR). 

I am informed and believe that the proposed site, for which a development application has 
been submitted, is not within any area specified in said Section 65962.5 as a hazardous 
waste site. 

I declare under penalty of perjury of the laws of the State of California that the foregoing is 
true and correct. 

Dated: February 17, 2015 David Price 
Applic~ptative printed name 

Applicant/Representative signature 
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NOTICE OF PUBLIC HEARING 
YUCCA VALLEY COMMUNITY CENTER 

57090 29 PALMS HIGHWAY 
YUCCA VALLEY, CALIFORNIA 92284 

TUESDAY, JULY 28 2015- BEGINNING AT 6:00P.M. 

A PUBLIC HEARING HAS BEEN SCHEDULED BEFORE THE TOWN OF YUCCA VALLEY 
PLANNING COMMISSION TO CONSIDER THE FOLLOWING DESCRIBED APPLICATION: 

CASE NUMBER: 

APPLICANT: 

Environmental Assessment, EA 06-15 
Conditional Use Permit, CUP 01-15 

Hope Academy, Inc 
12421 Hesperia Road, Ste 5 
Victorville, CA 92395 

REPRESENTATIVE: Kyle Hannah 

PROPOSAL: 

LOCATION: 

ENVIRONMENTAL 

12421 Hesperia Road, Ste 5 
Victorville, CA 92395 

Proposal to convert approximately 14,000 square feet of an existing 
approximately 90,000 square foot commercial structure into a charter school for 
grades K thru 12. The proposal includes ten classrooms and a multipurpose 
room, with a maximum occupancy of 428. The hours of operation are Monday 
thru Friday, 8 AM to 4 PM. Existing uses in the commercial structure include 
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1 INTRODUCTION 

This report presents the results of the traffic impact analysis (TIA) for the proposed Hope 
Academy Charter School ("Project") located south of Twentynine Palms Highway (SR-62) and 
east of Warren Vista Drive in the Town of Yucca Valley. The proposed Project is an expansion to 
the existing Hope Academy Charter School located within the Town Center Mall. The expansion 
includes an additional 14,086 square feet and is anticipated to serve up to 200 additional K-12 
students. 

The purpose of this focused traffic impact analysis is to evaluate the potential impacts to traffic 
and circulation associated with the development of the proposed Project, and to recommend 
improvements to mitigate impacts considered significant in comparison to established 
regulatory thresholds. The scope of this study has been developed through consultation with 
the Town of Yucca Valley, and follows the County of San Bernardino Congestion Management 
Plan (CMP) traffic study requirements as the Town of Yucca Valley does not have their own 
traffic study guidelines. (1) The approved Project Traffic Study Seeping agreement with the 
Town of Yucca Valley is provided in Appendix 1.1 of this TIA. 

1.1 PROJECf OVERVIEW 

The proposed Project is anticipated to expand the existing Hope Academy Chart School to 
include an addition of 14,086 square feet to accommodate an additional 200 K-12 students as 
shown on Exhibit 1-1. For the purposes of this focused traffic impact analysis, it is assumed that 
the Project will be developed in a single phase with an Opening Year of 2015. Access to the 
Project will be provided via three existing driveways: Driveway 1 and 2 on Warren Vista Drive 
(full access with existing cross-street stop control), and Dryden Avenue on Twentynine Palms 
Highway (SR-62) {full access with existing cross-street stop control). 

In order to develop the traffic characteristics of the proposed Project, trip-generation statistics 
published in the Institute of Transportation Engineers {ITE) Trip Generation (9th Edition, 2012) 
manual for private school (ITE Land Use Code 536) has been used. 

The Project is estimated to generate.a net total of approximately 496 net trip-ends per day on a 
typical weekday with 162 net vehicles per hour (VPH) during the weekday AM peak hour and 34 
net VPH during the weekday PM peak. The assumptions and methods used to estimate the 
Project's trip generation characteristics are discussed in detail in Section 4.1 Project Trip 
Generation of this report. 
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EXHIBIT 1-1: PRELIMINARY SITE PLAN 
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1.2 ANAlYSIS SCENARIOS 

For the purposes of this traffic study, potential impacts to traffic and circulation have been 
assessed for each of the following conditions: 

• Existing (2015) 

• Existing plus Project Conditions 

• Opening Year Cumulative (2015) With Project 

1.2.1 EXISTING {2015) CONDITIONS 

Information for Existing (2015) conditions is disclosed to represent the baseline traffic 
conditions as they existed at the time this report was prepared. 

1.2.2 EXISTING PLUS PROJECT CONDITIONS 

The Existing Plus Project (E+P) analysis determines significant traffic impacts that would occur 
on the existing roadway system with the addition of Project traffic. Pursuant to the approved 
seeping agreement with the Town of Yucca Valley, the E+P analysis is intended to identify the 
Project-specific impacts associated solely with the development of the proposed Project based 
on a comparison of the E+P traffic conditions to Existing conditions. 

1.2.3 OPENING YEAR CUMULATIVE {2015) CONDITIONS 

The Opening Year Cumulative (2015) conditions analysis determines the near-term cumulative 
traffic impacts. Opening Year Cumulative (2015) traffic volumes were forecasted from Existing 
{2015) counts plus project volumes plus cumulative development volumes. No ambient growth 
has been applied due to the Opening Year being end of 2015, however, this analysis scenario 
does include traffic associated with other approved/pending cumulative projects within the 
immediate vicinity of the Project. 

1.3 STUDY AREA 

To ensure that this TIA satisfies the Town of Yucca Valley's traffic study requirements, Urban 
Crossroads, Inc. prepared a Project traffic study seeping package for review by Town of Yucca 
Valley staff prior to the preparation of this report. The Agreement provides an outline of the 
Project study area, trip generation, trip distribution, and analysis methodology. The Agreement 
approved by the Town of Yucca Valley in Appendix 1.1. 
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1.3.1 INTERSECTIONS 

The following five study area intersection locations listed in Table 1-1 and shown on Exhibit 1-2, 
were selected for this TIA based on the methodology defined in Appendix C of the County of 
San Bernardino Congestion Management Program (CMP) that require analysis of intersection 
locations in which a proposed Project is anticipated to contribute 50 or more peak-hour trips 
and in consultation with Town of Yucca Valley staff during the scoping process. (1) Although 
each intersection may have unique operating characteristics, the "50 peak hour trip" criterion is 
a valid and proven way to establish a study area as it generally represents a threshold of trips at 
which an intersection would have the potential to be impacted. 

TABlE 1-1: INTERSECTION ANAlYSIS lOCATIONS 

ID I ntersecti.on· Location Jurisdiction 

1 Joshua lane (SR-247) I Twentynine Palms Highway (SR-62) Yucca Valley 

2 Warren Vista Drive I Twentynine Palms Highway (SR-62) Yucca Valley 

3 Warren Vista Drive I Driveway 1 Yucca Valley 

4 Warren Vista Drive I Driveway 2 Yucca Valley 

5 Dryden Avenue I Twentynine Palms Highway (SR-62) Yucca Valley 

1.4 ANAlYSIS fiNDINGS 

This section provides a summary of the analysis results for Existing (2015), E+P, and Opening 
Year Cumulative traffic conditions. 

A summary of intersection level of service (LOS) findings by traffic condition is provided on 
Table 1-2. As shown on Table 1-2, all the study area intersections are anticipated to operate at 
an acceptable LOS (i.e. LOS D or better) for all traffic conditions. 

1.5 SUMMARY OF PROJECT IMPACTS AND MITIGATION MEASURES 

Based on the assessment of E+P traffic conditions, there were no study area intersections that 
were found to be impacted by the Project. Section 5 Existing Plus Project Traffic Analysis 
includes the detailed analysis results. 

1.6 SUMMARY OF CUMUlATIVE IMPACTS AND RECOMMENDED IMPROVEMENTS 

Based on the assessment of Opening Year Cumulative (2015} traffic conditions, there were no 
study area intersections that were found to be cumulatively impacted by the Project. Section 6 
Opening Year Cumulative (2015} Traffic Analysis includes the detailed analysis results. 

1.7 ON-SITE ROADWAY AND SITE ACCESS IMPROVEMENTS 

Access to the Project will be provided via three existing driveways: Driveway 1 and 2 on Warren 
Vista Drive (full access with existing cross-street stop control), and Dryden Avenue on 
Twentynine Palms Highway (SR-62) (full access with existing cross-street stop control). 
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Table 1-2 

Summary of Intersection LOS 

Existing 
E+P LOS 2015WP LOS 

(2015)LOS Acceptable 
# Intersection AM PM AM PM AM PM LOS 
1 Joshua ln. (SR-247) I Twentynine Palms Hwy. (SR-62) c D c D c D D 
2 Warren Vista Av. I Twentynine Palms Hwy. (SR-62) D D D D D D D 
3 Warren Vista Av. I Driveway 1 A B B B B B D 
4 Warren Vista Av. I Driveway 2 B B B B B B D 
5 Dryden Av. I Twentynine Palms Hwy. (SR-62) c c c c c D D 

LOS = Level of Service; E+P = Existing Plus Project; WP = With Project 
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The site adjacent roadway of Warren Vista Drive is classified as a Collector with 66-foot right of 
way in the Town of Yucca Valley General Plan Circulation Element. The existing site adjacent 
roadway of Warren Vista Drive appears to be constructed to its ultimate General Plan roadway 
classifications. As such, additional improvements have not been recommended for the site 
adjacent roadway of Warren Vista Drive. 

The site adjacent roadway of Twentynine Palms Highway (SR-62) is classified as a Highway with 
134-foot right of way in the Town of Yucca Valley General Plan Circulation Element. 
Twentynine Palms Highway (SR-62) is not currently constructed to its ultimate General Plan 
roadway classification. However, no fair share contribution or construction of improvements 
would be required of the Project as it is anticipated to occupy space within the exitsing Town 
Center Mall. 

1.7.1 SITE ACCESS IMPROVEMENTS 

The site access driveways for the Project currently exist today and are anticipated to operate at 
acceptable LOS (LOS D or better) for all traffic conditions with the existing lane geometries and 
traffic controls. As such, there are no recommended improvements for site access and site 
adjacent roadways. 

On-site traffic signing and striping should be implemented in conjunction with detailed 
construction plans for the Project site. 

Sight distance has not been evaluated for the purposes of this analysis. As the Project is 
anticipated to occupy a portion of an existing Town Center Mall and proposes no changes to 
the existing access points currently serving the site, there does not appear to be a need to re
evaluate the sight distance that would have previously been addressed as part of the traffic 
study for the Town Center Mall. 

1.8 SPECIALISSUES 

1.8.1 DROP-OFF I PICK-UP CIRCULATION AND QUEUING 

As shown on Exhibit 1-3, drop-off and pick-up circulation is anticipated to provide queuing 
storage for up to 30 cars in conjunction with 10 loading spaces. Exhibit 1-4 shows the detailed 
drop-off and pick-up circulation on-site and is recommended to access the Project at Driveway 
2 on Warren Vista Drive and exit at Dryden Avenue on Twentynine Palms Highway (SR-62). The 
effects to peak hour intersection operations due to the addition of of the Project traffic have 
been evaluated at all of the applicable existing Town Center Mall access points, in addition to 
existing traffic on driveways serving adjacent properties. 

1.8.2 BICYCLE AND PEDESTRIAN FACiliTIES 

Section 3.4 Bicycle and Pedestrian Facilities provides a detailed review of existing bicycle and 
pedestrian facilities in the study area. 
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1.8.3 TRANSIT ACCESSIBILITY 

Section 3.5 Transit Service provides a detailed review of transit services that currently serve the 
study area. 
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EXHIBIT 1-3: DROP-OFF/PICK-UP QUEUING 
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2 METHODOlOGIES 

This section of the report presents the methodologies used to perform the traffic analyses 
summarized in this report. The methodologies described are generally consistent with the San 
Bernardino County CMP traffic study guidelines. (1) 

2.1 LEVEL OF SERVICE 

Traffic operations of roadway facilities are described using the term "Level of Service" {LOS). 
LOS is a qualitative description of traffic flow based on several factors such as speed, travel 
time, delay, and freedom to maneuver. Six levels are typically defined ranging from LOS A, 
representing completely free-flow conditions, to LOS F, representing breakdown in flow 
resulting in stop-and-go conditions. LOS E represents operations at or near capacity, an unstable 
level where vehicles are operating with the minimum spacing for maintaining uniform flow. 

2.2 INTERSECTION CAPACITY ANALYSIS 

The definitions of LOS for interrupted traffic flow (flow restrained by the existence of traffic 
signals and other traffic control devices) differ slightly depending on the type of traffic control. 
The LOS is typically dependent on the quality of traffic flow at the intersections along a 
roadway. The Highway Capacity Manual {HCM) 2010 methodology expresses the LOS at an 
intersection in terms of delay time for the various intersection approaches. (2)The HCM uses 
different procedures depending on the type of intersection control. 

2.2.1 SIGNALIZED INTERSECTIONS 

The Town of Yucca Valley requires signalized intersection operations analysis based on the 
methodology described in the HCM 2010. (2) Intersection LOS operations are based on an 
intersection's average control delay. Control delay includes initial deceleration delay, queue 
move-up time, stopped delay, and final acceleration delay. For signalized intersections LOS is 
directly related to the average control delay per vehicle and is correlated to a LOS designation 
as described in Table 2-1. 

The LOS analysis for signalized intersections has been performed using optimized signal timing. 
This analysis has included an assumed lost time of four seconds per critical phase in accordance 
with San Bernardino County CMP recommended default values. (1} Signal timing optimization has 
considered pedestrian safety and signal coordination requirements. Appropriate time for 
pedestrian crossings has also been considered in the signalized intersection analysis. 
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TABlE 2-1: SIGNALIZED INTERSECTION DESCRIPTION OF lOS 

·. Average Control level ofService, level of Service, 
Description Delay (Seconds), V/CSl.O V/C>l.O 

V/CSl.O 
Operations with very low delay occurring with favorable 

Oto 10.00 A F 
progression and/or short cycle length. 

Operations with low delay occurring with good 
10.01 to 20.00 B 

progression and/or short cycle lengths. 
F 

Operations with average delays resulting from fair 
progression and/or longer cycle lengths. Individual cycle 20.01 to 35.00 c F 
failures begin to appear. 

Operations with longer delays due to a combination of 
unfavorable progression, long cycle lengths, or high V /C 

35.01 to 55.00 D F 
ratios. Many vehicles stop and individual cycle failures 
are noticeable. 

Operations with high delay values indicating poor 
progression, long cycle lengths, and high V/C ratios. 

55.01 to 80.00 E F 
Individual cycle failures are frequent occurrences. This is 
considered to be the limit of acceptable delay. 

Operation with delays unacceptable to most drivers 
occurring due to over saturation, poor progression, or 80.01and up F F 
very long cycle lengths 
Source: HCM 2010, Chapter 18 

The peak hour traffic volumes have been adjusted using a peak hour factor (PHF) to reflect peak 15 
minute volumes. Common practice for LOS analysis is to use a peak 15-minute rate of flow. 
However, flow rates are typically expressed in vehicles per hour. The PHF is the relationship 
between the peak 15-minute flow rate and the full hourly volume (e.g. PHF =[Hourly Volume] I 
[4 x Peak 15-minute Flow Rate]). The use of a 15-minute PHF produces a more detailed analysis 
as compared to analyzing vehicles per hour. Existing PHFs have been used for all analysis 
scenarios. Per the HCM 2010, PHF values over 0.95 often are indicative of high traffic volumes 
with capacity constraints on peak hour flows while lower PHF values are indicative of greater 
variability of flow during the peak hour. {2) 

Saturation flow rates of 1,800 vehicles per hour of green (vphg) for through and right-turn lanes 
and 1,700 vphg for single left-turn lanes, 1,600 vphg per lane for dual left-turn lanes, and 1,500 
vphg per lane for triple left-turn lanes have been assumed for all capacity analysis under Existing 
(2015) and Interim Year conditions. These saturation flow rates are consistent with the 
recommended values in the CMP. (1) 

2.2.2 UNSIGNALIZED INTERSECTIONS 

The Town of Yucca Valley requires the operations of unsignalized intersections be evaluated 
using the methodology described in the HCM 2010. (2) The LOS rating is based on the 
weighted average control delay expressed in seconds per vehicle (see Table 2-2). 
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TABLE 2-2: UNSIGNALIZED INTERSECTION DESCRIPTION OF LOS 

' 

pescription. 
.. :. 

Little or no delays. 

Short traffic delays. 

Average traffic delays. 

Long traffic delays. 

Very long traffic delays. 

Extreme traffic delays with intersection 
capacity exceeded. 
Source: HCM 2010, Chapter 19 and Chapter 20 

•Le.velofS~Nice, ..• LellelofS(!ntil:e; 
V/CS,·1;:f) .. ; V/C.>t .. O 

Oto 10.00 A F 

10.01 to 15.00 B F 

15.01 to 25.00 c F 

25.01 to 35.00 D F 

35.01 to 50.00 E F 

> 50.00 F F 

At two-way or side-street stop-controlled intersections, LOS is calculated for each controlled 
movement and for the left turn movement from the major street, as well as for the intersection 
as a whole. For approaches composed of a single lane, the delay is computed as the average of 
all movements in that lane. For all-way stop controlled intersections, LOS is computed for the 
intersection as a whole. 

2.3 TRAFFIC SIGNAL WARRANT ANALYSIS METHODOlOGY 

The term "signal warrants" refers to the list of established criteria used by Caltrans and other 
public agencies to quantitatively justify or ascertain the potential need for installation of a 
traffic signal at an otherwise unsignalized intersection. This TIA uses the signal warrant criteria 
presented in the latest edition of the Federal Highway Administration's (FHWA) Manual on 
Uniform Traffic Control Devices (MUTCD}, as amended by the MUTCD 2015 California 
Supplement, for all study area intersections. (3) 

The signal warrant criteria are based upon several factors, including volume of vehicular and 
pedestrian traffic, frequency of accidents, and location of school areas. Both the FHWA's 
MUTCD and the MUTCD 2015 California Supplement indicate that the installation of a traffic 
signal should be considered if one or more of the signal warrants are met. (3) Specifically, this 
TIA utilizes the Peak Hour Volume-based Warrant 3 as the appropriate representative traffic 
signal warrant analysis for existing traffic conditions. Warrant 3 criteria are basically identical 
for both the FHWA's MUTCD and the MUTCD 2015 California Supplement. For the purposes of 
this study, the speed limit was the basis for determining whether Urban or Rural warrants were 
used for a given intersection. 

Traffic signal warrant analyses were performed for the following unsignalized study area 
intersection (Table 2-3) during the peak weekday conditions wherein the Project is anticipated 
to contribute the highest trips: 
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TABlE 2-3: TRAFFIC SIGNAl WARRANT ANALYSIS LOCATIONS 

ID i11~ers¢ctjon Location Jurisdietlon 

3 Warren Vista Drive I Driveway 1 Yucca Valley 

4 Warren Vista Drive I Driveway 2 Yucca Valley 

5 Dryden Avenue I Twentynine Palms Highway (SR-62) Yucca Valley 

It is important to note that a signal warrant defines the minimum condition under which the 
installation of a traffic signal might be warranted. Meeting this threshold condition does not 
require that a traffic control signal be installed at a particular location, but rather, that other 
traffic factors and conditions be evaluated in order to determine whether the signal is truly 
justified. It should also be noted that signal warrants do not necessarily correlate with LOS. An 
intersection may satisfy a signal warrant condition and operate at or above acceptable LOS or 
operate below acceptable LOS and not meet a signal warrant. 

2.4 lOS CRITERIA 

The Town of Yucca Valley has established LOS D as the mm1mum level of service for all 
roadways and intersections within the Town to be used as the maximum acceptable threshold 
for study area intersections and roadways. (4) 

2.5 THRESHOlDS OF SIGNIFICANCE 

For purposes of analyzing California Environmental Quality Act (CEQA) impacts, the E+P 
scenario will be used to establish significant traffic impacts associated with the proposed 
Project. To determine whether the addition of project traffic at a study intersection results in a 
significant impact, the following thresholds of significance have been utilized: 

• A significant project-related impact occurs at a study intersection if the addition of project
generated trips reduces the peak hour level of service of the study intersection to change from 
acceptable operation (LOS "A", "B", "C'' or "D") to deficient operation (lOS "E" or "F"); or 

• A significant project-related impact occurs at a study intersection if the proposed Project 
contributes 50 or more peak hour trips to an intersection that is currently operating at 
unacceptable lOS. 

The Project will be responsible for fully mitigating its impacts to bring an intersection back to 
acceptable LOS under E+P traffic conditions. 

Cumulative traffic impacts are created as a result of a combination of the proposed Project 
together with other future developments contributing to the overall traffic impacts requiring 
additional improvements to maintain acceptable level of service operations with or without the 
project. A Project's contribution to a cumulatively considerable impact can be reduced to /(less
than-significant" if the Project is required to implement or fund its fair share of improvements 
designed to alleviate the potential cumulative impact. If full funding of future cumulative 
improvements is not reasonably assured, a temporary unmitigated cumulative impact may 
occur until the needed improvement is fully funded and constructed. 
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3 AREA CONDITIONS 

This section provides a summary of the existing circulation network, the Town of Yucca Valley 
General Plan Circulation Network, and a review of existing peak hour intersection operations 
and traffic signal warrants. 

3.1 EXISTING CIRCULATION NETWORK 

Pursuant to the Traffic Study Scoping Agreement (Appendix 1.1) and discussion with Town of 
Yucca Valley staff, the study area includes a total of five existing intersections as shown 
previously on Exhibit 1-2. 

Exhibit 3-1 illustrates the study area intersections located near the proposed Project and 
identifies the number of through traffic lanes for existing roadways and intersection traffic 
controls. 

3.2 TOWN OF YUCCA VALLEY GENERAl PLAN CIRCULATION ELEMENT 

As previously noted, the Project site is located within the Town of Yucca Valley. Exhibit 3-2 
shows the Town of Yucca Valley General Plan Circulation Element, and Exhibit 3-3 illustrates the 
Town of Yucca Valley General Plan roadway cross-sections. 

The roadway classifications and planned (ultimate) roadway cross-sections of the major 
roadways within the study area, as identified on the Town of Yucca Valley General Plan 
Circulation Element, are described subsequently. 

Twentynine Palms Highway (SR-62} - Twentynine Palms Highway (SR-62} is classified as a 
Highway with 134-foot right of way in the Town of Yucca Valley General Plan Circulation 
Element. 

Warren Vista Drive- Warren Vista Drive is classified as a Collector with 66-foot right of way in 
the Town of Yucca Valley General Plan Circulation Element. 

3.3 TRUCK ROUTES 

The Town of Yucca Valley designated truck route map is shown on Exhibit 3-4. Joshua lane (SR-
247) and Twentynine Palms Highway (SR-62) are study area roadways identified as designated 
Town of Yucca Valley truck routes. 
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EXHIBIT 3-1: EXISTING NUMBER OF THROUGH lANES AND INTERSECTION CONTROLS 

Warren VIsta Av. & 3 Warren Vista Av. & 4 Warren Vista Av. & 5 Dryden Av. & 
Twentynine Palms Dwy.1 Dwy.2 Twentynine Palms 

Hwy. (SR·62) Hwy. (SR·62) 
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EXHIBIT 3-2: TOWN OF YUCCA VAllEY GENERAl PlAN CIRCUlATION ElEMENT 

ROADWAY CliSSIFICATIOH DESIGNATION 
-Highway- 6lancs DMdcd - 134' 
- Highway- 4lanes Divided - 92' 
-Arterial- 4lonos Divided- 100' 
-Arterial-2loncs-70' 
- Industrial-2 Lones v.ith Striped /Aedion- 70' 
-Collector- 2 lanes- 66' 
I::::J SPA- Sporiol Policy Area 

C:::: Town umas 
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EXHIBIT 3-3: TOWN OF YUCCA VALLEY GENERAL PLAN ROADWAY CROSS-SECTIONS 

R/~W~-------------------------------------lJ7, _______________________________________ R~/W 

IAIN:J== g~· MIN. 

''f11~~T"brt'I"·T;_T;::\4 .. 
=tsw ......___CURBED OR PAINTED MEDIAN at= 

I HIGHWAY- 6 LANES DIVIDED I 

R/W 92'-------------------------------------R4/W 

MINsJ= B~' MIN. 

r1;,-:T" trt'I"T;_Icu\~' 
=--tliJ ~ 

I HIGHWAY- 4 LANES DIVIDED I 

R/Wf--------------------------------100'------------------------------------.R/W 

MINsJ= a~· MIN. 

··f'1i· I ,:'T". tJ T~"T:_ 1'~<1' 
===r&t ~ 

I ARTERIAL- 4 LANES DIVIDED I 

R/~W--------------------------BO'--------------------------R~/W 

Ml~ 6
{ MIN. 

'f'l!'~;;-r·:TTT::_I :.<·1· 
===tL: cu== 

I COLLECTOR - 4 LANES (WITH OPTIONAL STRIPED MEDIAN LANE) I 
R~/~W ______________________ 

66
, _____________________ ~R~/W 

·f1r:r:r·!'-r~""~fr ==cs z::u::::g== 

I COLLECTOR - 2 LANES (WITH OPTIONAL STRIPED MEDIAN LANE) I 
R/W 70'---------------------~R/W 

2· ~ft· a·T12':-i1;.1,12'joa·\f~.~~~· 2 SIOE.WAIJ( I IOE.WAIJ( 
CURB CURB\ 

I 2% 2% -- ---==tbw ~ 
*PART WIDTH STREET SECTION FOR 

ALL coLLECTOR smeers • 1 j 
34' IMPROVEMENTS ON 48' R/W INDUSTRIAL- 2 LANES (WITH STRIPED MEDIAN LANE) 
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EXHIBIT 3-4: TOWN OF YUCCA VALLEY TRUCK ROUTES 
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3.4 BICYCLE & PEDESTRIAN FACILITIES 

As shown on Exhibit 3-5, the Town of Yucca Valley General Plan Proposed Bikeway Plan 
proposes future Class I bike path north of Twentynine Palms Highway {SR-62). A future Class II 
bike path is proposed along Warren Vista Drive, south of Twentynine Palms Highway (SR-62). 

Existing pedestrian facilities within the study area are shown on Exhibit 3-6. Sidewalks are 
paved along the southern side Twentynine Palms Highway {SR-62), on the northern boundary of 
the Project. Sidewalks are paved on either side of Warren Vista Drive along the western 
boundary of the Project. 

3.5 TRANSIT SERVICE 

The study area is currently served by the Morongo Basin Transit Authority (MBTA), a public 
transit agency serving various jurisdictions within San Bernardino County, with bus services 
along Twentynine Palms Highway (SR-62) via Routes 1, 7A, 7B, and 21. The existing bus route 
provided within the area by MBTA is shown on Exhibit 3-7. It should be noted that there is an 
existing bus stop on the southeast corner of Warren Vista Drive and Twentynine Palms Highway 
(SR-62). Transit service is reviewed and updated by MBTA periodically to address ridership, 
budget and community demand needs. Changes in land use can affect these periodic 
adjustments which may lead to either enhanced or reduced service where appropriate. 

3.6 EXISTING (2015) TRAFFIC COUNTS 

Manual AM and PM peak hour turning movement counts were conducted in May 2015. The 
raw manual peak hour turning movement traffic count data sheets are included in Appendix 3.1. 
Existing average daily traffic (ADT) volumes on arterial highways throughout the study area are 
shown on Exhibit 3-8. Existing ADT volumes are based upon factored intersection peak hour 
counts collected by Urban Crossroads, Inc. using the following formula for each intersection leg: 

Weekday PM Peak Hour (Approach Volume+ Exit Volume) x 11.4268 = Leg Volume 

For those roadway segments which have 24-hour tube count data available in close proximity 
to the study area, a comparison between the PM peak hour and daily traffic volumes indicated 
that the peak-to-daily relationship of approximately 8.75 percent would sufficiently estimate 
ADT volumes for planning-level analyses. As such, the above equation utilizing a factor of 
11.4268 estimates the ADT volumes on the study area roadway segments assuming a peak-to
daily relationship.of approximately 8.75 percent (i.e., 1/0.0875 = 11.4268). Existing AM and PM. 
peak hour intersection volumes are also shown on Exhibit 3-8. 
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EXHIBIT 3-5: TOWN OF YUCCA VALLEY GENERAL PLAN PROPOSED BIKEWAY PLAN 
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EXHIBIT 3-6: EXISTING PEDESTRIAN FACILITIES 
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EXHIBIT 3-8: EXISTING (2015) CONDITIONS TRAFFIC VOLUMES 
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3.7 EXISTING CONDITIONS INTERSECTION OPERATIONS ANALYSIS 

Existing peak hour traffic operations have been evaluated for the study area intersections 
based on the analysis methodologies presented in Section 2.2 Intersection Capacity Analysis of 
this report. The intersection operations analysis results are summarized in Table 3-1 which 
indicates that the existing study area intersections are currently operating at acceptable LOS 
during the peak hours (e.g., LOS D or better). 

Consistent with Table 3-1, a summary of the peak hour intersection LOS for Existing conditions 
are shown on Exhibit 3-9. The intersection operations analysis worksheets are included in 
Appendix 3.2 of this TIA. 
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Table 3-1 

Intersection Analysis for Existing (2.015) Conditions 

Intersection Approach Lanes' Delay' LeveiC>f 
Traffic Northbound Southbound Eastbound • Westbound (sees;) service Acceptable 

Intersection Coritrol4 l T R l T R l T R l T R AM PM AM PM lOS 
Joshua ln. (SR-247) I Twentynine Palms Hwy. (SR-62) TS 1 2 1 1 2 0 1 2 0 1 2 0 26.9 48.4 c D D 
Warren Vista Av./ Twentynine Palms Hwy. (SR-62) TS 1 1 0 1 1 0 1 2 1 1 2 0 35.9 46.5 D D D 
Warren Vista Av./ Driveway 1 css 0 1 0 1 1 0 0 0 0 0 1 0 9.9 10.1 A B D 
Warren Vista Av./ Driveway 2 css 1 1 0 1 1 0 1 0 1 0 1 0 11.2 10.7 B B D 
Dryden Av./ Twentynine Palms Hwy. (SR-62) css 0 1 0 0 1 0 1 2 0 1 2 0 16.0 24.0 c c D .. When a nght turn ts destgnated, the lane can etther be stnped or unstnped. To functton as a nght turn lane there must be sufftctent wtdth for nght turnmg vehtcles to travel outstde the through 

l = left; T = Through; R = Right 
Per the 2010 Highway Capacity Manual, overall average intersection delay and level of service are shown for intersections with a traffic signal or all·way stop control. For 

intersections with cross street stop control, the delay and level of service for the worst individual movement (or movements sharing a single fane) are shown. 

CSS = Cross~street Stop; TS =Traffic Signal 
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LEGEND: 

EXHIBIT 3-9: SUMMARY OF PEAK HOUR INTERSECTION LOS 
FOR EXISTING (2015) CONDITIONS 

~ • AM PEAK HOUR ACCEPTABLE LOS 

~ • AM PEAK HOUR DEFICIENT LOS 

t • PM PEAK HOUR ACCEPTABLE LOS 

~ • PM PEAK HOUR DEFICIENT LOS 
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4 PROJECTED FUTURE TRAFFIC 

This section presents the traffic volumes estimated to be generated by the Project, as well as 
the Project's trip assignment onto the study area roadway network. The proposed Project is an 
expansion to the existing Hope Academy Charter School located within the Town Center Mall. 
The expansion includes an additional14,086 square feet and is anticipated to accommodate up 
to an additional 200 K-12 students. 

Access to the Project will be provided via three existing driveways: Driveway 1 and 2 on Warren 
Vista Drive (full access with existing cross-street stop controls}, and Dryden Avenue on 
Twentynine Palms Highway (SR-62) (full access with existing cross-street stop control). 

4.1 PROJECT TRIP GENERATION 

Trip generation represents the amount of traffic which is both attracted to and produced by a 
development. Determining traffic generation for a specific project is therefore based upon 
forecasting the amount of traffic that is expected to be both attracted to and produced by the 
specific land uses being proposed for a given development. 

The ITE Trip Generation manual is a nationally recognized source for estimating site specific trip 
generation. Trip Generation rate from ITE Trip Generation manual (9th Edition) in 2012 (5) for 
private school {ITE land Use Code 536} has been used. Table 4-1 presents the trip generation 
rates and summarizes the trip generation based on the student count associated with the 
proposed Project. 

As shown on Table 4-2, the proposed expansion is anticipated to generate a net total of 
approximately 496 net trip-ends per day on a typical weekday with 162 net vehicles per hour 
(VPH) during the weekday AM peak hour and 34 net VPH during the weekday PM peak. 

4.2. PROJECT TRIP DISTRIBUTION 

Trip distribution is the process of identifying the probable destinations, directions or traffic 
routes that will be utilized by Project traffic. The potential interaction between the planned 
land uses and surrounding regional access routes are considered, to identify the route where 
the Project traffic would distribute. The trip distribution patterns are heavily influenced by the 
geographical location of the site, the location of surrounding uses, and the proximity to the 
regional freeway system. 

The proposed Project is likely to mainly serve the residential uses in the vicinity as opposed to 
regional freeway oriented traffic. The trip distribution has been manually derived based on the 
location of the existing uses in the area likely to be served by the Project. Exhibit 4-1 illustrates 
the Project trip distribution patterns. 
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Table 4-1 

Project Trip Generation Rates & Trip Generation Summary 

IJELU Weekday.AMP~ak.H()ur. 

laJ1dUse .Code Units2 lri I out .. LrRi~l 
Project Trip Generation Rates1 

Charter School 536 STU 0.49 I 0.32 I 0.81 

' -\ ~ 

Project 

Project Trip Generation Summary 

Hope Academy 
1 Trip Generation Source: Institute of Transportation Engineers (ITE), TriP Generation, Ninth Edition (2012). 
2 STU = Students 

90-

Weekday PM Peak Hour 

l.il I Out I Total 

0.07 I 0.10 I 0.17 

weekday 

oauy 

2.48 

496 



Table 4-2 

Cumulative Development land Use Summary 

#.·· ... :' ' Project .• ':' / ' hn.ti1.u5~1 Quan:ti:tl,·•· 
YV1 Yucca Valley Animal Shelter Animal Shelter 7.243 TSF 
YV2 South Side Neighborhood I Community Park Community Park 37.75 AC 

YV3 Yucca Valley Senior Specific Plan Senior Housing 75 DU 

YV4 Southern California Gas Company Office 6.665 TSF 

YV5 Prescott Center 
Fast Food w/ Drive Thru 3.000 TSF 
Retail 17.642 TSF 

YV6 Marrone TPM 19392 Commercial 49.166 TSF 

YV7 Burnt Mountain (TTM 17633) SFDR 61 DU 

YV8 Copper Hills (TTM 17862) SFDR 105 DU 

YV9 Golestani {TTM 17985) SFDR 20 DU 

YV10 lucas (TTM 18773) SFDR 60 DU 

YV11 Specialty Homes (TTM 18011) SFDR 8 DU 

YV12 40 Villas (TTM 16649) Town homes 40 DU 

YV13 Pueblo Mesa (TTM 18418) SFDR 142 DU 

YV14 Schultz (TTM 16733) SFDR 17 DU 

YV15 Tuscan Ridge (TTM 17476) SFDR 43 DU 

YV16 Ronde! (TTM 16787) SFDR 54 DU 

YV17 Stevens (TPM 19288) SFDR 3 DU 

YV18 lnverno {TPM 18472) SFDR 2 DU 

YV19 Melby (TPM 18056) SFDR 4 DU 

YV20 Ocegueda (TPM 18321) SFDR 2 DU 

YV21 living Space (TPM 17600) SFDR 2 DU 

YV22 Holloway (TPM 18759) SFDR 2 DU 

YV23 McGrew (TPM 18818) SFDR 2 DU 

YV24 MCGrew (TPM 18967) SFDR 4 DU 

YV25 Da Silva (TM 16786) SFDR 4 DU 

YV26 Desert Vista Village SFDR 105 DU 

YV27 living Space (TM 16957) SFDR 34 DU 

YV28 Mesquite 55 (TM 16587) SFDR 55 DU 

YV29 Strand (TM 17240) SFDR 4 DU 

YV30 Yucca Valley Estates (TM 17328) SFDR 17 DU 

YV31 Smith (PM 18009) SFDR 1 DU 

YV32 Haley (PM 17784) SFDR 2 DU 

YV33 Phillips (PM 17221) SFDR 4 DU 

YV34 Rowe (PM 18349) SFDR 2 DU 

YV35 Cook (PM 17093) SFDR 4 DU 

YV36 Sprecher (PM 17012) SFDR 4 DU 

Medical Office 5.553 TSF 

YV37 Avalon Retail Center Retail 9.255 TSF 

Restaurant 3.702 TSF 

YV38 Hawks Ridge SFDR 34 DU 

YV39 Princeton Equine Clinic Equine Facility 2.400 TSF 
1 SFDR =Single Family Detached Residential 
2 TSF =Thousand Square Feet; AC =Acres; DU = Dwelling Unit; STU =Students 
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EXHIBIT 4-1: PROJECT TRIP DISTRIBUTION 

10 • PERCENT TO/FROM PROJECT 
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4.3 MODAl SPliT 

The traffic reducing potential of public transit, walking or bicycling have not been considered in 
this TIA. Essentially, the traffic projections are "conservative" in that these alternative travel 
modes might be able to reduce the forecasted traffic volumes. 

4.4 PROJECT TRIP ASSIGNMENT 

The assignment of traffic from the Project area to the adjoining roadway system is based upon 
the Project trip generation, trip distribution, and the arterial highway and local street system 
improvements that would be in place by the time of initial occupancy of the Project. Based on 
the identified Project traffic generation and trip distribution patterns, Project ADT, AM and PM 
peak hour volumes are shown on Exhibit 4-2. 

4.5 BACKGROUND TRAFFIC 

No ambient growth has been included for the purposes of this analysis as the anticipated 
Opening Year is 2015. 

4.6 CUMULATIVE DEVElOPMENT TRAFFIC 

California Environmental Quality Act (CEQA) guidelines require that other reasonably 
foreseeable development projects which are either approved or being processed concurrently 
in the study area also be included as part of a cumulative analysis scenario. A cumulative 
project list was developed for the purposes of this analysis through consultation with Planning 
and Engineering staff from the Town of Yucca Valley. Exhibit 4-3 illustrates the cumulative 
development location map. A summary of cumulative development projects and their 
proposed land uses are shown on Table 4-2. If applicable, the traffic generated by individual 
cumulative projects was manually added to Opening Year Cumulative {2015) With Project 
conditions to ensure that traffic generated by the listed cumulative development projects in 
Table 4-2 are reflected as part of the background traffic. 
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EXHIBIT 4-2: PROJECT ONLY TRAFFIC VOLUMES 
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EXHIBIT 4-3: CUMULATIVE DEVELOPMENT PROJECTS LOCATION MAP 

Esri,J;l,~R!if;. Del,<if?;,E'( Tom~.intermap, incr,e111~.nt P Gorp.,. 
USGS, ·FI\O: N~~!\N , GepBase, IGN .• ~ada~~~~r:N~i 

Ordnance Survey, Esri::Jap·aJ1 .. M~TI;"Esri China (Hi.mg)~ofig), ·swisstopo, 
Maplllylndia, © OpenStreetMap contributors, and the GIS t:jser CommurJily 
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5 EXISTING PlUS PROJECT TRAFFIC CONDITIONS 

In an effort to satisfy the CEQA Guideline section 15125(a), an analysis of existing traffic 
volumes plus traffic generated by the proposed Project (E+P) has been included in this analysis. 
This section discusses the traffic forecasts for E+P conditions and the resulting intersection 
operations and traffic signal warrants. 

5.1 ROADWAY IMPROVEMENTS 

The lane configurations and traffic controls assumed to be in place for E+P conditions are 
consistent with those shown previously on Exhibit 3-1. 

5.2 EXISTING PlUS PROJECf TRAFFIC VOLUME FORECASTS 

This scenario includes Existing traffic volumes plus Project traffic. Exhibit 5-1 shows the ADT, 
AM and PM peak hour volumes which can be expected for E+P traffic conditions. 

5.3 INTERSECfiON OPERATIONS ANALYSIS 

E+P peak hour traffic operations have been evaluated for the study area intersections based on 
the analysis methodologies presented in Section 2 Methodologies of this TJA. The intersection 
analysis results are summarized in Table 5-1, which indicates that consistent with Existing traffic 
conditions, the study area intersections are anticipated to operate at acceptable LOS (i.e., LOS D 
or better). As such, the impact to study area intersections from the addition of Project traffic is 
anticipated to be less than significant. 

A summary of the peak hour intersection LOS for E+P conditions are shown on Exhibit 5-2. The 
intersection operations analysis worksheets for E+P traffic conditions are included in Appendix 
5.1 of this TIA. 

5.4 TRAFFIC SIGNAL WARRANTS ANALYSIS 

For E+P conditions, there are no intersections anticipated to meet the peak hour traffic signal 
warrants (see Appendix 5.2). 
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EXHIBIT 5-1: E+P CONDITIONS TRAFFIC VOLUMES 
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LEGEND: 

EXHIBIT 5-2: SUMMARY OF PEAK HOUR INTERSECTION lOS 
FOR E+P CONDITIONS 

• AM PEAK HOUR ACCEPTABLE LOS 

• AM PEAK HOUR DEFICIENT LOS 

• PM PEAK HOUR ACCEPTABLE LOS 

• PM PEAK HOUR DEFICIENT LOS 
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Table 5-1 

Intersection Analysis for Existing Plus Project Conditions 

Existing (2014) Existing Plus Project 
Traffic Delay1 (sees.) LOS Delay' (sees.) lOS Acceptable 

# Intersection Control2 AM PM AM PM AM PM AM PM LOS 
1 Joshua Ln. (SR-247) I Twentynine Palms Hwy. (SR-62) TS 26.9 48.4 c D 28.5 50.8 c D D 

2 Warren Vista Av. I Twentynine Palms Hwy. (5R-62) TS 35.9 46.5 D D 36.8 47.1 D D D 

3 Warren Vista Av. I Driveway 1 css 9.9 10.1 A B 10.0 10.1 B B D 

4 Warren Vista Av. I Driveway 2 css 11.2 10.7 B B 13.3 10.9 B B D 
5 Dryden Av. I Twentynine Palms Hwy. (SR-62) css 16.0 24.0 c c 17.2 24.3 c c D 

. . . . BOLD = LOS does not meet the applicable JUrosd1ct1onal requirements (1.e., unacceptable LOS) . 

Per the 2010 Highway Capacity Manual, overall average intersection delay and level of service are shown for intersections with a traffic signal or all-way stop control. For 

intersections with cross street stop control, the delay and level of service for the worst individual movement (or movements sharing a single lane) are shown. 
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6 OPENING YEAR CUMULATIVE (2015) TRAFFIC ANALYSIS 

This section discusses the methods used to develop Opening Year Cumulative With Project and 
the resulting intersection operations and traffic signal warrants. 

6.1 ROADWAY IMPROVEMENTS 

The lane configurations and traffic controls assumed to be in place for Opening Year Cumulative 
traffic conditions are consistent with those shown previously on Exhibit 3-1. 

6.2 OPENING YEAR CUMULATIVE {2015) WITH PROJECT TRAFFIC VOLUME FORECASTS 

The weekday ADT, AM and PM peak hour volumes which can be expected for Opening Year 
Cumulative With Project traffic conditions are shown on Exhibit 6-1. 

6.3 INTERSECTION OPERATIONS ANALYSIS 

LOS calculations were conducted for the study intersections to evaluate their operations under 
Opening Year Cumulative With Project conditions with roadway and intersection geometries 
consistent with Existing conditions. As shown in Table 6-1, the study area intersections are 
anticipated to continue to operate at acceptable LOS under Opening Year Cumulative With 
Project conditions (i.e., LOS D or better). 

A summary of the peak hour intersection LOS for Opening Year Cumulative With Project traffic 
conditions is shown on Exhibit 6-2. The intersection operations analysis worksheets for 
Opening Year Cumulative With Project conditions are included in Appendix 6.1 of this TIA. 

6.5 TRAFFIC SIGNAL WARRANTS ANALYSIS 

For Opening Year Cumulative With Project conditions, there are no intersections anticipated to 
meet the peak hour traffic signal warrant (see Appendix 6.2). 
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EXHIBIT 6-1: OPENING YEAR CUMULATIVE (2015) WITH PROJECT CONDITIONS TRAFFIC VOLUMES 
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EXHIBIT 6-2: SUMMARY OF PEAK HOUR INTERSECTION LOS 

FOR OPENING YEAR CUMULATIVE (201S) WITH PROJECT CONDITIONS 

LEGEND: 
• AM PEAK HOUR ACCEPTABLE LOS 

• AM PEAK HOUR DEFICIENT LOS 

• PM PEAK HOUR ACCEPTABLE LOS 

• PM PEAK HOUR DEFICIENT LOS 
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Table 6-1 

Intersection Analysis for Opening Year Cumulative (2015) With Project Conditions 

2015 With Project 
Traffic Delay~ (sees.) LOS Acceptable 

# Intersection Control2 AM PM AM PM LOS 
1 Joshua Ln. (SR-24 7) I Twentynine Palms Hwy. (SR-62) TS 34.3 54.8 c D D 
2 Warren Vista Av. I Twentynine Palms Hwy. (SR-62) TS 44.2 51.3 D D D 
3 Warren Vista Av. I Driveway 1 css 10.6 10.5 B B D 
4 Warren Vista Av. I Driveway 2 css 14.7 11.8 B B D 
5 Dryden Av. I Twentynine Palms Hwy. (SR-62) css 19.4 27.4 c D D 

. . 
BOLD =LOS does not meet the applicable JUriSdiCtional reqUirements (1.e., unacceptable LOS) . 

Per the 2010 Highway Capacity Manual, overall average intersection delay and level of service are shown for intersections with a traffic 

signal or all-way stop control. For intersections with cross street stop control, the delay and level of service for the worst individual 

movement (or movements sharing a single lane) are shown. 
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Planning Commission: September 6, 2005 

TOWN OF YUCCA VALLEY 
COMMUNITY DEVELOPMENT DEPARTMEl\7T 

CURRENT PLANNING DIVISION 
STAFF REPORT 

Case: SITEPLANREVJEW, SPR-06-05 
CATEGORICAlLY EXEMPT UNDER CEQA (SECTION 15301, :MINOR ALTERATION TO 
EXISTING STRUCTURE) 

Reauest: A REQUEST FOR ARCHITECTURAL APPROVAL FOR THE REMODELING OF AN 
EXISTING RETAJL COlviMERCIAL BUILDING (PREVIOUSLY K.-MART) FOR USE AS 
MULTI-TENAJ:\11' RET .All.- SPACE. THE BUILDING IS 73,722 SQUARE FEET . 

. Auelicant: SALSHAENTERPRJSES, LLC 
40530 MORNING STAR ROAD 
RA..NCHO MIRAGE, CA 92270 

Representative: HOLT ARCHITECTS 
41555 COOK STREET, SUITE 1-100 
PALM DESERT, CA 92211 

Location: TBE SOUTHEAST CORNER OF WARREN VISTA ROAD AND STATE ROmE 62 APN: 
601-601-25 (PLEASE NOTE '!HAT TEE SITE PLAN PROVIDED WITH THIS STAFF 
REPORT SHOWS THE SITE AT THE NORTHWEST CORNER OF WARREN VISTA AND 
SR62; THE SITEPLANIS INCORRECT) 

Surrounding Land Use: 

NORTH: 
SOUTH: 
VVEST: 
EAST: 

SR 62, EXISTING COMMERCIAL 
VACANT 
WARREN VISTA, VACANT 
VACANT 

SurroundirU! General Plan Land Use Designations: 

NORTH: 
SOUTH: 
WEST: 
EAST: 

CO-GENERAL COMMERCIAL 
e-MU-COMMERCIAL MIXED USE 
CG-GEl\TERAL COMMERCIAL 
e-MU-COMMERCIAL MIXED USE 

Existing General Land Use Designations: 

C-MU-COMMERCIALMIXED USE 

Division Approvals: 
Engineering ----- Building & Snfety 

P.?.S 
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SPRM06-05 
Salsbn Enterprises LLC 
September 6, 2005 Planning Commission 

Surrowulin.!! Zoning Desitmations: 
NORTH: CG-GENERAL CO:M.MERCIAL 
SOUTH: C-MU-CO.MMERCIAL N.1lXED USE 
WEST: CG-GENERAL COMMERCIAL 
EAST: e-MU-COMMERCIAL :MIXED USE 

Existing Zoning Designations: 
CG-G~COMN.mRC~ 

RECOMMENDATIONS: 

SITE PLAl~ REV'lEW. SPRM06-05: That the Planning Commission approve SPR-06-05 
based on the findings contained within the staff report and the recommended Conditions of 
Approval. 

Avveallnformation: 
Actions by the Planning Commission, including any ftnding that a negative declaration be adopted, 
may be appealed to the Town Council within 10 calendar days. Appeal filing and processing 
information may be obtained fTom the Planning Section of the Community Development Department. 
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SPR·06"05 
(-· ·. Salsha Enterprises LLC 
\ September 6, 2005 Planning Commission 

I. GENERAL IN'"FORMATION 

PROJECT DESCRIPTION: The applicant is proposing the remodeling of the existing "Old 

Kmart" building. The structure consists of 73,722 square feet on a 8.32 acre site. The site is fully 

improved, and the structure is currently vacant. 

The applicant proposes the redevelopment of the existing structure, to include interior 

corridors with businesses on each side. Access to bus:inesses will be from both the outside of the 

structure, and the interior conidors. The materials submitted :indicate that retail uses are 

proposed, however no specific users have been identified to staff. It is likely that the tenants will 

represent a mix of retail and professional uses when the site is fully occupied. 

LOCATION: The project is located at the southeast comer of SR 62 and Warren Vista. 

J?RO,lECT SYNOPSIS: 

PROJECT AREA 
BUTI.DING FOOTPRJNT 
LANDSCAPING/ PERVIOUS 
PAVED AREAIHARDSC.A.PE 
PROPOSED BUJLDING HEIGHT 
ARCHITECTURAL PROJECTION HEIGHT 
MAX. BUJLDING HEIGHT ALLOWED 
PARKING REQUIRED 
PARKING PROVIDED 
OFF-SITE IMPROVEMENTS REQ. 
RIGHT -OF-WAY DEDICATION REQ. 

ll. PROJECT ANALYSIS 

SITE COVERAGE 

8.32 acres or 362,309 s.f. 
73,722 s.f. 20% 
56,175 s.f 15.5% 
232,412 s.f. · 64% 
25ft. 
28ft. 
35ft 
295 spaces (including 7 H. C) 
442 spaces (.including 7 H.C.) 
No. See discussion below 
Yes -SR 62 

GENERAL PLAN CONSIDERATION: The proposed project is located in the Commercial 

Mixed Use designation, which allows a broad range of commercial and residential land uses. The 

project meets the goals and policies of the General Plan Land Use Element, as well as the 

Economic Development Element, and as conditioned is consistent with the Development Code. 

3 

:-109-



SPR"06-05 
Salsba Enterprises LLC 
September 6, 2005 :Planning Commission 

ADJACENT LAND USES: Lands to the north of the project site are developed commercial 

parcels. Lands to the east and west of the site are vacant, as are lands to the south. 

SITE CHARACTERISTICS: The site is fully developed, including a large single builcling, to 

be remodeled, parking and landscaping areas. 

ACCESS AND PARKING: The site takes access from three locations. The primary access 

point is located on SR 62, approximately 433 feet east of Warren Vista. This access point is 35 

feet wide, and will provide ample room for traffic in both directions. A second access point is 

located on Warren Vista, approximately 120 feet south of SR 62. This access drive is also 35 feet 

wide. Finally, a 30 foot ~ide drive access occurs at the southern end of the property, onto 

Warren Vista. All access points are currently existing, and are not proposed to be changed. 

( 

The applicant proposes to maintain parking facilities as they currently occur. A:s such, ( 

there will be 442 parking spaces. The Development Code requires 295, so the project exceeds the 

Development Code standard. As described below, some of these parking spaces will be lost with 

the widening of SR 62, but an adequate parking ratio should still be maintained. A condition of 

approval has been included which requires that the parking area be resurfaced and re-striped, to 

provide a clean appearance to the parking lol 

OFF "SITE IMPROVEJVIENTS: Although off-site improvements have been constmcted along 

SR 62, the improvements are based on the existing right of way of SR 62, which is 104 feet in 

width. The Highway 62 Master Plan proposes to widen SR 62 to 134 feet, or an additional 15 

feet on each side. The Town approved a General Plan Amendment to implement this new 

standard. 

If this were a typical new development, the applicant would be required to dedicate and improve 

the frontage on SR 62 to its ultimate right of way. Unlike most new development projects, 

however, this project is fully improved, and does not propose changes to the design of the site. 

Staff therefore does not recommend that the applicant be required to widen the Highway. 
4 

-110 

i 
\ 



( · .. __ ... 

SPR-06-05 
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September 6, 2005 Planning Commission 

Instead, staff has included a condition of approval requiring the dedication of the additional lands 

to accommodate the 67 foot half width, so that the widening can occur in the future. Staff has 

also included a condition of approval which requires that the applicant contribute an «]n lieu" 

amount equivalent to the cost of the widening to the Town, so that the To'Wll may undertake the 

widening in a coordinated and cost effective manner for a larger area in the future. The 

conditions of approval also require that when widening occurs, the applicant will be required to 

provide a 15 foot wide landscaped setback from the ultimate right of way. This will require the 

eli:mination of the northern-most row of parking. The site is over-parked, however, and the loss 

of this parking will not impact the Development Code requirements for the building size. 

BUILDING ELEVATIONS: The proposed architecture is consistent with the Commercial 

design guidelines of the Development Code. The applicant proposes an enclosed multi-tenant 

retail building with interior cruciform hallways to access all businesses. Skylights are proposed 

to bring light into these hallways. The space occupied by the existing building will be renovated, 

and a small addition, approximately 500 square feet, will be made in the area to the south of the 

garden center. The balance of the garden center will be occupied by a lease space of 2,985 square 

feet, and the colonnade and wa11..--way areas on the Warren Vista elevation. As previously stated, 

specific tenants have not been stated in the application, however it is likely that the project will 

attract a mix of retail and professional office tenants. 

The applicant proposes a series of archways and colonnades across the north elevation, 

facing SR 62, and also on the western elevation, facing Warren Vista. These colonnades will 

provide mass and structure to an otherwise plain building on the two sides of the structure most 

visible to the public. These archways will be stucco-finished, and will include stone veneer to 

make them more substantial. Metal shade shuctures are proposed between the pillars. A central 

arch is proposed on each side of the building, leading the visitor to the entry doors, which in tum 

lead to interior corridors for the individual businesses. 
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A series of architectural skylights is proposed throughout the building. These skylights 

are intended both to lighten the interior, and also to add an architectural element to the structure, 

as they will be visible from all sides. 

The building colors proposed are deep earth tones, which will greatly improve the 

appearance of the structure, and blend well with the stone veneer proposed for the colonnades 

and archways. 

Overall, the design is attractive, modem, and will provide a considerable improvement to 

thls important comer. 

LANDSCAPJNG: Landscaping on the site occurs, but is poorly maintained and in poor 

condition. No new landscaping plan has been submitted with this application. A condition of 

approval requires the submittal of landscaping and irrigation plans for staff approval pdor to the 

( 

issuance of building permits. ( 

The project is also conditioned to improve a 15 foot wide landscaped par1..--way after 

widening of SR 62, so that the street frontage will maintain an attractive appearance in the long 

term. 

SIGNAGE Signage is not included in this application, and will be required to conform to the 

Town's Signage Code. 

DISCUSSION: The proposed site plan includes only one loading area, in the southeast comer 

of the building. Since this area does not serve all the retail spaces within the site, additional 

loading areas are likely to be reqllired by individual tenants. Since most spaces are small, it is 

also likely that most tenants will implement ''front door" deliveries, rather than reqtllring a large 

loading and receiving area. A condition of approval has been included which requires that 

loading areas be located at each of the four project entrances, to allow larger trucks to unload 

deliveries. 
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The subject site is located within the Safety review Area 3 as indicated within the Yucca 

Valley Airport Comprehensive Land Use Plan. According to the Comprehensive Land Use 

Plan, commercial activities are identified as being normally acceptable. In accordance with State 

Law that requires real estate disclosure that the property is within the int'9.uence area of the Yucca 

Valley Airport, a Deed Notice shall be recorded against the property prior to a final :inspection. 

FINDINGS: 

1. The conditions stated in the approval are deemed necessary to protect the public health, safety 
and general welfare. The Conditions of Approval ensure the proposed commercial 
development is in compliance with the requirements of the Town of Yucca Valley in relation 
to access, circulation, fire protection, building construction, and compatibility with 
surrounding land uses. 

2. The proposed project is consistent with the goals, policies, standards and maps of the Town 
of Yucca Valley General Plan because the project represents the redevelopment of an 
important commercial comer, and the proposed improvements will be consistent with, and 
provide an aesthetic improvement to, the SR 62 commercial corridor. 

3. The proposed use is consistent with the development within the Commercial Mixed Use 
Land Use District, with implementation of the conditions of approval. 

4. The site is physically suitable for the proposed type and intensity of development insofar that 
the site is already developed, and improvements proposed are generally cosmetic. 

5. The site for the proposed use is adequate in size and shape to accommodate the proposed use 
and all yards, open spaces, setbacks, walls and fences, parking areas, loading areas, 
landscaping and other features have been included in the proposed site plan and conditions of 
approval. 

6. The site for the proposed use has adequate access, by providing access points on both SR 62 
and Warren Vista. 

7. The proposed use will not have a substantial adverse effect on abutting property or on the 
permitted use thereof, insofar as the vacant state of the building currently has represented a 
blight on the R 62 commercial corridor, and this project will remedy that condition. In 
addition, the use will not substantially interfere with the present or future ability to use solar 
energy systems. 
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8. The lawful conditions stated in the approval are deemed necessary to protect the public 
health, safety and general welfare. 
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Snlsha Enterprises LLC 
September 6, 2005 Planning Commission 

CONDITIONS OF APPROVAL 
Site Plan Review 06ft05 

1. This Site Plan Review, SPR-06-05, an application remodel an existing 73,722 square foot 
building on an 8.32 acre site at the southeastern corner of SR 62 and Warren Vista. The property 
is identified as Assessor Parcel Number 601-601-25. 

2. The applicant/owner shall agree to hold harmless, indemnify and defend, with attorneys of the 
Town's choice, any action brought against the Town, its Agents, Officers, Employees, because 
of the issuance of such approval, or in the alternative, to relinquish such approval, in compliance 
with the Town of Yucca Valley Development Code: The applicant shall reimburse the Town, its 
agents, officers, or employees for any court costs, and attorney's fees which the Town, its agents, 
officers or employees may be required by a court to pay as a result of such action. The Town 
may, at its sole discretion, participate at its own expense in the defense of any such action but 
such participation shall not relieve applicant of his obligations under this condition. 

3. This Site Plan Review application shall become null and void if construction has not been 
commenced within two (2) years of the Town of Yucca Valley date of approval. Extensions of 
time may be granted by the Planning Commission and/or Town Council. The applicant is 
responsible for the initiation of an extension request. 

4. The applicant/owner shall ascertain and comply with requirements of all State, County, Town 
and local agencies as are applicable to the project area. These include~ but are not limited to, 
Environmental Health Services, Transportation/Flood Control, Fire Warden, Building and 
Safety, State Fire Marshal, Cal trans, High Desert Water District, Airport Land Use Commission, 
California Regional Water Quality Control Board, the Federal Emergency Management Agency, 
MDAQMD-Mojave Desert Air Quality Management District, Community Development, 
Engineering, and all other Town Departments. 

5. All conditions of this Site Plan Review are continuing conditions. Failure of the applicant and/or 
operator to comply with any or all of said conditions at any time shall result in the revocation of 
the permit granted to use the property. 

6. All exterior lighting shall comply with the Outdoor Lighting Ordinance. 

7. A Deed Notice shall be placed on the property, declaring the location of the project site within 
the Airport Influence Area. 
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8. The applicant shall pay all fees charged by the town as required for processing, plan checking, 
construction and/or electrical inspection. The fee ammmts shall be those which are applicable 
and in effect at the time the work is undertaken and accomplished. 

9. All improvements shall be inspected by the Town's Building and Safety Division, as 
appropriate. Any work completed without proper inspection may be subject to removal and 
replacement under proper inspection. 

10. Parking and on-site circulation requirements shall be provided and maintained as identified on 
the approved site plan. Areas reserved for access drive and/or frre lanes shall be clearly 
designated. 

Any occupancies which require additional parking that has not been provided for through this 
Site Plan Review shall not be approved until a revision is submitted for review and approval 
showing the additional parking. 

All marking to include parking spaces, directional designation, no parking designation and flre 
lane designations shall be clearly defined and said marking shall be maintained in good condition 
at all times. The Town Traffic Engineer shall approve all signage and markings for circulation. 
related signage. I. 

All parking stalls shall be clearly striped and permanently maintained with double or hairpin 
lines with the two lines being located an equal9 inches on either side of the stall sidelines. All 
regular parking stalls be a minimum 9' x 19'. 

A minimum 188 regular and 7 handicap spaces, one of which is van accessible is required for a 
total of 295 spaces. The maximum number of compact spaces allowed is 25% of the total 
required parking. The site pl~ proposes 442 parking spaces 

11. Loading spaces shall be provided in the immediate vicinity of each of the four project entrances. 

12. All garbage shall be removed from the premises in conformance with Yucca Valley Town Code 
33.083. 

13. Fully enclosed trash enclosures with separate pedestrian access shall be provided at a minimum 
at each end of the building, and shall comply with recycling guidelines pursuant to Ordinance 42. 

14. Handicapped site access improvements shall be in conformance with the requirement of Title 24 
of the California Building Code. 

15. Construction site shall be kept clean at all times. Scrap materials shall be consolidated, and a,· 
container must be provided to contain trash that can be carried away by wind. l. 
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16. All signage shall comply with fue Sign Code. A Sign Program shall be submitted for Planning 
Division review and approval. The program shall indicate a theme, styles, types, color and 
placement of signs fuat will unify and identify the center and integrate the signs with the building 
design should be provided. Sign color should compliment the building color. 

17. All landscape planter areas, including fuose withln the right-of-way, shall be maintained by fue 
applicant in substantial conformance with the approved plan. 

18. All roof top mechanical equipment is to be screened from ground and street vistas. This 
information shall be s~bmitted with plan materials for building permit plan check. 

19. Sewage disposal system shall be designed in conformance wifu San Bernardino County DEHS 
requirements and shall be maintained so as not to create a public nuisance. 

20. Water spraying or other approved method<:: shall be used during any grading or pavement 
grinding operations to control fugitive dust. A dust mitigation plan shall be submitted to the 
Town Plannin.g Department prior to issuance of grading permits for the project. Dust control 
shall be in conformance with :MDAQMD requirements. Graded, undeveloped and other open 
area shall be treated with a dust polymer as approved by fue Community Development 
Department 

21. Prior to the issuance of a building permit the applicant/owner shall provide three (3) copies of a 
landscape and irrigation plan showing the size, type and location of all plant and irrigation 
systems accompanied by the review fee. Present desert native species on site shall be 
reincorporated into landscaping plan Said irrigation system shall incorporate a permanent 
automatic irrigation system, and all landscaping and irrigation systems shall be maintained in 
good condition at all times. All ground within proposed landscape planter areas shall be 
provided with approved ground cover. This shall include but not be limited to drought-tolerant 
plant materials or colored desert rock the Landscape Plan shall be approved by the Plaoning 
Department and the Hi-Desert Water District prior to issuance of Building Permits. 

22. Prior to the issuance of a building permit certification from the appropriate school district shall 
be provided as required by California Government Code Section 53080 (b) fuat any fee charge, 
dedication, or other form of requirement levied by the governing board of fue district pursuant to 
Government Code Section53080 (a) has been satisfied. 

23. Temporary power shall be established during construction. No permanent power will be issued 
until the Certificate of Occupancy is issued. 

24. Prior to issuance of a building permit, the following conditions shall be completed to the 
satisfaction of the Town: 
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a. Prior to the issuance of a building permit, the applicant shall make an Irrevocable 
Offer of Dedication to the Town of an area 15 feet in width, extending from the 
westerly property boundary of the project site to the easterly property boundary of the 
project site and immediately adjacent to existing SR 62 right of way, for purposes of 
expansion of the SR 62 foot right of way to its ultimate width of 134 feet (67 feet 
northerly from centerline); and 

b. TI1e ToVI'll Engineer shall prepare a cost estimate of the cost of widening SR 62 from 
the western to the eastern property line in 2005 dollars. The applicant shall, prior to 
the issuance of building permits, contribute an amount · equivalent to the Town 
Engineer's estimate, in cash, towards the ultimate widening of SR 62 in accordance 
with the Town adopted standard for SR 62. No other construction costs will be 
assessed the applicant at the time of widening; and 

c. The applicant agrees to enter into a maintenance agreement with the Town which 
shall be recorded against the property whereby the applicant, its successors and 
assigns, agrees to maintain at its sole cost and expense such landscaping and 

( 

irrigation to standards acceptable to the Town until such time as the Town may form ( 
a maintenance assessment district under the provisions of the Lighting and Landscape · 
Maintenance Act of 1972(Part 2, Division 15, California Streets and Highways Code, 
Sections 22500 et seq.) and through the provisions of Article Xlli D of the California 
State Constitution (Proposition 218) for purposes of maintaining the landscaped and 
irrigated area; and 

d. Said agreement shall provide that the applicant, its successors and assigns, agrees not 
to protest and agree to participate in the formation of a landscape maintenance 
district; and 

e. Prior to formation of the landscape maintenance district an Engineer's Report will be. 
prepared by an assessment engineer pursuant to California Streets and Highways 
Code Sections 22500 et seq. and Proposition 218 estimating the costs of maintenance 
of improvements and the assessment proposed to be levied against the parcel. 

25. The applicant shall agree to provide and improve a 15' landscape setback based on ultimate right 
of way upon the widening of SR 62 along the property frontage of the subject site. A landscape 
plan shall be submitted for review and approval. 

26. Prior to any work being performed i;n the public right of way, fees shall be paid and an 
encroachment permit shall be obtained from the Engineering Department. The applicant shall 
apply for an encroachment permit fTom the Tov.'Il for utility trenching, utility connection or any( 
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other encroachment onto public rjght-of-way. The applicant shall be responsible for the 
associated costs and arrangements with each public utility. 

27. Prior to the issuance of building pennits, unless other timing is indicated, the applicant shall 
complete all street improvement plans. in conformance with all applicable Town ordinances and 
standards, submit and obtaln. approval, post securities and execute agreements. Prior to 
occupancy, all public improvements shall be installed in accordance with all applicable Town 
ordinances. 

28. Applicant shall protect all downstream properties from damages caused by alteration of the 
drainage patterns, i.e., concentrations or diversion of flow. Protection shall be provided by 
constructing adequate drainage facilities including enlarging existing facilities and/or by securing 
a drainage easement. A maintenance mechanism shall be in place for any private drainage 

29. 

. facilities constructed on-site or off-site. Any grading or drainage onto private off site or adjacent 
property shall require a written permission to grade and/or a permission to drain letter from the 
affected landowner. 

Prior to issuance of a grading permit, if any for this project, the applicant shall file and obtain, if 
required, a Notice of Intent from the Regional Water Quality Control Board (RWQCB) and 
comply with RWQCB (Colorado River Basin) requirements. 

30. The applicant shall install all required water and sewer systems necessary to serve the project. 

31. AJl existing street and property monuments witliln or abutting tbis project site shall be preserved 
consistent with AB 1414. If during construction of onsite or offsite improvements monuments 
are damaged or destroyed, the applicant/developer shall retain a qualified licensed land surveyor 
or civil engineer to reset those monuments per City Standards and file the necessary information 
with the County Recorder's office as required by law (AB 1414). 

32. Prior to a Certificate of Occupancy, the applicant shall obtain all Fire Department clearances. 

33. All parking areas shall be resurfaced andre-striped to Town standards. 

Applicant's Signature -----------------'Date ----------------
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PROJECT NO.: SALSHA 06-05 

Source: OFFICAL ZONING DISTRICT MAP 
Town of Yucca Valley 
Adopted by Town Council: March 6, i 997 
Revised March 10, 2005 Per Resolution No. 05-18 
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,.--···· .. TOWN OF YUCCA VALLEY 
PROJECT NO.: SALSHA 06-05 

Source: 7.5 Minute USGS Quad 
Yucca Valley North & South 
July 1, 1993 

SEIS:MIC MAP 
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TOWN OF YUCCA VALLEY 
PROJECT NO.: SALSHA 06-05 

® 

Source: Assessor's Map 
Book 601 Page 60 
San Bernardino County 

F'O!: Parcel Mop No. 2757,!?M511'.2f} 

ASSESSOR'S PARCEL MAP 
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Source: 
Image 2004 AirPhotoUSA 
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August 8, 2005 

Mr. TimHolt 
Holt Architects 
41-555 Cook Street, Suite 1-100 
Palm Desert, CA 92211 

RE: Conditional Use Permit 03-05, The Oracle project 

Dear Tim: 

As Lisa may have told you, I am consulting planner to the Tmvn, and have been assigned this 
project. I look forvtard to working with you again·. 

As discussed with Lisa, a site plan wruch shows the existing footprint (including the garden 
center), with the proposed building overlain is required. I am trying to determine whether you are 
enclosing the garden center, or whether that is what is shown as the arcade on the north end of 
the building, and would like to illustrate it for the Planning Commiss~on. 

Since drive-throughs have been eliminated from the request, this will now be processed as a Site 
Plan Review. As such, our Development Code does not require a public hearing for its review. 
We will not require property owner's notification labels for the project. 

Please also note that your plans show north in the wrong direction. The project is actually located ( 
at the southeastern corner of Warren Vista and SR 62. In the interest of conservation, I will 
simply point this out in my staff report, so that we· do not have to reprint alJ the plan sets. 

If you are able to .provide the Town with the site plan overlay described above by August 15, we 
will be able to schedule the item for the September 6t.1 Planning Commission meeting. Please let 
me know at your earliest convenience if this is possible. · 

Cc:File 

COMIVIUNITY DEVELOPMENT OEPAR.TMEf'IT _ 2 4 _ 
53928 Busim'-<iS Center Drive"' Yucca Vitllev, Califor 1 ;~ 

Engineering 
(7l:iUi :)[)9.i:iS7:i 

P!annin£' 
(76()) 3t.~l-i:i51s 
P11hlir· 1}t}n~·k:: 
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AUGUST 16, 2005 

TOWN OF YUCCA VALLEY 
58928 BUSINESS CENTER DR. 
YUCCA VALLEY, CA 92284 

FILE: CUP YVY05/15277 

EXPIRATION: AUGUST 2006 

LOCATION: SR 62 & WARREN VISTA AVE- YUCCA VALLEY 
PROJECT TYPE: CUP: RENOVATION OF EXISTING COMMERCIAL SPACE 
PLANNER: SHANE R. STUECKLE 

Dear Applicant: 

With respect to the conditions of approval regarding the above referenced project, the San Bernardino 
County Fire Department requires the following fire protection measures to be provided in accordance with 
applicable local ordinances, codes, and/or recognized fire protection standards. 

The following information of this document sets forth the FIRE CONDITIONS and GUIDELINES which are 
applied to this project. 0 Approved [g) Approved w/condltions 0 Not Approved 

FIRE CONDITIONS: 

Jurisdiction. The above referenced project is under the jurisdiction of the San Bernardino County Fire 
Department herein ("Fire Department"). Prior to any construction occurring on any parcel, the applicant 
shall contact the Fire Department for verification of current fire protection requirements. All new 
construction shalf comply with the current Uniform Fire Code requirements and all applicable statutes, 
codes, ordinances and standards of the Fire Department. [F~1] 

Fire Fee. The required fire fees (wrmenHM"i$'ife'3fOO.) shall be paid to the San Bernardino County Fire 
Department/Community Safety Division (909) 386~8465. This fee is in addition to fire fees that are paid to 
the City of Fontana. [F-40] 

Additional Comments: 

Sincerely 

DOUG CRAWFORD 

(1) Must submit two (2) sets of Remodeling Plans; 
(2) Must submit four (4) sets of Fire Sprinkler Plans; 
(3) Must submit four (4) sets of Fire Alarm Plans. 

Planning & Engineering Supervisor 

DC:ts 
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Received (FRI)JAN 14 2005 14:33 

Dare: I/ I~ /dF 

By: if«..- -1- k fS,. h Yh!\11 '!). 

Fee:f 57 3 32" ( 
Case No: 0 'i'" af 
EA No: 0 1:. ·t:>:L 

CONDITIONAL USE PERMIT 

(J'icase Print Legibl:X} 

( ~~ 'SftLI+OTf2A 

Applicant 0.f.i-?~ Vt-.\..l~fi 'Fi<Se . IA.-0 · \_ "E:oU..;ae&t+- ef.tf'rr\-

Address AD 03D MoR\-l-1 t--\!0 coTA.Jf. Welty~~ fJ\l~(~ State~ Zip qZZ7lJ 
Phone fJ htJ) 57 A - 4:4-'4'1 Fax--..,..-...,.----,---,------.,-~-
Colltact Person/Representative · ~P.T +\ , f'.lcb lj,.f:1J! ~ ~ecLt Phone. Q itt2) b#· !ZZ-23 
Address1ri7 -t110 -;JT, 6j-\tL1~ fl:· o/~,!lfe. ~icy 'P1iliMOOe1± Stated~ Zip 172-/i 
Property Owner 0b{, 0b\..k, ~t\l¥/f2-1'P..I Crlt£ I,U; 
Address _____________ Ciry ______ Statc __ Zip __ _ 

Phooe ______________________________ F~--------------------

6 o· l - (.o I-~ f i. 
Assessor Parcel Number(s) . 0 G:5 - i b.J· ·- i-.;?6 - oc0Existing Land Use \L.-h'1tlA 'l C(3,Je!l · 

Property Dimensions! • S 11 far.c; • .: 34> 't.J ;,c.? f ~ fi: General Plan Designation Gcn .. ,.H .. l\~\P.I.. M I )l 6'0 ~ 
Strucru.re Square Footage 14 t $oo EKisting Zoning~t!itf\gg. c;u.,.L,. (.1(1){69 L!'Se 

Proposed Project Description : Please Attach Description Letter 

Owner's Signature ~ab Date }-\4-06 

NOTE: THE INFO:RMATION I HAVE PROVIDED IS TRUE AND O:PEN AS PUBLlC INFORMATION. THE 

PLANNING AP:PLlCATION DOES NOT GUAR.J\NTEE APPROVAL OR. CONSTITUTE A BUlLlliNG 

P:ERMIT APPLICATION, ADDITIONAL FEES MAY BE REQUlRED DEPENDlNGON A.NY ADDITIONAL 

ADMINISTRATIVE COSTS. 

Date \- t4 -'05 

Town of Yucca. Valley 
Community Development/Public Works Department 

5&928 Busin•-126-:nter Dr 
v,,,...,...,. 'U'o11n'h • - O,..,.':JOA 



;~,.f-· ....... 

. . 

February_23., 2005 
.·.· ... :· 

Robert Ricciardi, Architect 
75"090 St Charles ?1. Bte A 
Palnl'i:>esert, CA 92211 . . , . ' 

· ... ·. 

· .· RE·:· :¢o'p:.o3-05 {Proposed R;euse. tir:K .. Mart.:RUnding) 
: . . ... · . . . . . .. . ... · . . . . . . . . .... ·.. . ·• ~ . : . . · .. 

Dear-Mr. Ricciardi:. : 
• •• t • 

~ ... . .. 

-

.· ... 
.. . 

·. 

· The.purpose oftbis letter js just.a.-foll~w up-to oirr Jru;iuai-Y.27,.2005 meeting ~hereby~ 
. "met with -you and·the applicant regarding the application that was submitted to :the TOW11 on" . 
. JanUary ·}9, 2005. The; purpose of the meeting was ·tq discuss the .addition~}. infq_rmation·the 
site plim needed .to: includes before staff tould }?egiri processmg ,fue application· as :well 

· provi~e to you_some ge:p.¢1:?1 informatio_n.·- · .. · · · 
.· : .. 

At the meeting; s~ff c_ony~yed to you that the site-plan-needed tq-be fully dimensioned, right:
'of-way width,· grades, driveway widths,· and fast food· 4rive thru 'lane :stacking. ~It v;ras also · 
-conveyed that the Town was amendirig the Generp.l Plan ·.Circulation Element.to modify the 
-cross sectiori.of.E;R 62 from llO·'.nght-of-wayto.-1~4' right-of-way _width and tbftt the_project 
would be subject to :a 15 foot additional.dedicaiion. · . · · · · · · ·. · . · · :· · . · ' · ·. . . : .... ·. . .•.. . •, •. .:· . . . . .... I' •: 

· ·concerns vvi:fu respect to .$ome desigo_· issues ~ere.:als·o ~on~'ey~ci This ni~l~ded the p·ossil:ile 
-relocation of the northerly most driveway on Warren Vista to _prov.id~ for a greater. separation 
:between the drivew~y .anci the Warren VistalSR ·62. interseCtion.· ·Concerns· with Building E 

. building-elevati'ons were also mentio~. since i;bis WaS a c~ti~al buildillg as seen from SR 62; . 

tn.·s~s revie\\:-~f-.the ~-~pe .ofth:e:;roje~~_.~- ;r~c ~pact~~y~~~- and.NPD~S to show._ 
· increase run-off yt<?uld .l;>e. required :-to .satisfy the California :E!J.VirOnmC?n~ ·Quality Acf · · 

(CEQA). ·· .. · . _. . - . - . . . . . · . 

· .. 
. Again, the.p~ose· of this l~tter.was.foll_ovn1p Wifu. o~ me.etmg o~ Januazy 27, ioos whereby 
~the: project was·deemed incompl~te a:p.d to offer ani assistap.ce in moving·this_project fo;rwarq .. · 

. . . . ·.· ·.· . . : . . . .. 

-If you hav~.any questions, please call.m~_at369-"l~65, -ext 304. 
. . .. . . . . . . . . . . .·. . ' : . . 

Sincerely, . 

. ·l~~ 0'\·~-· 
Carol·Miller 
·Senior g1ru:uler 

COMM\!Jl\lffY !DE\f£LOPfv".El'lT/PUB'Ul.C 'VVORf'S J!JEt'P.R'fl\f£\',11' 
58928 Business Cente.r Dr. · 
Yucca Valley, Caliiornic. 92284 -127-

_Planning 
(760) 369-6575 
Public Worir..s 
{760) 369-6579 

Building and Safety 
. (760) 355-0099 
Code ComoHance 

.. (760) S6!Hl575 
Engineering 

(760) 36!}.6575 
'ilil.imai Cont1·o! 

(760) :i6St-7207 



ROBERT H. RHCC~ARDi ARCHHEGT 
A Profess~onal Corrporation 

ARCHITECTURE ENGINEERING PLANNING 

TOWN OF YUCCA VALLEY 
COlv1lvlU1\TfTY DEVELOPM:ENT DEP ARTlviENT 
CURRENT PLA._"NNING DIVISION 
57090 29 Palms Highway 
Yucca Valley, Ca. 92284 

Attn: Community Development Department 

RE: Conditional Use Permit, CUP 
APN 500-000-000 
Salsha Enterprises LLC 

Dear Sir/Madam: 

INTERIOR DESIGN 

January 14, 2005 

On behalf of Salsha Enterprises LLC, and in compliance with the submittal requirements 
for a Conditional Use Permit application, I am providing this letter of project description 
and justification. 

This proposed project is to seek approval of a Conditional Use Permit to change the 
existing 8.317 acre K-Mart site, located at 57725 29 Palms Highway, Yucca Valley, 
California, from a single tenant use to a multi tenant use as follows; 

1. Reduce the existing vacant 87,250 sq. ft. K -Mart structure to 48,080 multi tenant 
commercial/office structures totaling 24,600 sq. ft. 

2. To add five free standing multi-use commercial/office structures totaling 24,600 
sq. ft. 

3. To redesign the existing paved asphalt parking 1ot to accommodate the new 
required parking and additional trash enclosures. 

4. All existing perimeter fencing and retaining walls shall remain. 

75-090 ST. CHARLES PLACE, s· , __ \ • PALM DESERT, CA 92211 
TELEPHONE 760-346-2223 FA)( 760-340-26( 
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5. Landscaping to copy existing landscaping. 

Findings: 

1. The site for the proposed use is adequate in size and shape to accommodate the 
proposed commercial office complex. 

2. The setbacks , parking areas, loading areas, retaining walls~ landscape and other 
features are in compliance with zoning and development code requirements. 

3. All required street improvements are already in place, as well as all off site 
utilities. All site access driveways and curb work from 29 Palms Highway and 
Warren Vista Road are in place. 

4. The proposed development \'.rill not have a substantial adverse effect on abutting 
property, because the use will not generate excessive noise, vibration, traffic or 
other disturbances, for it will not generate more traffic than the approved K-Mart 
development . 

. 5. The proposed use is consistent with the goals, objectives and standards of the 
To-vvn of Yucca Valley General Plan and Zoning/Development Code, because the 
expansion of the church requires a Conditional Use Permit and meets the intent 
of the Draft General Plan and will comply Vi-rith the requirements and conditions 
as set forth under the Town of Yucca Valley Development Code. 

If you have any questions, please call (760) 346~2223. 

Sincerely, /l 

~~t~ 
Robert H. Ricciardi 
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Town of Yucca Valley 
ENVIRONMENTAL INFORMATION FORM' 

En~o~~taiC~e-No. EA-. D 1- ··a·iJ· . . · · 
·nATA R.EQtriR.Eb FRoM:. THE APPucAm .. 

GENERAL INFORMATION 

1. 

2. 

3. 

4. 

:r{ame ru;td address of applicant: 

Salsha Enterprises LLC 
40-530 Morning Star Road 
Rancho Mi~age, ca. 92270 

Name, address,and:phone number ofp~rson to. be· contacted concerning this project: 
Robert H. Ricciardi Architect 
75-090 st. Charles Pl. 

· Palm· Desert,· Ca; · 92211· . · . · . 
06!11·246-.222.3 . p · IN' . b . . . f . . .. Auw.ess, Assessor arce urn er and sJ.Ze o proJect srte: 
57~725 29 Palms Hwy. 
Yucca Vailey, ca. 92284 
APN 060-160-125-0000 

. . . 
Project type (i.e. map, ·cUP, SPR, etc.) 

CUP 

5. List and _describe any otlier permits and other public approvals required for .this projeat, 
including those required by th_e Town, State and Federal agencies: 
c~ty,building Perrni~s 

PROJECT DESCRIPTION 

6. Provide a written description of the proposed project. (Including and describe any 
projects which may be necessitated as a result of approving this project; i.e. water line. 
extensions and whether the project is a phase or portion of a larger project) 
See attached xetter. 

ENVIRONMENTAL SETTING 

7. Provide a written description of the project site as it presently exists including land 
uses, information on topography, nature slope, soil stability, and any cultural, 
historical, or scenic characteristics. 

The proj~ct is currently a unused K-Mart building of approx. 
50,000. sq. ft~ vJith a parking lot andrelated landscaping. 
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( .. 

0 o. 

· .. _) · .. 

Describe the existing plant life. 

t-4 !-..: .. ' . 

- ·-· ··---~--· ..... ·---~- ··---.. ·--~-----·-·-=- "-·-·-· ~· 

PROJECT .IMP ACTS. 

9. Describe ilie ll:llpaci ot tb.e pr~j~ct on. existing public facilitieS and·senrices such as·· 
streets, schools, flood control facilities and the like. 

YES NO 

)( . 10. Could the pn;~ject be substantially affected by any natural or manmade 
features present on or near the project site? Examples of such features 
-include the location _andl9r cp:qstruc}:ion qf_ ~aciliti~ in ~ floodpl~ or 

--;.., 11. 

')( 
J • 12. 

.. ./ 
. :.-':'!: 13'.· 

j ...._, 
/"\ 14. 

.• 
-....i 
.I"'· 15. 

J 

--:1·- 16. 

..... ./ 
~:'~- 17. 

. natiJ+al drainage cour~e, p.ear an earthguake fault, i.minediately adjacent 
to a highway or in close proxi:inity" to an aircraft flight path? . . 

Could the project be substantially affected by any natural or manmade 
features present on or. near. the project.site? Examples of such change in 
topography, change in scenic views or vistas from existing residential 
areas or public lands, change in pattern, scale or character of general 
area of the project? 

Could the project change groundwater quantity or quality, or alter 
existing drainage pattern? 

. . . 
Will the pmject involve· the application, use .m: dispp~al. o;f po~entially 
hazardous materials such as pesticides or high explosives during the 
project construction and/or following completion? 

Will the project generate substantial amounts of solid waste or litter 
during project construction and/or following completion? 

Will the project involve construction facilities on an existing slope of 
10% or greater? 

Will significant am!Junts of.;no.ise.be· gener.a,t~d by .. the project dm:ing 
construction and/or following completion? Examples would include 
blasting during construction and machinery operation following 
completion? 

Will the project result in the generation of significant amounts of dust, 
particulate matter or chemical aerosols during construction andior 
following completion? 
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- .j:- 18. 

·. "-,L. 
·' 19. 

CERTIFICATION 

.. .. ·-·· ·-· ···-·~··- ~·-· ... -····- ..... . . . 

Will the project sigllillc~tly affect any form of fish, wildlife, or plant 
. life iJJ,' the area of the 'project?· . . . . ... 

wm·the project. substantially. increase fossil fuel consumption· 
(electricity, natural gas, etc.)/ 

I hereby certify that the statements made above and in the attached exhibits require for the 
initial environmental evaluation are true and correct to the best of my knowledge and belief. 

~J~~. I i~~-. 
~ Date ____,f'-+-~ .;._:_~~~i tl;_;;_~--
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PLANNING COMMISSION STAFF REPORT 

To: 
From: 
Date: 
For Commission Meeting: 

Subject: 

Chairman & Planning Commission 
ShaneR. Stueckle, Deputy Town Manager 
October 27, 2005 
November 1, 2005 

Site Plan Review, SPR-06-05 
Salsha Enterprises 
Remodeling/Reuse of Former Kmart Building 

Prior Commission Review: Planning Commission meeting of September 6, 2005. Planning 
Commission approval of SPR-06-05. 

Recommendation: That the Planning Commission makes no modifications to SPR-06-05, as 
approved by the Planning Commission on September 6, 2005. 

Summary: The Planning Commission approved Site Plan Review, SPR-06-05 at its meeting of 
September 6, 2005. The applicant is requesting that certain Conditions of Approval related to right
of-way dedications and infrastructure construction in lieu fee payments be removed from the project. 

Order of Procedure: 
Request Staff Report 
Commission Questions of Staff 
Request Public Comment 
Commission Discussion 
Motion/Second 
Discussion on Motion 
Call the Question 

Discussion: In a meeting on September 29, 2005, the Salsha Enterprises representatives 
requested that Conditions of Approval #24, sub sections a and b, be eliminated from the project. At 
the time of the writing of this Staff Report, a written request has nat been received. 

The Conditional Use Permit for the former Kmart expired 6 months after the closing of the business 
operation. Therefore no land use entitlements have existed on the property for several years. 

As indicated in the Planning Commission Staff Report of September 6, 2005, the property is located 
in the Commercial Mixed Use Land Use District. Based upon adopted Ordinance, because the 
Town has not adopted regulations specific to the C-MU zone at this time, the General Commercial 
standards remain in effect. The General Commercial land use district ordinance requires a Site 
Plan Review permit to be approved by the Town for General Retail services. 

The fallowing information outlines several sections of the Site Plan Review ordinance, and is 
provided to assist the Commission with the applicant's request and in evaluating appropriate land 
use policy implementation. 

Reviewed By: ..,:N:..:.:A_:._-=-=---
Town Manager Town Attorney 

_25_ Department Report 

Consent 

Ordinance Action 

X Minute Aclion 
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Section 83.031205, Purpose and General Plan Consistency, includes the following language: 

"The Site Plan Review procedure is intended to protect and enhance the visual appeal, 
environment, economic stability and property values of the Town's residential, commercial, and 
industrial areas through the application of the provisions of this Code and General Plan. The Site 
Plan Review procedure allows the Town to evaluate proposed development and determine its 
consistency with the General Plan and applicable Town ordinance. Review of such uses is 
necessary and specific conditions of approval may be necessary to ensure that the uses are 
developed, operated, and located properly with respect to their effects on surrounding properties 
and so that any and all potentially adverse irnpacts are mitigated, and to ensure the general health, 
safety and welfare of the community through implementation of the General Plan through this 
Chapter". 

Section 83.031215 Authority (c) General Authority states the following: 

"The Director and/or Commission are authorized to approve, approve with conditions, or deny 
applications for Site P!an Permits in compliance with the procedures established in this Section. In 
approving an application for a Site Plan Permit, the Director and/or Commission may impose 
conditions to ensure compliance with this Code. Conditions may include, but shall not be limited to: 

(7) Control of street improvements, other public infrastructure and related dedications; 
{9) Control of traffic circulation; 

Section 83.031240 Required Findings. 

(i) That there are public facilities, services, and utllitles available at the appropriate levels or 
that these shall be installed at the appropriate time to serve the project as they are 
needed; 

(i) That access to the site and circulation on and off-site is safe and convenient for 
pedestrians, bicyclists, equestrians and motorists; 

(k) That traffic improvements and or mitigation measures are provided in a manner 
adequate to maintain a Level of Service C or better on arterial roads, where applicable, 
and are consistent with the Circulation Element of the Town General Plan. 

Dedications and Street Improvements, Sections 87.0201 through 87.0220 ofthe Development Code 
address in more specifics the Town's authority to require dedications and street improvements for 
land development projects. Because these Sections of the Code still contain language from the 
County of San Bernardino, aH language is in effect within the Town of Yucca Valley. 

87.0201 Dedication of Additional Highway Right~of-Way: 

"Prior to Final Inspection of any buildings or structures in the unincorporated areas of San 
Bernardino County, the dedication of additional highway right-ofwway may, at the discretion of the 
Director of Transportation and Flood Control, be required to comply with the County General Plan, 

D':l'l 
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any adopted specific plan, or the provisions of any specific ordinances which has established a 
future right-of-way line ... " 

87.0205 Installation of Street Improvements. 

"Prior to final Inspection of any building, structure or improvement resulting in an increase or change 
of vehicular traffic such that the construction of street improvements are necessary for the purposes 
of protecting public safety and health, the installation of street improvements may, at the discretion 
of the Director of Transportation and Flood Control, be required in accordance with the current 
adopted County Standards. ''Street improvements" include any or all curb and gutter, sidewalks, 
concrete driveway approaches, drainage structures, paving, back-filling and preparation of the road 
surface to rough grade for placement of paving and other necessary improvements as determined 
by the Director of Transportation and Flood Control". 

87.0210 Delayed Improvements- Bonding. 

usuch right-of-way dedication and installation of street improvements shall be required prior to the 
occupancy of the premises or commencement of above-referenced uses. Where it is impractical to 
install the required improvements at the time of the proposed development, an agreement in writing 
shall be entered into with the County Department ofTransportation and Flood Control to make such 
improvements, and a cash deposit, a surety bond or other such form of surety as may be acceptable 
to the County Department of Transportation and Flood Control in an amount equal to the estimated 
costs of the improvements as determined by the County Engineer, shall be posted with the County 
Department of Transportation and Flood Control in lieu thereof, to guarantee the installation of such 
improvements ... 

Additional language is included in the Code which allows for the waiver of requirements. 

The General Plan was recently amended by the Town Council establishing the 67' half-width 
requirement. The additional dedication is necessary for adequate lane numbers and configuration 
on SR 62 in order to achieve Level of Service D. Without the additional right of way and future 
widening of SR 62, Level of Service D cannot be attained. 

The General Plan contains the following Policy language. 

Program 9.A "Require that curb, gutter and sidewalks, be installed along General Plan designated 
roadway when needed to address drainage control or other identified controlling factors". 

In the case of SR 62, other controlling factors include the recently adopted General Plan 
amendment for SR 62, in addition to the Development Code findings for Site Plan Review projects. 

At the implementation level, the Planning Commission has been consistent for numerous years in 
requiring dedications and construction of public improvements for land development projects on SR 
62. Staff recommended the related Conditions of Approval for payment of an in lieu fee vs. 
constructing the improvements at this time due to constructing sufficient lengths of SR 62 highway 
widening at one time, and not creating in/out traffic movements for small" stretches on SR 62. 

p ":( ;[ 
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Waiver of both dedication and construction (including in lieu fee payments) of public improvements 
as a part of private land development projects places the financial burden of those improvements on 
the Town. 

This policy issue is not new,· and the Town will continue to receive requests to not require 
construction of public improvements and/or waiver of in lieu fee payments. 

The primary policy question that the Town wtll continue to be requested to address is who is 
required to pay the costs associated with Town standards for essential, General Plan and 
Development Code required off-site improvements. 

!(:\Planning Commission\11 01 05 Planning Commission Meeting\11 1 05 Planning Commssion meeting SPR 06 05 Salsha 

T.)')t:: 
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ORDINANCE NO. 91 

AN ORDINANCE OF THE TOWN COUNCIL OF THE TOWN 
OF YUCCA VALLEY, CALIFORNIA, AMEN"])lNG TITLE 8) 
DIVISION 3~ CHAPTER 3, OF THE COUNTY OF SAN 
BERNARDINO DE"VELOPM:ENT CODE AS ADOPTED BY 
THE TOWN OF l.'UCCA VALLEY BY ADDING A NEW 
ARTICLE 12 ESTABLISIDNG A SITE PLAN REVIEW 
PERMIT PROCESS 

The Town Council of the Tovvn ofYucca Valley, California, does ordain as follows: 

SECTION 1. Code Amended 

Title 8, Division 3, Chapter 3, of the San Bernardino County Development Code as adopted 
by the Town ofYucca Valley is amended by adding thereto a new .Aiticle 12 to read as follows: 

Sections: 
83.031205 
83.031210 
83.031215 
83.031220 
83.031225 
83.031230 
83.031235 
83.031240 
83.031245 
83.031250 
83.031255 
83.031260 
83.031265 
83.031270 

"Article 12. Site Plan Review Permit. 

Purpose and General Plan Consistency 
Applicability 
Authority 
Application Submittal requirements 
Application Fee 
Investigation· and Report 
Action By Review authority 
Required Findings 
Modification ofPre-Existing Site Plan Permits 
Lapse of Permits/Permit Expiration 
Extension ofTime 
Suspension/Revocation 
Perlorroance Guarantee. 
Development of Property Before Final Decision 

83.031205 Purpose.and General Plan Consistency. 

The .Site Plan Review procedure is intended to protect and enhance the visual appeal, environmental, 
economic stability and property values of the Town's residential, commercial, and industrial areas 
through the application of the provisions of this Code and the General Plan. The Site Plan Revie\v 
procedure. allows the Town to evaluate proposed development and determine its consistency with the 
General Plan and applicable Town ordinances. Review of such uses is necessary and specific 
conditions of approval. may be necessary to ensure that the uses are developed, operated, and located 
properly v..ith respect to their effects on surrounding properties and so that any and all potentially 
adverse impacts are mitigated, and to ensure the general health, safety and welfare of.the community 

U through implementation of the General Plan through this Chapter. The Site Plan Review process is 

-137-



intended to implement the General Plan by creating a built envrronment that is consistent and 
compatible with the desert environment and to preserve the Town of Yucca Valley's unique 
character. 

83.031210 Applicability. 

(a) General. A Site Plan Permit shall be required for all applicable uses and structures permitted 
by this Code and listed in the use charts for the various zoning districts, jncluding the 
followillg: 

(1) New structures, including accessory structures and uses; 

(2) Expansion or conversion of an existing use or structure; 

(3) Construction or conversion of a structure (s) to allow a mixed-use development; 

( 4) The enlargement of an existing structure for which a Site Plan Permit has not been 
issued and exceeds the standards as established ill Section 83.030305, Land Use 
Compliance Review. 

83.031215 Authority. 

(a) Level ofReview: 

APPLJCABILITY LEVEL OF REVIEW NOTICE REQUIREMENTS 

New structures, illcluding Planning Commission Pursuant to CEQA 
accessory structures and uses; 

Expansion of an existing Land Use Compliance None 
structure in conformance with Review (StaffLevel) 
Section 83.030305; 

Expansion of an existing 
structure which exceeds the 
standards as established ill 
Section 83.030305; 

' Conversiqn of an ~xisting 
structure 

Planning Commission 

Director 

Construction or conversion of Planning Commission 
a structure(s) to allow a 
mixed-use development. 

Purquant to CEQA 

None 

Pursuant to CEQA 

Where the authority for Site Plan Review is not specified, the Director shall determme the appropriate 
review authority. · 
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) 
(b) 

) (c) 

Referral to Next Higher Review Authority. The Director may refer an application for a Site 
Plan Permit to the Planning Commission or in the case of the Planning Commission, the 
Collllllission may refer an application for a Site Plan Permit to the Town Council based upon 
the following criteria: 

(1) Impact upon public services and facilities greater than typical for the type of project 
proposed; 

(2) Impact upon surrounding properties greater than typical for the type of project 
proposed; 

(3) Floor or site square footage greater-than typically found in the type of project; 

(4) Intensity ofuse greater than typically found in the type of projects; 

(5) Operating Characteristics not typical ofthe type of project proposed. 

(6) Other factors including but not limited to public opposition to development of.the 
project. 

(7) The need for Planning Commission and or Town Council interpretation of the General 
Plan and/or Development Code as related. to the project. 

General Authority. The Director and/or Commission is authorized to approve, approve with 
conditions, or deny applications for Site Plan Permits in compliance with the procedures 
established in this Section. In approving an application for a Site Plan Permit, the Director 
and/or Commission may impose conditions to ensure compliance with this Code. Conditions 
may include, but shall not be limited to: 

(1) Requirements for special structure setbacks; 

(2) Open spaces; 

(3) Buffers: 

(4) Fences; · 

(5) Walls and screening; 

(6) Control of the installation and maintenance of landscaping and erosion control 
measures; 

(7) Control of street improvements, other public infrastructure and related dedications; 

(8) Control of vehicular ingress and egress; 

p "j 0 
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Sections: 
87.0201 
87.0205 
87.0210 
87.0215 
87.0220 

DEVELOPMENT CODE 

Chapter 2 

DEDICATIONS AND STREET IMPROVEMENTS· 

Dedication of Additional Highway Right~of~ Way. 
Installation of Street Improvements. 
Delayed Improvements - Bonding. 
Waiver of Requirements - Procedure. 
Office of Building and Safety Determination. 

87.0201 Dedication of Additional Highway Right-of.Way. 
Prior to Final Inspection of any buildings or structures in the unincorporated 

areas of San Bernardino County, the dedication of additional highway right~of-way 
may, at the discretion of the Director of Transportation and Flood Control, be 
required to comply with the County General Plan, any adopted specific plan, or the 
provisions of any specific ordinance which has established a future right-of-way line. 
Where none of the foregoing exist, the required dedication in the Desert Areas shall 
be forty-four (44) foot half-width on section lines and quarter section lines and thirty 
(30) foot half width on sixteenth section lines. In the Mountain Areas, a twenty (20) 
foot half-width from centerline shall be required. In the Valley Areas, addilional right
ofMway shall be required in compliance with road widths established by the County 
General Plan afrer review by the Director of Transportation and Flood Control. 

87.0205 Installation of Street Improvements. 
Prior to Final Inspection of any building, struc:;ture or improvement resulting 

in an increase or change of vehicular traffic such that the construction of street 
improvements are necessary for the purposes of protecting public safety and health, 
the installation of street improvements may, at the discretion oi the Direcwr of 
Transportation and Flood Control, be required in accordance with the current adopted 
County standards. "Street improvements" include any or all curb and gutter, 
sidewalks, concrete driveway approaches, drainage structures, paving, back-filling 
and preparation of the road surface to rough grade for the placement of paving and 
other necessary improvements as determined by the Director of Transportation and 
Flood Control. · 

87.0210 Delayed Improvements - Bonding. 
Such right-of-way dedication and installation of street improvements shall be 

required prior to the occupancy of the premises or commencement of the above
referenced uses. Where it is impractical to install the required improvements at the 
time of the proposed development, an agreement in writing shall be entered into with 
the County Department of Transportation and Flood Control to make such 

{l1117190/ 8- 302 
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DEDiCATIONS AND STREET L~fPROVEMENTS 8i .0215~87 .0220 

improvements, and a cash deposit, a surety bond or such other form of surety as 
may be acceptable to the County Department of Transportation and Flood Control 
in an amount equal to the estimated cost of the improvementS as determined by the 
County Engineer, shall be posted with the County Department of Transportation 
and Flood Control in lieu thereof, to guarantee the installation of such improvements. 
In the latter event, the actual installation of street improvements may be delayed until 
written demand therefor is made by the County. If surety bonds are submitted, they 
shall be furnished by a surety company authorized to write such bonds in the State 
of California. 

87.0215 Waiver of Requirements - Procedure. 
(a) Requirements for all improvements in the public right-of-way will be 

specified by the County Depanment- of Transponiuion and Flood Control. Request 
for a waiver of any of these requirements may be made to the Director of 
Transportation and Flood Control who shall have the authority to approve 
modifications or reject any of the requirements. 

(1) Prior to waiving or modifying any improvement requirement, the 
Director of Transportation and Flood Control shall find as follows: 

(A) That the waiver or modification of the required improvement 
would not adversely affect the public health and safety. 

(B) That neither the improvements being waived nor the modifi~ 
cations authorized delete improvements which are a necessary prerequisite to the 

· orderly development of the surrounding area. 
(2} Prior to waiving any improvement requirement, the· Director of 

Tra.nsponation and Flood Control may require a written agreement from the 
applicant, agreeing to participate in any street improvement program for the area 
in which the property is located, whether privately or publicly initiated. This agreement 
shall be recorded with the County Recorder. · · 

(3) Appeal of Action ·by Director of Transponarion and Flood Control. 
Any decision by the Director of Transponation and Flood Control pertaining to a 
request to waive or modify required improvements may be appealed to the Planning 
Commission. 

87.0220 Office of Building and Safety Determination. 
Before Fmallnspection of any such building or structure, the Office of Building 

and Safety shall determine the following: 
(a) That all of the required dedications have been provided. 
(b) That all of the required street improvements have either been installed 

or that a cash deposit, surety bond or other form of acceptable surety in an amount 
equal to the estimated cost of the street improvementS has been posted with the County 
Depanment of Transponation and Flood .Control to assure the installation of said 
street improvements. 

8-303 {3114!90} 
D .1(1 
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Planning Commission: November 6, 2007 
TO"WN OF YUCCA VALLEY 

COMMUNITY DEVELOP!v.IENT DEPARTMENT 
CURRENT PLANNING DIVISION 

STAFF REPORT 

Case: SITE PLAN REVIEW 06-05, AMENDMENT #1 

Request: A REQUEST TO CONSTRUCT A RETAINING WALL ON THE SOU'IH PROPERTY I.JNE, 
AND ADD PROVISIONS FOR PERMITTED USES TO AN EXISTING BUlLDING (ORACLE 
PLAZA). 

Applicant: SALSHA ENTERPRISES, LLC 
40530 MORNING STAR ROAD 
RANCHO MIRAGE, CA 92270 

Prope1ty Owner: 

Representative: 

SALSHA ENTERPRISES, LLC 
40530 MORNING STAR ROAD 
RANCHO :MIRAGE, CA 92270 

NONE 

Location: THE SOUTHEAST CORNER OF WARREN VISTA ROAD AND STATE ROUTE 62 APN: 
601-601-25 

SurroundingLand Use: 

NORTH: 
SOUTH: 
WEST: 
EAST: 

SR 62, EXISTING COMMERCIAL 
VACANT 
WARRENVlSTA, VACANT 
VACANT 

Surrounding General Plan Land Use Designations: 
NORTH: CG-GENERAL CO:M:MERCIAL 
SOUTH: C-MU-COM:MERCIAL MIXED USE. 
WEST: CG-GENERAL COMMERCIAL 
EAST: C-MU-COM:MERCIAL MIXED USE 

Existing General LaiZd Use Designations: 

COMMERCIAL :MIXED USE 

Division Approvals: 
Engineering Building & Safety 
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SPR-06-05 
Salshn Enterprises LLC 
September 6, 2005 Planning Commission 

Surroumling Zolling Designations: 
NORTH: CG-GENERAL COMMERCI;AL 
SOUTH: e-MU-COMMERCIAL lv1IXED USE 
WEST: CG-GENERAL COMMERCIAL 
EAST: C-MU-COMMERCIAL lv1IXED USE 

Existing ZoningDesigllatiolls: 

CO:Miv.IERCIAL Iv.ITXED ·usE 

Public Notification: 

PURSUANT TO SECTION 83.010330, LEGAL NOTICE IS REQUIRED TO BE GIVEN TO 
ALL PROPERTY OWl'I"ERS WI'I'Hil'f A THREE (300) HUNDRED FOOT RADIUS OF THE 
EXTERIOR BOUNDARlES OF THE SUBJECT SITE. AS REQUIRED, TBIS PROJECT 
NOTICE WAS MAILED TO ALL PROPERTY OWNERS WITB1N A 300 FOOT RADIUS OF 
THE PROJECT SITE ON OCTOBER 24, 2007 AND PUBLISHED ON OCTOBER 24, 2007. 
PROPERTY OWNERS WlTBJN 300 FEET WERE NOTIFIED. THERE HAS BEEN NO 
RESPONSE TO TEE PUBLIC NOTICE FROM THE PROPERTY OWNERS AT THE 
WRITING OF THIS STAFF REPORT. 

RECOftiiMENDATIONS: 

SITE PLAN REVIEW 06-05 . .AM:ENDl\1ENT #1: That the Planning Commission approve 
Site Plan Review 06-05, Amendment #1 based on the findings contained within the staff report 
and the recommended Conditions of Approval. 

PROJECT MANAGER:. NICOLE SAUVIAT CRISTE 

REVIEWED BY: TOM BEST 

Appeal In(omzation: 
Actions by the Planning Commission, including any finding that a negative declaration be adopted, 
may be appealed to the Town Council within 10 calendar days. Appeal filing and processing 
information may be obtained from the Planning Section of the Community Development Department. 
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SPR-06-05 
Salsha Enterprises LLC 
September 6, 2005 Planning Commission 

I. GENERAL INFORMATION 

PROJECT DESCRIPTION: The applicant requests amendment to an existing Site Plan 

Review to add a retaining wall along the southern property line, and to broaden the list of 

allowable uses to include all permitted indoor uses in the Commercial Mixed Use zone, as 

described under Section 84.0350, General Commercial District. 

LOCATION: The parcel is located at the southeast corner ofHighway 62 and Warren Vista. 

PROJECT SYNOPSIS: SITE COVERAGE 

PROJECT AREA 
BUJLDING FOOTPRINT 
OFF-SITE IMPROVEMENTS REQ. 
RIGHT-OF-WAY DEDICATION REQ. 

II. PROJECT ANALYSIS 

8.32 acres or 362,309 s.f. 
73,722 s.f. 20% 
No. See discussion below 
Yes-SR62 

GENERAL PLAN CONSIDERATION: The proposed project is located in the Commercial 

Mixed Use designation, which allows a broad range of commercial and residential land uses. The 

project meets the goals and policies of the General Plan Land Use Element, as well as the 

Economic Development Element, and as conditioned is consistent with the Development Code. 

ENVIRONMENTAL CONSIDERATIONS: The project was reviewed under the California 

Environmental Quality Act (CEQA) and the Town's Guidelines to Implement same. The Town 

determined that the proposed project was exempt from CEQA under Categorical Exemption 

15332, In£11 Development. 

ADJACENT. LAND USES: Lands to the north of the project site are developed commercial 

parcels. Lands to the east and west of the site are vacant, as are lands to the south. 

SITE CHARACTERISTICS: The site is fully developed, including a large single building, 

parking and landscaping areas. 

Pnge 3 of14 
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SPR"06"05 
Snlsha Enterprises LLC 
September 6, 2005 Planning Commission 

BUILDING ELEVATIONS: No alteration to the outside of the building is proposed. 

OFF-SITE IMPROVEM:ENTS: The project is conditioned to dedicate right of way and pay in 

lieu fees for the eventual widening of Highway 62. 

MAINTENANCE ASSESSlY.rENT DISTRICTS: No maintenance assessment district was 

required as part of the original project approval. The approval of this amended project includes 

the requirement to form maintenance assessment district(s) for the purpose of maintaining such 

public improvements as pavement, drainage facilities, curb and gutter, sidewalk, landscaping, 

lighting, and otb.er public improvements. In the case of this project, the maintenance district 

would include the following: sidewalk, curb and gutter, right-of-way landscaping, and other 

public improvements. 

DISCUSSION: The Planning Commission approved the Site Plan Review at its meeting of 

September 6, 2005. The project was described by the applicant as consisting of retail and office 

users. The building has since been remodeled. Over a period of months, the applicant has made 

inquiries about various users for portions of the space. The most recent inquiry related to food 

service uses. 

In addition, the applicant has been notified by the Fire Department that the soutb.em end 

of the property is not accessible for emergency vehicles, because insufficient space is provided 

for fire truck access. The plan submitted included only a drive in the back. The applicant has 

since submitted a site plan which "videns the southern area, adds a two-way drive, and parking 

spaces. In order to secure the land area for this project, the applicant is proposing the 

construction of a retaining wall, up to 22 feet in height, on tb.e southern property line. 

Each of the two requests is analyzed separately below. 

Page4 ofl4 
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SPR-06-05 
Salsha Enterprises LLC 
September 6, 2005 Planning Commission 

Land Uses/Food Court 

The applicant has enquired about a number of land uses on the site. These uses were not 

enumerated in the original approval for the project. In order to clarify the approval, and allow the 

applicant flexibility in the types of tenants which may occur on the site, a condition of approval 

has been added which allows the location of any indoor land use permitted with a Site Plan 

Review in the General Commercial land use designation. Should a use be proposed which 

requires a CUP under that designation, the CUP would still be required. 

Of particular concern to staff are high water-using uses, such as food service. As the 

Commission is aware, retail and office uses do not generate large amounts of wastewater. At the 

time of the original approval, the Commission discussed the existing septic system on the site. 

There are currently two septic tanks totaling 12,000 gallons on the site. These are sufficient to 

support office and retail uses (please see Attachment 4, letter from Regional Water Quality 

Control Board, dated March 7, 2007). The applicant has stated that the food court now proposed 

will only include "warming ldtchens." No tenant improvement plans have been provided, and no 

tenants identified by the applicant. Although it is possible that such an operation would occur on 

the site, even a coffee shop is a high water user, simply for clean up and mixing of product. In a 

conversation this month with Jon Rokke, author of the March letter, any food-related use on the 

property must be submitted to the Board for review, as additional systems may be required. A 

condition of approval has been added which requires that the applicant demonstrate approval by 

the Regional Board for all tenant improvements within the building. In this way, the Town is 

assured that the land uses will not either propose a use which is a high water user without 

providing the required improvements; or cumulatively exceed the capacity or the existing 

system. 

Retaining Wall and Additional Parking 

As stated above, the applicant is proposing an addition of a row of parking, and the 

widening of the drive on the south side of the property. The approved site plan showed no 

improvements on the south side, other than a new sidewalk. A 20 foot wide driveway was 

shnwn. The land which is part of the property, but slopes significantly to the south was not to be 
PageS ofl4 
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SPR~06~05 

Salsha Enterprises LLC 
September 6, 2005 Planning Commission 

involved in the project. The applicant now proposes a two way driveway (scaling at 22 feet in 

width), and 57 additional parking spaces in this area. In order to use this area, the applicant 

proposes to construct a retaining wall on the southerly property line, and back :fill behind the 

wall. 

The retaining wall is proposed to vary in height, but to be up to 22 feet at its highest 

point. Lands to the south are currently undeveloped, and also designated Commercial Mixed 

Use. A drainage V -ditch occurs along the southern property line, in an easement owned by the 

County of San Bernardino (the easement is not shown on the plans). The retaining wall will 

replace the existing natural slope with a 'keystone' wall, which will look like split-faced block 

(please see Attachment 5, Booldet of information provided by Doug Wall Construction). The 

wall will exceed the Town's standard for walls and fences, which is 6 feet. The wall will occur in 

an area which is likely to be either the side or rear yard of the adjacent property to the south. 

Although the wall wall will exceed the Town standard, its purpose, and the proposed design, will 

limit the visual impact :from adjacent property. The land to the south currently has visual 

blockage in this area, but the appearance of the blockage will change. Staffbelieves that the wall 

can be supported, as it will ultimately be hidden behind other development. Conditions of 

approval have been added to address concerns relating to drainage easements on the south end of 

the site, and the potential displacement of existing drainage improvements. These conditions are 

designed to assure that the construction of the wall does not impact adjacent properties. 

The Fire Department requires access driveways which are 26 feet in width for driveways. 

Therefore, the driveway as currently designed will not meet Fire Department standards. A 

condition of approval has therefore been added which gives the applicant two options: to 

demonstrate to the Town that the Fire Department has approved the 22 foot driveway; or to 

provide parallel parking and a 26 foot driveway. 

Page 6 ofl4 
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SPR-06-05 
Snlsha Enterprises LLC 
September 6, 2005 Planning Commission 

FlNDINGS: 

1. The conditions stated in the approval are deemed necessary to protect the public health, safety 
and general welfare. The Conditions of Approval ensure the proposed commercial 
development is in compliance with the requirements of the ToWn. of Yucca Valley in relation 
to access, circulation, fue protection, building construction, and compatibility with 
surrounding land uses. 

2. The proposed project is consistent with the goals, policies, standards and maps of the 
Town ofYucca Valley General Plan because the project represents the redevelopment of 
an important commercial comer, and the proposed improvements will be consistent with, 
and provide an aesthetic improvement to, the SR 62 commercial corridor. 

3. The proposed use is consistent with the development within the Commercial Mixed Use 
Land Use District, with implementation of the conditions of approval. 

4. The site is physically suitable for the proposed type and intep.sity of development insofar 
that the site is already developed, and improvements proposed are generally cosmetic. 

' 
5. The site ·for the proposed use is adequate in size and shape to accommodate the proposed 

use and all yards, open spaces, setbacks, walls and fences, parking areas, loading areas, 
landscaping and other features have been included in the proposed site plan and 
conditions of approval. · 

6. The site for the proposed use has adequate access, by providing access points on both SR 
62 and Warren Vista. 

7. The proposed use will not have a substantial adverse effect on abutting property or on the 
permitted use thereof, insofar as the vacant state of the building currently has represented 
a blight on the R 62 commercial corridor, and this project will remedy that condition. In 
addition, the use will not substantially interfere with the present or future ability to use 
solar energy systems. 

Attachments: 

1. Standard Exhibits 
2. Application materials 
3. Site Plan and Elevations 
4. Letter from Regional Water Quality Control Board, dated March 7, 2007. 
5. Booklet ofkeystone wall information provided by Doug Wall Construction, 5/30/07. 
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Site Plan Review 06~05, Amendment #1 
Salsha Enterprises 
November 6. 2007 Planning Commission Meetimr 

CONDITIONS OF APPROVAL 
Site Plan Review 06N05 

Note: Conditions below are original approved conditions. Additions are 
shown in bold text. Deletions are strucl{ through. 

1. This Site Plan Review, SPR-06-05, an application remodel an existing 73,722 square foot 
building on an 8.32 acre site at the southeastern corner of SR 62 and Warren Vista. The 
property is identified as Assessor Parcel Number 601-601-25. 

2. The applicant/owner shall agree to hold harmless, indemni.:fY and defend, \vith attorneys of 
the Town's choice, any action brought against the Town, its Agents, Officers, Employees, 
because of the issuance of such approval, or in the alternative, to relinquish such approval, in 
compliance with the Town of Yucca Valley Development Code. The applicant shall 
reimburse the Town, its agents, officers, or employees for any court costs, and attorney's fees 
which the Town, its agents, officers or employees may be required by a court to pay as a 
result of such action. The Town may, at its sole discretion, participate at its own expense in 
the defense of any such action but such participation shall not relieve applicant of his 
obligations under this condition. 

3. This Site Plan Review application shall become null and void if construction bas not been 
commenced within two (2) years of the Town of Yucca Valley date of approval. Extensions 
of time may be granted by the Planning Commission and! or Town Council. The applicant is 
responsible for the initiation of an extension request. 

4. The applicant/owner shall ascertain and comply with requirements of all State, County, Town 
and local agencies as are applicable to the project area. These include, but are not limited to, 
Environmental Health Services, Transportation/Flood Control, Fire Warden, Building and 
Safety, State Fire Marshal, Caltrans, High Desert Water District, .All-port Land Use 
Commission, California Regional Water Quality Control Board, the Federal Emergency 
Management Agency, MDAQMD-Mojave Desert Air Quality Management District, 
Community Development, Engineering, and all other Town Departments. 

5. All conditions of this Site Plan Review are continuing conditions. Failure of the applicant 
and/or operator to comply with any or all of said conditions at any time shall result in the 
revocation of the permit granted to use the property. 

6. The applicant shall cause to be formed or shall not protest the formation of a 
maintenance district(s) for landscape, lighting, streets, drainage facilities or other 
infrastructure as required by the Town. The applicant shall initiate the maintenance 
and benefit assessment district(s)formation by submitting a landowner petition and 
consent form (provided by the Town of Yucca Valley) and deposit necessary fees 
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Site Pian Review 06-05, Amendment#l 
Salsha Enterprises 
November 6, 2007 Planning Commission Meeting 

concurrent with application for street and grading plan review and approval and said 
maintenance and benefit assessment district(s) shall be established concuxrent with the 
approval of the final map in the case of subdivision of land, or prior to issuance of any 
certificate of occupancy where there is no subdivision of land. 

7. All exterior lighting shall comply with the Outdoor Lighting Ordinance. 

8. All uses permitted with approval of a Site Plan Review under the General Commercial 
land use designation, Section 88.0350, may occur within the proposed project, provided 
that there is no increase in lot coverage, building permits are secured, and the uses 
cumulatively do not require any more parking than the 499 spaces provided on the site. 

9. Prior to the issuance of tenant improvement permits for any use within the project, the 
applicant shall provide the Town with written verification that the Regional Water 
Quality Control Board {the Board) has approved the use as it relates to the septic 
system on the site. Should the Board require additional facilities for any use, the 
additional facilities shall be completed prior to the issuance of a certificate of occupancy 
for that use. 

10. Prior' to the issuance of building permits for the retaining wall, the applicant shall: 

a. Provide the Town with written verification from the Fire Department that the 22 
foot driveway is acceptable; or 

b. Redesign the area to allow for a minimum 26 foot driveway and parallel 
parking, to Town standard. 

11. Prior to the issuance of building permits for the retaining wall, the applicant shall 
provide the Town, for review and approval, a landscaping and irrigation plan which 
provides a minimum of 5% of the parldng area along the south property line in 
landscaping. 

12. The building plans for the retaining wall shall show the exact location of the San 
Bernardino County easement. 

13. Prior to the issuance of any permit to construct the retaining wall, the applicant shall 
secure an encroachment permit from the County of San Bernardino, if any staging or 
construction work is to be undertaken within the easement. A copy of the encroachment 
permit shall be provided to the Town. 

14. Prior to the issuance of any permit to construct the retaining wall, the applicant shall 
secure an encroachment permit {no more than 90 days old) from any adjoining private 
property owner, if any staging or construction work is to be undertaken on that 
property. A copy of the encroachment permit shall be provided to the Town. 
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Site Plan Review 06~05, Amendment #1 
Salsba Enterprises 
November 6. 2007 Planning Com.missionMeetinl! 

15. The design. of the retaining wall shall demonstrate to the Town Engineer that no soil 
erosion or runoff to properties on the east, south or west shall occur as a result of its 
construction. This shall include the current V-ditch construction located within the 
County easement. 

16. A .. Deed Notiee shall be place&-en the pr-eperty, deelaring the location of the project site 
v;r:itbin the Akport Influence Area. 

17. The applicant shall pay all fees charged by the town as required for processing, plan 
checking, construction and/or elecb:ical inspection. The fee amounts shall be those which are 
applicable and in effect at the time the work is undertaken and accomplished. 

18. All improvements shall be inspected by the Town's Building and Safety Division, as 
appropriate. Any work completed without proper inspection may be subject to removal and 
replacement under proper inspection. 

19. Parking and on-site circulation 1·equirements shall be provided and maintained as identified 
on the approved site plan. Areas reserved for access drive and/or fire lanes shall be clearly 
designated. 

Any occupancies whlch require additional parking that has not been provided for t:h:fough this 
Site Plan Review shall not be approved until a revision is submitted for review and approval 
showing the additional parking. 

All marldng to include parking spaces, directional designation, no parking designation and 
fire lane designations shall be clearly defined and said marking shall be maintained in good 
condition at all times. The Town Traffic Engineer shall approve all signage and markings for 
circulation related signage. 

All parking stalls shall be clearly striped and permanently maintained 'with double or hairpin 
lines with the two lines being located an equal 9 inches on either side of the stall sidelines. 
All regular parking stalls be a minimum 9' x 19'. 

A minjmum 288 regular and 7 handicap spaces, one ofwhlch is van accessible is required for 
a total of 295 spaces. The maximum number of compact spaces allowed is 25% of the total 
required parking. The site plan proposes 442 parking spaces 

20. Loading spaces shall be provided in the immediate vicinity of each of the four project 
entrances. 

21. All garbage shall be removed from the premises in conformance with Yucca Valley Town 
Code 33.083. 
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Site Plan Review 06-05, Amendment #1 
Salsba Enterprises 
November 6. 2007 Planning Commission Meeting 

22. Fully enclosed trash enclosures with separate pedestrian access shall ·be provided at a 
minimum at each end of the buildillg, and shall comply with recycling guidelines pursuant to 
Ordinance 42. 

23. Handicapped site access lm.provements shall be in conformance with the requirement of Title 
24 ofthe California Building Code. 

24. Construction site shall be kept clean at all times. Scrap materials shall be consolidated, and a 
container must be provided to contain trash that can be carried away by wind. 

25. All signage shall comply with the Sign Code. A Sign Program shall be submitted for 
Planning Division review and approval. The program shall indicate a theme, styles, types, 
color and placement of signs that will unify and identify the center and integrate the signs 
with the building design should be provided. Sign color should compliment the building 
color. 

26. All landscape planter areas, including those within. the right-of-way, shall be maintained by 
the applicant in substantial conformance with the approved plan. 

27. All roof top mechanical equipment is to be screened from ground and street vistas. This 
information shall be submitted with plan materials for buildillg permit plan check. 

28. Sewage disposal system shall be designed in conformance with San Bernardino County 
DEHS requirements and shall be maintained so as not to create a public nuisance. 

29. Water spraying or other approved methods shall be used during any grading or pavement 
grinding operations to control fugitive dust. A dust mitigation plan shall be submitted to the 
Town Planning Department prior to issuance of grading permits for the project. Dust control 
shall be in conformance with MDAQJ.VID requirements. Graded, undeveloped and other open 
area shall be treated with a dust polymer a.S approved by the Community Development 
Department. 

30. Prior to the issuance of a building permit the applicant/owner shall provide three (3} copies 
of a landscape and :irrigation plan showing the size, type and location of all plant and 
irrigation systems accompanied by the review fee. Present desert native species on site shall 
be reincorporated into landscaping plan Said irrigation system shall incorporate a permanent 
automatic irrigation system, and all landscaping and irrigation systems shall be maintained in 
good condition at all times. All ground within proposed landscape planter areas shall be 
provided with approved ground cover. This shall include but not be limited to drought
tolerant plant materials or colored desert rock the Landscape Plan shall be approved by the 
Planning Department and the Hi-Desert Water District prior to issuance of Building Permits. 
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Site Plan Review 06~05, Amendment #1 
Salsba Enterprises 
November 6. 2007 Plannimr Collllllission Meeting 

31. Prior to the issuance of a building permit certification from the appropriate school district 
shall be provided as required by California Government Code Section 53080. (b) that any fee 
charge, dedication, or other form of requirement levied by the governing board of the district 
pursuant to Government Code Section 53080 (a) has been satisfied. 

32. Temporary power shall be established during construction. No permanent power will be 
issued until the Certificate of Occupancy is issued. 

33. Prior to issuance of a building permit3 the follovving conditions shall be completed to the 
satisfaction of the Town: 

a. Prior to the issuance of a building permit, the applicant shall make an Irrevocable 
Offer of Dedication to the Town of an area·15 feet in width, extending from the 
westerly property boundary of the project site to the easterly property boundary of 
the project site and lln.mediately adjacent to existing SR 62 right of way, for 
purposes of expansion of the SR 62 foot right of way to its ultimate width of 134 
feet (67 feet northerly from centerline); and 

b. The Town Engineer shall prepare a cost estimate of the cost of widening SR 62 
. from the western to the eastern property line in 2005 dollars. The applicant shall, 

prior to the issuance of a certificate of occupancy, contribute an amount 
equivalent to the Town Engineer's estimate, in cash, towards the ultimate 
widening of SR 62. No other construction costs will be assessed the applicant at 
the time of widening; and 

c. The applicant agrees to enter into a maintenance agreement with the Town which 
shall be recorded against the property whereby the applicant, its successors and 
assigns, agrees to maintain at its sole cost and expense such landscaping and 
irrigation to standards acceptable to the Town until such time as the Town may 
form a maintenance assessment district under the provisions of the Lighting and 
Landscape Maintenance Act of 1972(Part 2, Division 15, California Streets and 
Highways Code, Sections 22500 et seq.) and through the provisions of Article 
Xlli D of the California State Constitution (Proposition 218) for purposes of 
maintaining the landscaped and irrigated area; and 

d. Said agreement shall provide that the applicant, its successors and assigns, agrees 
not to protest and agree to participate in the formation of a landscape maintenance 
district; and 

e. Prior to formation of the landscape maintenance district an Engineer's Report will 
be prepared by an assessment engineer pursuant to California Streets and 
Highways Code Sections 22500 et seq. and Proposition 218 estimating the costs 
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Site Plan Review 06-05, Amendment #1 
Salsba Enterprises 
November 6. 2007 Planning Commission Meeting 

of maintenance of improvements and the assessment proposed to be levied against 
the parcel. 

34. The applicant shall agree to provide and improve a 15' landscape setback based on ultimate 
right of way upon the widening of SR 62 along the property frontage of the subject site. A 
landscape plan shall be submitted for review and approval. 

35. Prior to any work being performed in the public right of way, fees shall be paid and an 
encroachment permit shall be obtained from the Engineering Department. The applicant 
shall apply for an encroachment permit from the Town for utility trenching, utility 
connection or any other encroachment onto public right-of-way. The applicant shall be 
responsible for the associated costs and arrangements with each public utility. 

36. Applicant shall protect all downstream properties from damages caused by alteration of the 
drainage patterns, i.e., concentrations or diversion of flow. Protection shall be provided by 
constructing adequate drainage facilities including enlarging existing facilities and/or by 
securing a drainage easement. A maintenance mechanism shall be in place for any private 
drainage facilities constructed on-site or off-site. Any grading or drainage onto private off 
site or adjacent property shall require a written permission to grade and/or a permission to 
drain letter from the affected landowner. 

3 7. Prior to issuance of a grading permit, if any for this project, the applicant shall file and 
obtain, if required, a Notice of Intent from the Regional Water Quality Control Board 
(RWQCB) and comply with RWQCB {Colorado River Basin) requirements. 

3 8. The applicant shall install all required water and sewer systems necessary to serve the 
project. 

39. All existing street and property monuments within or abutting this project site shall be 
preserved consistent with AB 1414. If during construction of onsite or offsite improvements 
monuments are damaged or destroyed, the applicant/developer shall retain a qualified 
licensed land surveyor or civil engineer to reset those monuments per City Standards and file 
the necessary information with the County Recorder's office as required by law (AB 1414). 

40. Prior to a Certificate of Occupancy, the applicant shall obtain all Fire Department clearances. 

41. All parking areas shall be resurfaced andre-striped to Town standards. 

42. The Town Engineer shall study traffic safety for the southern driveway access on Warren 
Vista and implement improvements as necessary. 
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Site Plan Review 06~05, Amendment#l 
Salsha Enterprises 
November 6. 2007 Planning Commission Meeting 

I HEREBY CERTIFY THAT THE APPROVED CONDITIONS OF APPROVAL WILL BE 
SATISFIED PRIOR TO OR AT THE TIMEFRAMES SPECIFIED AS SHOWN ABOVE. I 
UNDERSTAND THAT FAILURE TO SATISFY ANY ONE OF THESE CONDITIONS WILL 
PROHIBIT Tiffi ISSUANCE OF ANY PERMIT OR ANY FINAL MAP APPROVAL. 

Applicant's Signature ______________ .Date---------
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TOWN OF YUCCA VALLEY 
PROJECT NO.: SALSHA 06-05 

Source: OFFICAL ZONING DISTRICT MAP 
Town of Yucca Valley 
Adopted by Town Council: March 6, 1997 
Revised March 10,2005 Per Resolution No. 05-18 

ZONING AND GENERAL PLAN LAND USE MAP 

-156-



TOWN OF YUCCA VAllEY 
PROJECT NO.: SALSHA 06-05 

Source: 7.5 Minute USGS Quad 
Yucca Valley North & South 
July 1, 1993 

SEISMIC MAP 
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TOWN Of YUCCA VAllEY 
PROJECT NO.: SALSHA 06-05 

Source: Assessors Map 
Book 601 Page 60 
San Bernardino County 

Par. Parcel Map .. No. 27S7,P.M.5t/20 

Por. SW /14 Soc.l!l, 
T.ltl.,fl.GE. 

ASSESSOR'S PARCEL MAP 
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TOWN OF YUCCA VAllEY 
PROJECT NO.: SALSHA 06-05 

Source: 
Image 2004 AirPhotoUSA 

AERIAL PHOTO 
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DEPARTMENT OF PUBLIC HEALTH 

"385 North Arrowhead Avenue- San Bernardino, CA 92415-0160- {909) 884-4056 
D 1647 East Holt Boulevard- Ontario, CA 91761- {909) 458-9673 
D 13911 Park Avenue, Suite 200- VIctorville, CA 92392- (760) 243-3773 
D San Bernardino County Vector Control Program 

2355 East 5th Street- San Bernardino, CA 92415·0064- (909} 388-4600 

October 4, 2007 

Town of Yucca Valley 
Attn: Nicole Criste, Contract Planner 
Communit<J Development/Public Works Department 
58928 Business Center Drive 
Yucca Valley, CA 92284 

· Subject: Site Plan Review for Oracle Plaza (SPR 06-05, APN 601-601-25) 

COUNTY OF SAN BERNARDINO• 

MARGARET D. SMITH 
Interim Director of PUblic Health 

PAULA MEARES-CONRAD 
Interim Assistant Director of Public Health 

DANIEL J. AVERA, REHS 
Chief of Environmental He91th 

Also serving the cities of 

Adelanto Montclair 
Apple Valley Needles 

Berstnw Ontario 
Big Bear lnko Rancho Cucamonga 

Chino Redlands 
Chino Hills Rialto 

Colton Sa.1 Bernardino 
Fontana TW!lntynlna Palms 

Grand Terrace Upland 
Hesperia Victorville 
Highland Yucaipa . 

lorna Linda Yucca Valley 

Environmental Health Services (EHS) has reviewed the Site Plan Review for Oracle Plaza. 

The project must connect to the Hi-Desert Water District for water. 

Project may exceed septic system capacity. Submit plot plans to Environmental Health for review and 
approval for wastewater disposal system. 

Submit plans to Environmental Health Plan Check for review and approval of the food facilities. 

Thank you for the opportunity to review and comment on Site Plan Review for Oracle Plaza. 

fuiAR!\ H. IJFFEFl 

County Acitnlnisiiative Officer 

Boord of Supervisors 

BRAD MITz:ELFCL T ......................... First District DEf\H~IS HANSBERGER ........................ Third District 
PAUL B!At~E ............................... Sar::ond District GARY C. OVITT ................................. f'oun:h District 

JOSIE GONZ.ALS3 .......................................... Fifth District 
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California Regional 'Vate:r Quality· Control Board 
. Colorado River B~sin Region · 

132/82 

... 
:;,.Indn. S. Ad:nns · 

• . Secrem:r;pjar 
73~729 F~d Wnrlns Ptivr:, Suite 100. Pnhn.~; Colifomia !llllid· 

(?fiO) 346..7491 •.Fru. {760) '3·"\-l-6B20 
lttto:ll'fi'P"l·"-'O!erhaurd~.t:n. f:civ/c:olorndorlvcr 

Afnold ScllWlll'2en.egger: 
Gm'e/'lfl:lf' · Em•lrunmc:nlDI Prpttr:fltm. • 

·. 

·. 

·Gerry Arrasmith . . . 
Town of Yucca VaJieys Building and S~fety Qepafi:ment 
'58928 Bb:lsiness Center Drive · 

. Yucca Valley, CA 92684 .. 
t •, • • • .. ol' 

SUBJECT: PROPOSED YUCCA VALLEY MALL.WASTEWATER.TREATMENT . . . . 
• •• t\ ·. . . 

I I •• • 

As oiscU'ssed in a telephone discussion with you on March 51h, Regiona~ Board staff has 
met wlth Ms. Eileen· Bruner, proponent ·of the Yucca Valley Mall p'rojeot (old Kmart . 

. building);. and approves of her proposal to use the existing 12,000-gallon septic tank 
system ·f~r waste~ater treatrrient/disP,osal provided: · . 

·1. The septic tank 'only r~oeives domestic wastewa,ter. Industrial, medical, or 
. ·restaurant wastes· are not allowed, · .. . . 

2. The· facility owner submits a Report of Waste Di~oharge and supporting 
· · Engineers Report to the Regional Board if; .. 

a. Flows· exceed s,cioo g~lloris per day; · 
b. Food S'EHV'Ice I restaurants· oceupy:the facilitY; or. 
c. Industrial discharges occur. · . · . 

.. 

• f 

. Please cail me at (780) 776-8959 if you have questions reg~rdlng this matter. 

JRJl"ab 

cc: Eileen Bruner - Sa1sha Enterprises! LLC 

File:. ST GC 
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lvfay 31, 2007 

Planning Commission 
Town ofYucca Valley 
Yucca Valley, California 

Town Center Mall 
57-725 29 Palms Highway 
Yucca Valley, CA 92284 

Re: Food court in Town Center Mall 

Dear Planning Commission, 

I have submitted tenant improvement plans for the food court which have been approved 
tentatively pending evaluation of food court tenants. My plan calls for five s·eparate stalls 
ranging from 765 to 1,090 sq. ft. 

Our tenant mix will consist of Subway, Coffe~ Beans, Hot Dog and Pizza Express, 
Orange Julius, and Soup Man. There· may be a vending machine for ice cream. As you 
can see all these businesses will not be generating any grease requiring grease traps or 
water treatment plant. All of them are basically having warming kitchens. These stalls 
are too small to do any ldnd of cooldng. 

I request that you approve these food court plans so that we can go forward to open the 
mall in a timely manner. 

If you have any :further questions please do not hesitate to call me at (760) 27 5-6680. I 
appreciate your courtesy and cooperation in this urgent matter. 

Sincerely, 

President, Salsha Enterprises, LLC 
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2. DEVELOPMENT CODE AMENDMENT, DCA-07-05 
Title 8, Division 11, Chapter 3 of County of San Bernardino Code as adopted and 
amended by the Town of Yucca Valley relating to dedication ofland for park and 
recreational purposes. 

With reference to the complete printed Staff Report and proposed Ordinance provided in the Commission 
meeting packets and preserved in the project file, Deputy Town Manager Shane Stueckle presented the 
staffrep01i discussion to the Commission. Parcel Maps are exempt from the Ordinance. Fees collected 
or the land which is dedicated must be restricted to Park and Recreation facilities. The Town Council will 
determine when the facility will be constructed. 

Mr. Huntington asked if consideration has been given to leaving open space in a natural condition for 
hiking or riding trails. Mr. Stueckle responded this ordinance is structured for "active" recreation lands 
for soccer, baseball, golf and like activities. The Commission could amend Section 811.0306 "CREDIT 
FOR PRIVATE OPEN SPACE" to add the following paragraph: 

The Town may consider acceptance of passive open space, based upon preservation ofthe 
natural environment, topography, creation of useable passive open space reflective of the 
desert environment, consistent with the adopted General Plan. 

Mr. Huntington moved that the Planning Commission recommend approval of Development Code 
Amendment DCA-07-05, as amended above, to the Town Council. The motioned was seconded by Mr. 
Cooper and passed unanimously by voice vote. 

3. AMENDMENT TO SITE PLAN REVIEW SPR 06-05- Salsha Enterprises 
/Oracle Plaza 

That the Planning Commission approves Site Plan Review, SPR-06-05, as recommended and 
contained herein, based upon the findings contained in this Staff Repmi, and makes no 
modifications to the project as requested by the applicant for the renovation of 75,000 square feet 
of existing commercial space (vacant Super K-Mart at 57-725 29 Palms Hwy.) for office space. 

With reference to the complete printed Staff Report provided in the Commission meeting packets and 
preserved in the project file, Deputy Town Manager Shane Stueckle presented the staff report discussion 
to the Commission. The Planning Commission reviewed and approved SPR 06-05 on September 6, 2005. 
The applicant is requesting reconsideration of the Conditions of Approval24a and b which require 
dedication and widening of SR 62. While the Town is appreciative of this effort to rehabilitate a vacant 
big box structure, the off-site improvements to SR 62 are a key component of the General Plan and staff 
recommends against the requested changes to the approved Conditions of Approval. 

Mr. Cooper stated, regarding 24b, the applicant can build the improvements, pay the fee or post a bond 
for the future cost of the widening and questioned the availability of other options. Mr. Stueckle 
responded that Assessment Districts have been considered. 

Applicant Representative Tim Holt of Holt Architects stated the applicant is not requesting a change to 
24a and understands the necessity of the 15 foot dedication for the future highway. The problem with 24b 
is the financial hardship it creates for the applicant who would like to explore alternatives with the Town. 
The Condition requires paving in excess of71 0 feet of SR 62 and correcting a grade differential. 
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Applicant Ris Shah of Rancho Mirage stated Condition 24a and b originated when the project included 
the construction of new buildings on the corner of the property near the highway. That construction has 
been removed from the project. It is a simple remodel and face lift. They want to pay their fair share of 
the widening project when it happens. 

Mr. Stueckle commented the project has changed from its original concept but the Site Plan Review 
process is a necessary step because the use of the building as established under the County Code expired 
while the building sat vacant. The Dedication and Street Improvements section of the code addresses the 
bonding of delayed improvements. The Commission has the discretion to change the payment of in-lieu 
fees to a bond or other form of surety acceptable to the Town. Forming an Assessment District is not the 
preferred vehicle. 

Mr. Huntington commented bonding may be more expensive to the applicant when inflation in factored 
in. But bonding may be acceptable to the Town due to the potential size of the bond. 

Mr. McKoy stated the project is something the Town needs. He is agreeable to some flexibility in the 
original Condition. 

Mr. Cooper asked if staff has an estimate ofthe cost to improve 715 feet ofSR 62. Staff responded not 
this evening. Mr. Cooper asked if it is possible to have a bond for a term certain period of time at which 
time the improvements will be installed or a payment made at the then estimated cost. Mr. Stueckle 
responded it is common to use a Development Agreement. 

Mr. Willman asked ifthere is any Federal money available to Caltrans for this project area. Mr. Stueckle 
responded that Federal money is often restricted and does not include off-set for improvements which 
should have been made by private developers. Mr. Willman agreed that the Town needs the building to 
be rehabilitated. We do not have adequately sized available space for all of the businesses in Town and 
he would like to work with the applicant and perhaps look at a bond. 

Mr. Putrino urged caution in not adhering to existing policies and long standing precedent. We vvill 
continue to have applicants who do not adequately plan for the economics of projects. He requested the 
Commission stay the course, accept staffs recommendation and uphold the Conditions of Approval as 
issued on September 6111

• 

Mr. Cooper stated the Commission has allowed applicants to bond on numerous projects on a case by 
case basis. 

Mr. Stueckle suggested Condition 24 b be amended to read as follows if that is the will of the 
Commission: 

The Town Engineer shall prepare a cost estimate of the cost of widening SR 62 from the western 
to the eastern property line in 2005 dollars. The applicant shall, within 90 days of the issuance 
of a building permit, enter into a development agreement and post sureties acceptable to the 
Town insuring the applicant's future construction of SR 62 improvements in accordance 
with the Town's adopted standard for SR 62 and within the time frame specified by the 
Town of Yucca Valley for construction of those improvements; and 

Mr. Cooper moved that the Planning Commission make no modification to the approved Condition of 
Approval 24a of SPR 06-05 and that Condition 24b be amended as above. Mr. Willman seconded the 
motion which carried by a 4 to I vote with Mr. Putrino voting against the motion. 
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2. SITE PLAN REVIEW SPR 06-05 - Salsha Enterprises/Oracle Plaza 
A proposal to renovate 75,000 square feet of existing commercial space (vacant Super K
Mart) for office space. 

APPLICANT: Salsha Enterprises, LLC 
40530 Morning Star Rd. 
Rancho Mirage, CA 92270 

With reference to the complete printed Staff Report provided in the Commission meeting packets 
and preserved in the project file, Contract Planner Nicole Criste presented the staff report 
discussion to the Commission. The last paragraph of Condition I 0 should be corrected to read 
"288 regular. .. spaces." 

Applicant representative John Holt of Holt Architecture commented that the retaining wall behind 
the building is set back 30 feet from the southerly property line. The applicant requests that the 
existing irrigation system be rehabilitated in lieu of installing a new system. It was confirmed 
that the required loading zones are standard 1 Ox20 intended for UPS sized delivery trucks and not 
semi trucks. Applicant requests that Condition 24(b) be amended to change "building permits" to 
read "certificate of occupancy". 

Ms. Criste responded Staff agrees with the change to Condition 24(b) and that the rehabilitation 
of the existing irrigation system is allowed by the Condition as long as that is shown in the 
irrigation plan. 

Mr. Tom Howell of Holt Engineering requested clarification of Condition 27. 

Ms. Criste recommended that Condition 27 be deleted as irrelevant to the project. 

Mr. Mark Miller of Yucca Valley requested that the most southerly exit onto Warren Vista be 
identified as "right turn only." 

Mr. Cooper and Mr. McKoy discussed the traffic problem on Warren Vista. The addition of new 
Condition 33 was proposed to read: The Town Engineer shall study traffic safety for the southern 
driveway access on Warren Vista and implement improvements as necessary. 

Mr. Banachi indicated support of the project as an aesthetically pleasing, revenue producing 
godsend. Mr. Cooper stated it is good project. Mr. Huntington is very pleased with the aesthetics 
ofthe project and agrees with the addition of Condition 33. Mr. McKoy congratulated the 
architects on the new plan for the building. Mr. Putrino supports the project and likes the new 
look. 

Mr. Huntington moved to approve SPR-06-05 based on the findings contained within the staff 
report and the recommended Conditions of Approval as amended, deleted and corrected above. 
Mr. Cooper seconded the motion which carried unanimously by voice vote. 
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Mr. McKoy requested and received consensus from the Commission that there are no issues with items 1, 
2 and 7, that the missing landscaping in item 3 should be relocated to just south of the paving terminus, 
the curbing in item 4 should be installed, the corrections being made in item 3 also remedy item 6, and 
that the parking lot striping in item 8 be corrected when the parking lot requires resurfacing. 

Mr. Putrino moved that the Planning commission determine the project is in substantial conformance with 
the approved Conditions of Approval and plans except for items 3 and 4 above. The motion was 
seconded by Willman and passed unanimously by voice vote. 

2. Site Plan Review SPR 06-05 Oracle Plaza 

Applicant requests to include medical and/or professional offices in an approved retail space (old K-Mart 
building) and that the Planning Commission determine substantial conformance with the project as 
approved on September 6, 2005 located on the southwest corner of SR 62 and Warren Vista Ave. and 
identified as APN 601-601-25. 

Mr. Willman stated that he has a conflict with this item as the applicant Dr. Salhotra is a significant 
source of income through patient referrals, excused himself from the meeting and left the room. 

With reference to the complete printed Staff Report provided in the Commission meeting packets and 
preserved in the project file, Associate Planner Robert Kirschmann presented the staff report discussion to 
the Commission. 

Mr. McKoy opened the public hearing but since there was no wishing to address the item, closed the 
public hearing. 

After discussion, Mr. Putrino moved that the Planning Commission find the project, including retail, 
medical and general office spaces, is in substantial conformance with the Planning Commission approval 
on September 9, 2005. Mr. Huntington seconded the motion which passed unanimously by voice vote. 

3. Postponed at the request of the applicant. 

4. Development code Interpretation -

Request an interpretation of Ordinance 156, Sign Regulations relating to the number of freestanding signs 
allowed per parcel. 

With reference to the complete printed Staff Report provided in the Commission meeting packets and 
preserved in the project file, Associate Planner Robert Kirschmann presented the staff report discussion to 
the Commission. 

Mr. Putrino requested and received confirmation that this scenario was not imagined or discussed during 
the hearings leading to passage of the Sign Code. Staff commented there are only two parcels in the 
Town with this unique problem. 

The issues of the number of allowed signs when a business fronts on two streets, when a business is a 
service station and when a location is considered a business complex were discussed. 
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2. SITE PLAN REVIEW SPR 06-05- Salsha Enterprises/Oracle Plaza 
A proposal to renovate 75,000 square feet of existing commercial space (vacant Super K
Mart) for office space. 

APPLICANT: Salsha Enterprises, LLC 
40530 Morning Star Rd. 
Rancho Mirage, CA 92270 

With reference to the complete printed Staff Report provided in the Commission meeting packets 
and preserved in the project file, Contract Planner Nicole Criste presented the staff report 
discussion to the Commission. The last paragraph of Condition 10 should be corrected to read 
"288 regular. .. spaces." 

Applicant representative John Holt of Holt Architecture commented that the retaining wall behind 
the building is set back 30 feet from the southerly property line. The applicant requests that the 
existing irrigation system be rehabilitated in lieu of installing a new system. It was confirmed 
that the required loading zones are standard 1 Ox20 intended for UPS sized delivery trucks and not 
semi trucks. Applicant requests that Condition 24(b) be amended to change "building permits" to 
read "certificate of occupancy". 

Ms. Criste responded Staff agrees with the change to Condition 24(b) and that the rehabilitation 
of the existing irrigation system is allowed by the Condition as long as that is shown in the 
irrigation plan. 

Mr. Tom Howell of Holt Engineering requested clarification of Condition 27. 

Ms. Criste recommended that Condition 27 be deleted as irrelevant to the project. 

Mr. Mark Miller of Yucca Valley requested that the most southerly exit onto Warren Vista be 
identified as "right turn only." 

Mr. Cooper and Mr. McKoy discussed the traffic problem on Warren Vista. The addition of new 
Condition 33 was proposed to read: The Town Engineer shall study traffic safety for the southern 
driveway access on Warren Vista and implement improvements as necessary. 

Mr. Banachi indicated support of the project as an aesthetically pleasing, revenue producing 
godsend. Mr. Cooper stated it is good project. Mr. Huntington is very pleased with the aesthetics 
ofthe project and agrees with the addition of Condition 33. Mr. McKoy congratulated the 
architects on the new plan for the building. Mr. Putrino supports the project and likes the new 
look. 

Mr. Huntington moved to approve SPR-06-05 based on the findings contained within the staff 
report and the recommended Conditions of Approval as amended, deleted and corrected above. 
Mr. Cooper seconded the motion which carried unanimously by voice vote. 
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2. DEVELOPMENT CODE AMENDMENT, DCA-07-05 
Title 8, Division II, Chapter 3 of County of San Bernardino Code as adopted and 
amended by the Town of Yucca Valley relating to dedication ofland for park and 
recreational purposes. 

With reference to the complete printed Staff Report and proposed Ordinance provided in the Commission 
meeting packets and preserved in the project file, Deputy Town Manager Shane Stueckle presented the 
staff report discussion to the Commission. Parcel Maps are exempt from the Ordinance. Fees collected 
or the land which is dedicated must be restricted to Park and Recreation facilities. The Town Council will 
determine when the facility will be constructed. 

Mr. Huntington asked if consideration has been given to leaving open space in a natural condition for 
hiking or riding trails. Mr. Stueckle responded this ordinance is structured for "active" recreation lands 
for soccer, baseball, golf and like activities. The Commission could amend Section 811.0306 "CREDIT 
FOR PRIVATE OPEN SPACE" to add the following paragraph: 

The Town may consider acceptance of passive open space, based upon preservation of the 
natural environment, topography, creation of useable passive open space reflective of the 
desert environment, consistent with the adopted General Plan. 

Mr. Huntington moved that the Planning Commission recommend approval of Development Code 
Amendment DCA-07-05, as amended above, to the Town Council. The motioned was seconded by Mr. 
Cooper and passed unanimously by voice vote. 

3. AMENDMENT TO SITE PLAN REVIEW SPR 06-05- Salsha Enterprises 
/Oracle Plaza 

That the Planning Commission approves Site Plan Review, SPR-06-05, as recommended and 
contained herein, based upon the findings contained in this Staff Report, and makes no 
modifications to the project as requested by the applicant for the renovation of 75,000 square feet 
of existing commercial space (vacant Super K-Mart at 57-725 29 Palms Hwy.) for office space. 

With reference to the complete printed Staff Repoti provided in the Commission meeting packets and 
preserved in the project file, Deputy Town Manager Shane Stueckle presented the staff report discussion 
to the Commission. The Planning Commission reviewed and approved SPR 06-05 on September 6, 2005. 
The applicant is requesting reconsideration of the Conditions of Approval 24a and b which require 
dedication and widening ofSR 62. While the Town is appreciative of this effort to rehabilitate a vacant 
big box structure, the off-site improvements to SR 62 are a key component of the General Plan and staff 
recommends against the requested changes to the approved Conditions of Approval. 

Mr. Cooper stated, regarding 24b, the applicant can build the improvements, pay the fee or post a bond 
for the future cost of the widening and questioned the availability of other options. Mr. Stueckle 
responded that Assessment Districts have been considered. 

Applicant Representative Tim Holt of Holt Architects stated the applicant is not requesting a change to 
24a and understands the necessity of the 15 foot dedication for the future highway. The problem with 24b 
is the financial hardship it creates for the applicant who would like to explore alternatives with the Town. 
The Condition requires paving in excess of71 0 feet ofSR 62 and correcting a grade differential. 
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Applicant Ris Shah of Rancho Mirage stated Condition 24a and b originated when the project included 
the construction of new buildings on the corner of the property near the highway. That construction has 
been removed from the project. It is a simple remodel and face lift. They want to pay their fair share of 
the widening project when it happens. 

Mr. Stueckle commented the project has changed from its original concept but the Site Plan Review 
process is a necessary step because the use of the building as established under the County Code expired 
while the building sat vacant. The Dedication and Street Improvements section of the code addresses the 
bonding of delayed improvements. The Commission has the discretion to change the payment ofin-lieu 
fees to a bond or other form of surety acceptable to the Town. Forming an Assessment District is not the 
preferred vehicle. 

Mr. Huntington commented bonding may be more expensive to the applicant when inflation in factored 
in. But bonding may be acceptable to the Town due to the potential size of the bond. 

Mr. McKoy stated the project is something the Town needs. He is agreeable to some flexibility in the 
original Condition. 

Mr. Cooper asked ifstaffhas an estimate ofthe cost to improve 715 feet ofSR 62. Staff responded not 
this evening. Mr. Cooper asked if it is possible to have a bond for a term certain period of time at which 
time the improvements will be installed or a payment made at the then estimated cost. Mr. Stueckle 
responded it is common to use a Development Agreement. 

Mr. Willman asked if there is any Federal money available to Caltrans for this project area. Mr. Stueckle 
responded that Federal money is often restricted and does not include off-set for improvements which 
should have been made by private developers. Mr. Willman agreed that the Town needs the building to 
be rehabilitated. We do not have adequately sized available space for all of the businesses in Town and 
he would like to work with the applicant and perhaps look at a bond. 

Mr. Putrino urged caution in not adhering to existing policies and long standing precedent. We will 
continue to have applicants who do not adequately plan for the economics of projects. He requested the 
Commission stay the course, accept staffs recommendation and uphold the Conditions of Approval as 
issued on September 6111

• 

Mr. Cooper stated the Commission has allowed applicants to bond on numerous projects on a case by 
case basis. 

Mr. Stueckle suggested Condition 24 b be amended to read as follows if that is the will of the 
Commission: 

The Town Engineer shall prepare a cost estimate of the cost of widening SR 62 from the western 
to the eastern property line in 2005 dollars. The applicant shall, within 90 days of the issuance 
of a building permit, enter into a development agreement and post sureties acceptable to the 
Town insuring the applicant's future construction of SR 62 improvements in accordance 
with the Town's adopted standard for SR 62 and within the time frame specified by the 
Town of Yucca Valley for construction of those improvements; and 

Mr. Cooper moved that the Planning Commission make no modification to the approved Condition of 
Approval 24a of SPR 06-05 and that Condition 24b be amended as above. Mr. Willman seconded the 
motion which carried by a 4 to 1 vote with Mr. Putrino voting against the motion. 
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Mr. McKoy requested and received consensus from the Commission that there are no issues with items I, 
2 and 7, that the missing landscaping in item 3 should be relocated to just south of the paving terminus, 
the curbing in item 4 should be installed, the corrections being made in item 3 also remedy item 6, and 
that the parking lot striping in item 8 be corrected when the parking lot requires resurfacing. 

Mr. Putrino moved that the Planning commission determine the project is in substantial conformance with 
the approved Conditions of Approval and plans except for items 3 and 4 above. The motion was 
seconded by Willman and passed unanimously by voice vote. 

2. Site Plan Review SPR 06-05 Oracle Plaza 

Applicant requests to include medical and/or professional offices in an approved retail space (old K-Mart 
building) and that the Planning Commission determine substantial conformance with the project as 
approved on September 6, 2005 located on the southwest corner of SR 62 and Warren Vista Ave. and 
identified as APN 601-601-25. 

Mr. Willman stated that he has a conflict with this item as the applicant Dr. Salhotra is a significant 
source of income through patient referrals, excused himself from the meeting and left the room. 

With reference to the complete printed Staff Report provided in the Commission meeting packets and 
preserved in the project file, Associate Planner Robert Kirschmann presented the staff report discussion to 
the Commission. 

Mr. McKoy opened the public hearing but since there was no wishing to address the item, closed the 
public hearing. 

After discussion, Mr. Putrino moved that the Planning Commission find the project, including retail, 
medical and general office spaces, is in substantial conformance with the Planning Commission approval 
on September 9, 2005. Mr. Huntington seconded the motion which passed unanimously by voice vote. 

3. Postponed at the request of the applicant. 

4. Development code Interpretation-

Request an interpretation of Ordinance 156, Sign Regulations relating to the number of freestanding signs 
allowed per parcel. 

With reference to the complete printed Staff Report provided in the Commission meeting packets and 
preserved in the project file, Associate Planner Robert Kirschmann presented the staff report discussion to 
the Commission. 

Mr. Putrino requested and received confirmation that this scenario was not imagined or discussed during 
the hearings leading to passage of the Sign Code. Staff commented there are only two parcels in the 
Town with this unique problem. 

The issues of the number of allowed signs when a business fronts on two streets, when a business is a 
service station and when a location is considered a business complex were discussed. 

Planning Commission Minutes 
April 18, 2006 -171 

Page 3 of4 



Mr. Huntington asked if a percolation test had been required. Mr. Kirschmann replied no 
but it could be added as a COA. 

Mr. Goodpaster requested and received confirmation that a requirement exists stating the 
septic system must be able to be duplicated at least 1 time on the property and that a 
second leach pit must be at least 6 feet away from the first. 

Mr. Willman stated he is concerned about drainage and the slope of the property. He 
received confirmation that retention basins will be installed on the eastern portion of the 
property just outside the 10 foot public utility easement in the rear yard. 

Mr. Huntington stated this lot split will create lot frontages which are not compatible with 
the rest of the sub-division. The intent of this sub-division was obviously ~ acre lots 
throughout. Other projects have been denied by the Planning Commission for similar 
incompatibilities. Mass grading of the property will be required as proposed with 
substantial cut and fill and stripping of vegetation. Because expensive retaining walls 
would be required the lots may never be developed. Sidewalks and gutters have not been 
taken into account by the engineer which would take another 1 0 feet off of the approach to 
the proposed driveways. No additional parking, as required, has been provided. The 
topography of this project requires a denial from the Commission. 

Mr. Lombardo requested clarification of how the road serves other properties. Mr. 
Kirschmann stated while the private road easement exists from the cul-de-sac to Pinon 
Dr., the road was never completed to Pinon Dr. A neighboring property uses the private 
road as its only access. 

Mr. McKoy stated there is concern about safety standards if the project is approved. 

Mr. Huntington moved that the Planning Commission deny Parcel Map 18690 based on 
the Findings (for denial) contained within the staff report. The motion was seconded by 
Mr. Goodpaster and passed by voice vote of 4-0-1. Mr. Lombardo abstained. 

4. SITE PLAN REVIEW SPR 06-05 - ORACLE PLAZA- AMENDMENT #1 

A request to construct a retaining wall on the south property line, and add provisions for 
permitted uses to an existing building (Oracle Plaza) located on the southeast corner of 
Warren Vista Road and State Route 62 and identified as APN: 601-601-25. 

Mr. Willman stated he has a conflict of interest in that he ( has a business relationship with 
the applicant.) He excused himself from the meeting and left the room. 

With reference to the complete printed staff report, copies of which are preserved in the 
project and meeting files and are contained in the meeting packet, Contract Planner Nicole 
Criste presented the project discussion to the meeting. Since original approval of the 
project the applicant has made a number of requests for various uses. Staff is requesting 
broader approvals so that specific uses will not have to come back to the Commission 
every time a space in the project is leased. The Fire Dept. has informed the applicant that 
there is insufficient access for fire apparatus at the rear of the building and has requested 
that a retaining wall be constructed. 

Planning Commission Meeting 
Minutes- November 6, 2007 -172-

Page 4 of 13 



The applicant requests approval for a food court inside the building. Staff is concerned 
that the septic system is insufficient for a food court. The Regional Water Quality Board 
sent a letter dated March 7, 2007 which states restaurants are not allowed. Staff has 
added a COA that, when the tenant improvements for each of the 5 spaces are identified, 
the applicant must demonstrate the septic system is sufficient. As long as septic system 
capacity is proven, any use allowed in the zone is approved by this Amendment. 

Regarding the retaining wall, staff is concerned that the new drive way will be 22 feet wide. 
The Fire Dept. requires 26 feet of width. The applicant can either secure approval of the 
driveway as is from the Fire Dept. or provide parallel parking along the drive way. The 
retaining wall exceeds current standards. If approved it will be curved split face blocks. A· 
COA has been added for the applicant to acquire an encroachment permit from County 
Flood Control if an easement exists across the property. The standard COA for a Public 
Safety assessment district has also been added. 

Mr. Goodpaster questioned the location of the wall and proximity to the "V" ditch. Ms. 
Criste replied a hydrology study is required but the wall may lessen flows from the north. 

Mr. Huntington stated the wall will be 22 feet high and asked what provision has been 
made to keep people from falling off of it. Ms. Criste stated the Building Dept. will require 
fencing. Mr. Huntington asked if terracing would be prudent given the extreme height. 
There appears to be room to terrace the wall if the parking were eliminated. Ms. Criste 
stated the additional parking is not required for the use but is being requested by the 
applicant. The project is over-parked for all uses in the zone. It would be appropriate for 
the Commission to require terracing and remove the rear parking. 

Mr. Lombardo requested and received conformation that the concern regarding the septic 
tanks is that they are not sufficient for the amount of waste water produced by food service 
operations. Ms. Criste stated the size of septic tank and additional treatment equipment 
will be determined by the Regional Water Quality Control Board based upon the size of the 
business and projected water usage. 

Community Development Director Tom Best stated there is sufficient septic capacity for 
retail and commercial use. The Water Board is concerned about effluent quality. The 
Board has been requiring package treatment plants for restaurants and food service 
operations. 

Mr. McKoy supported the concept of terracing of the wall if the rear parking is not needed. 

Mr. McKoy opened the hearing to public comments. 

Suresh Shah of Rancho Mirage stated he is a partner on the project. They have not 
leased any space in the food court because they do not have approval yet. Once it is 
approved they will most likely have a sandwich shop, coffee shop, ice cream shop and 
things like that. They are also talking to a Chinese restaurant but the restaurant would 
provide their own grease trap and waste facility. 

They are planning to put an 18,000 s.f. fitness center in the building and need the parking 
in the rear for the fitness center staff. The fitness center won't come if they don't have 
enough parking close to the fitness center. He bought the property to the north of the 
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project and will have a fence put in before wall construction begins. They will have 
landscaping for 4 to 5 feet between the wall and the parking. The Fire Dept. has told them 
24 ft will be ok. 

Mr. Goodpaster asked if the proposed tenants have been approved by the Water Board or 
are they classified as restaurants. Mr. Shah stated these are not classified as restaurants 
because they are only 750 to 1,000 s.f. They will basically have warming kitchens. 

Mr. Goodpaster stated the Water Board may have an issue with the water use from these 
shops. Mr. Shah stated the Water Board said they don't have an issue if the food and 
drinks are served in disposable containers. 

Mr. Best stated the Town will require certification that the septic systems, whatever they 
may be, will be adequate for the proposed tenant mix. 

Mr. Shah said the rear parking is essential to the fitness center. Ms. Criste stated a fitness 
center will require a CUP. If the Commission wishes to make the fitness center a 
permitted use, that revision should be addressed tonight. Staff is requesting approval of 
uses permitted by right tonight. A fitness center is not such a use. 

Mr. McKoy questioned the height of the proposed fence. Mr. Shah responded 5 to 6 feet 
or whatever complies with Town regulations. 

Mr. Shah requested that the fitness center be approved as a use tonight. Mr. McKoy 
stated fitness centers use water for showers and asked if that is a problem. Ms. Criste 
stated certification by the Water Board will be required. 

Bill Butler of Palm Desert stated the construction company he works for did the 
improvements for the center. A wall was always planned for the project. The keystone 
wall is proposed because of the height. Fabric layers tie the wall together. A wrought iron 
fence has been discussed for the top of the wall. Parking in the rear has always been 
planned. The Fire Department said that 26ft. is the standard but 24ft. will work here. 

Mr. McKoy closed the hearing to public comments. 

Ms. Criste stated if the Commission wishes to allow a fitness center a COA needs to be 
added. A COA requiring terracing of the wall can also be added at this time. She asked 
that the Commission specify one or multiple terraces. 

Mr. Goodpaster asked if the fitness center would require a special COA? Mr. Best replied 
that as long as the building was not enlarged, the Commission could approve a fitness 
center as an interior permitted use this evening. 

Mr. Goodpaster stated the wall appears to be structurally well designed and he is ok with it 
if they need the additional parking but it would be nice to see the terracing. 

Mr. Huntington stated he has no problem allowing the fitness center as an approved use. 
The structure is the structure and they have plenty of parking. Terracing is an aesthetic 
issue. He recommends one tier with landscaping in the tier. 
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Mr. Lombardo stated he is comfortable with the wall the way it is because it is slightly 
angled. Mr. Huntington said it's only about 8%. Mr. McKoy commented its going to have 
to hold back a lot of dirt. Ms. Criste confirmed it will be pretty steep. 

Mr. Huntington stated the wall is 13 feet tall for half the length of the building. A 3 foot 
terrace should be built at the 13 foot height along the rest of the building with 9 feet of wall 
above the terrace to break up the expanse. Ms. Criste stated with a 3 foot deep terrace 
there will still be room for parallel and possibly angled parking in the rear. 

Ms. Criste requested that COA #8 be amended to delete the number 499. 

Mr. Huntington moved that the Planning Commission amend COA #8 to delete the number 
499; add a COA requiring terracing of the wall to a depth of approximately 3 feet with 
landscaping for that portion of the wall which rises above 13 feet; that the Commission 
determine that a Fitness Center shall be considered a permitted use within the building, 
subject to the same conditions as all other permitted uses; and, approve Site Plan Review 
SPR 06-05, Amendment #1 based on the findings contained within the staff report and the 
recommended conditions of Approval as amended. The motion was seconded by Mr. 
Goodpaster and passed unanimously by voice vote of the commissioners present. 

Mr. McKoy recessed the meeting for 10 minutes at 8:50p.m. 

Mr. McKoy called the meeting back to order at 9:00 p.m. 

Mr. Lombardo moved that the Planning Commission reconsider the amendment requiring 
terracing of the wall for Site Plan Review 06-05. The motion died for lack of a second. Mr. 
Willman rejoined the meeting. 

5. SITE PLAN REVIEW SPR 02-07 - MILLER 

A request to construct a 6,000 square foot office building on 0.55 acres located on the 
southeast corner of Barberry Avenue and Highway 62 and identified as APN 595-371-21. 

With reference to the complete printed staff report, copies of which are preserved in the 
project and meeting files and are contained in the meeting packet, Contract Planner Nicole 
Criste presented the project discussion to the meeting. The driveway is shown at 25 feet 
wide. The Fire Dept. requires 26 feet and the project is conditioned to either widen the 
drive or acquire approval from the Fire Dept. The equipment well in the center of the 
building will be screened by the design of the roof and will not be visible from the street. 

The applicant has an issue with the payment of in-lieu fees for the widening of SR62. The 
right-of-way designation for SR62 was changed from 11 0 feet to 134 feet for future 
construction based on Caltrans plans to widen the highway. Projects along SR62 since 
that change have been conditioned to dedicate the additional right-of-way and to provide 
in-lieu fees so as not to create a patch-work of widened pavement through town. SPR 06-
05, the project just heard by the Commission, was conditioned to pay in-lieu fees two 
years ago. 

The Town Engineer has requested that COA #42 be amended to read: The Applicant shall 
construct the pavement section of the half street pavement for Barberry Avenue from the 
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