SAN BERNARDING LAND USE SERVICES DEPARTMENT

COUNTY
PLANNING COMMISSION STAFF REPORT
HEARING DATE: May 3, 2018 AGENDA ITEM # 2
Project Description . __ Vicinity Map - W

APN: 0293-111-15 and 0293-151-15

Applicant: Islamic Community Center Redlands
Community: Loma Linda

Location: Northwest corner of Beaumont Avenue and
Nevada Street
Project No: P201600355
Staff: Aron Liang

Py F LAk

Ty OF RE[L RN[S
Rep: Shakil Patel
Proposal: Conditional Use Permit to construct and
operate a 29,860-square foot place of City of
worship with related on-site facilities, on
approximately 5.53 acres, located at the Redlands
northwest corner of Beaumont Avenue and
Nevada Avenue, in the Residential Living
(RL-5) zoning district, in Loma Linda. |
18 Hearing Notices Sent on : April 20, 2018 Report Prepared By: Aron Liang, Senior Planner
SITE INFORMATION:
Parcel Size: 5.3 acres
Terrain: Relatively flat vacant site
Vegetation: Non-native grasses
TABLE 1 — SITE AND SURROUNDING LAND USES AND ZONING:
AREA EXISTING LAND USE LAND USE ZONING DISTRICT
SITE Vacant Land Rural Living (RL-5)
North Vacant Land Rural Living (RL-5)
South Single-family Structures & Vacant Properties Rural Living (RL-5)
East City of Redlands City of Redlands
West Flood Channel and City of Loma Linda City of Loma Linda
Agency Comment
City Sphere of Influence: City of Loma Linda Right of way Dedication
Water Service: City of Loma Linda Will Serve Letter
Sewer Service: City of Loma Linda Will Serve Letter

STAFF RECOMMENDATION: That the Planning Commission ADOPT the proposed MND and APPROVE the
Conditional Use Permit based on the recommended findings and subject to the Conditions of Approval, and
FILE a Notice of Determination.

' In accordance with Section 86.08.010 of the Development Code, the Planning Commission action may be
appealed to the Board of Supervisors. Page 1 of 192




Islamic Community Center Redlands
P201600355/CUP

APN: 0293-111-15 and 0293-151-15

Planning Commission Hearing: May 3, 2018
VICINITY MAP:
Aerial view of the Project Site N
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Islamic Community Center Redlands
P201600355/CUP

APN: 0293-111-15 and 0293-151-15
Planning Commission Hearing: May 3, 2018

LAND USE DISTRICT MAP:
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Islamic Community Center Redlands
P201600355/CUP

APN: 0293-111-15 and 0293-151-15
Planning Commission Hearing: May 3, 2018

SITE PLAN:
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Islamic Community Center Redlands
P201600355/CUP

APN: 0293-111-15 and 0293-151-15
Planning Commission Hearing: May 3, 2018
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Islamic Community Center Redlands
P201600355/CUP

APN: 0293-111-15 and 0293-151-15
Planning Commission Hearing: May 3, 2018

BUILDING ELEVATIONS:

PHASE |: SOUTH ELEVATION — BEAUMONT AVENUE

PHASE I: NORTH ELEVATION
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Islamic Community Center Redlands
P201600355/CUP

APN: 0293-111-15 and 0293-151-15
Planning Commission Hearing: May 3, 2018

PHASE II: NORTH ELEVATION

PHASE |I: SOUTH ELEVATION — BEAUMONT AVENUE
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PHASE lll: SOUTH ELEVATION - BEAUMONT AVENUE
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Islamic Community Center Redlands
P201600355/CUP

APN: 0293-111-15 and 0293-151-15
Planning Commission Hearing: May 3, 2018

SITE PHOTOS

North view from Beaumont Avenue

West view from Nevada Street
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Islamic Community Center Redlands
P201600355/CUP

APN: 0293-111-15 and 0293-151-15
Planning Commission Hearing: May 3, 2018

SITE PHOTOS

Northeast view from Beaumont Avenue

Northwest view from Beaumont Avenue
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Islamic Community Center Redlands
P201600355/CUP

APN: 0293-111-15 and 0293-151-15
Planning Commission Hearing: May 3, 2018

SITE PHOTOS

North view from Beaumont Avenue and Nevada Street

South view from Nevada Street
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Islamic Community Center Redlands
P201600355/CUP

APN: 0293-111-15 and 0293-151-15
Planning Commission Hearing: May 3, 2018

PROJECT DESCRIPTION:

The applicant requests approval of a Conditional Use Permit to construct a 29,860-square foot place of
worship with related on-site facilities (Project). The Project site is approximately 5.53 acres, located at the
northwest corner of Beaumont Avenue and Nevada Street, in the Rural Living (RL-5) Land Use Zoning
District, within the sphere of influence of the City of Loma Linda. The applicant, Islamic Community Center
of Redlands (ICCR) has presented a detailed Project description and operational management plan in a
letter of intent (Exhibit D).

The Project site is vacant and relatively flat, with slopes of less than two percent. The surrounding area is
with rural characteristics and zoned for single family residential uses. The scope of the proposed
development will consist of three phases: Phase | includes a 13,850-square foot social building, a 30,860-
square foot retention basin that will serve as a recreational sports field, a courtyard with fountain, related
on-site parking, landscaping, water quality management improvements, and off-site street and drainage
improvements; Phase Il includes a 7,805-square foot educational building, and a 1,565-square foot
caretaker residence; and Phase lll includes the main sanctuary building of approximately 6,640 square
feet and a 35-foot minaret tower.

PROJECT ANALYSIS:

Site Planning: The Project site has been designed as a place of worship that provides a weekend school,
and a place for social gatherings for the members within the surrounding area. Construction of the
proposed project will use conventional construction methods consisting of a concrete masonry unit (CMU),
wood and stucco building with heights not to exceed 35 feet. The proposed use will have parking on the
south side of the site and the project perimeter will be landscaped, with access to the site being provided
by two commercial driveways: the main driveway on Nevada Street and the other on Beaumont Avenue
with emergency access gate. The Project site plan provides adequate area to accommodate all parking,
access requirements, and landscaping required to comply with development standards of the County
Development Code (Development Code).

Code Compliance Summary: As noted above, the Project satisfies all applicable standards of the
Development Code for development in the RL Land Use District, as illustrated in the following Table 2:

Table 2: PROJECT CODE COMPLIANCE

Project Component Development Code Standard Project Plans
Religious Facility CUP CUP
Parking 250 258

(See Parking Analysis in Letter of
Intent (Attachment D)

Landscaping Trees 25 in parking lot 107
Minimum 15% 30%
Landscaping

Building Setbacks Front 25’ 260’
Street Side 25’ 25 and 150’
Rear 15 25’

Building Height 35 feet maximum 35 feet

Drive Aisles 26’ 26’
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Islamic Community Center Redlands
P201600355/CUP

APN: 0293-111-15 and 0293-151-15
Planning Commission Hearing: May 3, 2018

Landscaping: The conceptual landscape plan provides 30% (67,118 square feet) of the site with drought-
tolerant landscaping, with a variety of trees, groundcover and shrubs, in compliance with Development
Code Section 83.10.060, Landscape Area Requirements. The Development Code only specifies a
minimum number of trees in the parking area (one tree per 10 spaces). The project exceeds that
requirement and has ample tree planting in the perimeter landscaping, with a total of 107 trees.

Fencing/Screening: The Project includes construction of a 6-foot high wrought iron fence with pilasters
along the southern and eastern property boundaries, and a 6-foot high solid masonry block wall along the
northern property line. The existing 5-foot fence along the western property line, adjacent to San Timoteo
Creek, will remain, consistent and compliance with Development Code Section 83.02.060 — Screening
and Buffering requirements.

Parking: Chapter 83.11, Section 83.11.040 of the Development Code requires a minimum of 253 parking
spaces for this Project, and the proposed site plan exceeds that standard with 258 stalls (See Parking
Analysis in Letter of Intent in Attachment D). Based on the parking analysis, there are no simultaneous
uses proposed between Phase | and Phase IlI.

Hours of Operation: The hours of operation are from 7:00 a.m. — 10:00 p.m., seven days per week.
Administrative staff would be at the facility Monday through Friday from 10:00 a.m. to 4:00 p.m. The facility
would be open daily to worshippers from sunrise to sunset, approximately from 7:00 a.m. to 10:00 p.m.
Main service hours would occur each Friday from 12:00 noon to 2:00 p.m. The facility would also hold
special events, including Ramadan activities (30 days). The technical traffic study performed and
conducted for the environmental analysis considered these functions and same hours of operation, seven
days per week. Additionally, the traffic study was reviewed and accepted by the City of Redlands and City
of Loma Linda.

Attendance / Use of Premises / Number of Users:

1. Five Daily Prayers: Approximately 40 people would attend the center for regular prayers:
a) Dawn, b) Midday, c) Late Afternoon, d) Sunset, and e) Night prayer, Monday through Sunday,
7:00 a.m. to 10:00 p.m.

2. Friday Prayers: Approximately 200 - 275 people would attend Friday prayers, 12:00 p.m. to 2:00
p.m.

3. Weekend School: Saturday: 10:00 a.m. to 1.30 p.m. and Sunday: 10:00 a.m. to 1:30 p.m.

4. Ramadan Prayers (30 days): Ramadan prayer occurs in the evenings, and a maximum number of
300 people would attend the prayers, up to 2 hours, from 8:00 p.m. to 10:00 p.m. (varies based on
daylight savings).

5. Maijor Special Events (Annual Feast) / Prayers and Sermon: Annually, two major events: Eid ul
Fitar and Eid ul Adha are celebrated by Muslim community, and approximately 250 — 300 people
would attend these events, from 7:00 a.m. to 11:00 a.m.

Project Phasing: The Applicant is currently working with the San Bernardino County Division of
Environmental Health Services (DEHS) and the Santa Ana Regional Water Quality Control Board
(RWQCB) to consider an on-site wastewater treatment system for Phase |. The Project at buildout (with
Phases Il and IIl) will require water service and sewer service from the City of Loma Linda. Below, see
Table 3, Project Phasing Schedule.
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Islamic Community Center Redlands
P201600355/CUP

APN: 0293-111-15 and 0293-151-15
Planning Commission Hearing: May 3, 2018

TABLE 3: PROJECT PHASING SCHEDULE

Phase Proposed Building Other Improvements Anticipated Completion
Phase | 13,850-sq. ft. Social | Grading, infrastructure, utilities,
Building lighting, paving, interior
roadways, parking, | Spring 2019
landscaping, and retention
basin
Phase Il 7,805-sq. ft. Education Anticipated by 2025
Building
1,565-sq. ft. Caretaker
residence
Phase Il 6,664-sq. ft. Sanctuary 35-ft. minaret tower Anticipated by 2030

Water Main Extension: There are two connections to the Loma Linda water system: 1) a connection point
approximately 1,000 feet to the west on Beaumont Avenue, and 2) a connection point approximately 3,000
feet to the north on Bermudez Street. Both locations are hydraulically feasible. The connection to
Beaumont Avenue would be the shortest distance to construct; however, special methods of construction
would be required in that the pipeline would cross the Union Pacific Railroad (UPRR), and San Timoteo
Creek. The pipeline would be bore and jacked under UPRR and supported across the existing bridge that
crosses the creek, either by construction of new pipe support hangers or coordinating with the Bear Valley
Mutual Water Company to utilize their existing utility crossing on the bridge. Special permits and approvals
from the UPRR, U.S. Army Corp of Engineers, San Bernardino County Flood Control District, and Bear
Valley Mutual Water Company would be required.

Sewer Main Connection: The nearest sewer connection to the Project Site is located approximately 2,600
feet west of the site at Wellesley Avenue. This connection is higher in elevation than the Project site and
would require a lift station, and also would cross San Timoteo Creek and the UPRR. Special permits and
approvals from the UPRR, U.S. Army Corp of Engineers, San Bernardino County Flood Control District,
and Bear Valley Mutual Water Company would be required.

California Environmental Quality Act (CEQA) Compliance

An Initial Study (IS) has been completed in compliance with CEQA (Exhibit E). The IS concludes that the
Project will not have a significant adverse impact on the environment with the implementation of
recommended Conditions of Approval and mitigation measures contained in the IS, which have been
incorporated in the Conditions of Approval (Exhibit C). A Notice of Availability/Notice of Intent to adopt a
Mitigated Negative Declaration (MND) was advertised and distributed to initiate a 30-day public comment
period, which concluded on March 1, 2018. Following are summaries of topics addressed in the IS/MND.

Aesthetics: The Project has been designed to use building materials and colors with Islamic architectural
theme. This includes pure neutral earth tone shades, with blue glazing on the windows, geodesic domes,
pilasters, elaborate and intricate tile-work designs, foam cornices and trims facing Beaumont Avenue that
will be complementary to the existing single family structures to the south. The Project design, single-
story, with a 35-foot minaret tower, landscape buffer along the Project perimeters, and a 6-foot screen
wall with a pilaster at every 25 feet along the north property boundary will further enhance the overall
aesthetic quality of the development.

Water Quality: A Preliminary Water Quality Management Plan (WQMP) has been approved by the Land
Development Division of Land Use Services to comply with the requirements of the San Bernardino
County National Pollutant Discharge Elimination System (NPDES) Area-wide Stormwater Program.
Development of the site includes construction of a detention basin that would function as a recreational
sports field. Proposed bio-retention and catch basins would provide water quality treatment of storm flows
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Islamic Community Center Redlands
P201600355/CUP

APN: 0293-111-15 and 0293-151-15
Planning Commission Hearing: May 3, 2018

from Project streets and parkways to avoid the nuisance of standing water and prior to any overflows
reaching San Timoteo Creek. Requirements for approval of the final WQMP have been incorporated in
the conditions of approval.

Noise: A noise study was prepared to determine the potential impacts of Project-related noise on
surrounding properties. The study found that Project construction associated with the transport of workers
and movement of construction materials to and from the area, from ground clearing, grading, and building
activities would result in a temporary increase in noise levels in the Project vicinity. County noise
regulations limit construction activities to the hours between 7:00 a.m. and 7:00 p.m., Monday through
Saturday, excluding federal holidays. To minimize nuisance noise from construction activities, a mitigation
measure has been incorporated in the conditions of approval to enforce best management practices during
construction.

Traffic: A Traffic Impact Study has been prepared to evaluate potential Project-related traffic impacts.
The Project is estimated to generate 88 Passenger Car Equivalent (PCE) trips during the Friday mid-day
peak hour and 79 PCE trips in the P.M. peak hour. The effect of these trips on the surrounding roadway
network was analyzed for both near-term Opening Year 2018 conditions, and long-term Horizon Year
2040 conditions. The forecast year 2018 and forecast year 2040 analysis included traffic associated with
ambient growth and traffic generated by the proposed Project, in addition to a range of cumulative projects
anticipated in the study area. A fee program is in place to fund improvements to the regional transportation
system. The Project’s obligation under this fee program, based on floor area, is estimated to be
$128,696.60.

Public Comments:

Project notices were sent to surrounding property owners within 300 feet of the Project site, as required
by Development Code Section 85.03.080. A notice of availability of the Draft IS/MND was sent to the State
Clearinghouse as part of the CEQA process. Three comment letters (Exhibit F) were received related to
the proposed Project, which addressed tribal cultural resources, habitat surveys, and general concerns
on noise, traffic and drainage. Responses are provided in Exhibit G. In addition, the applicant has
submitted 22 signatures and 6 letters from neighboring citizens and community members surrounding the
Project site in support of the proposed Project (Exhibit H).

RECOMMENDATION:
That the Planning Commission:
1. ADOPT the Mitigated Negative Declaration;
2. ADOPT the recommended Findings for approval of the Project;
3. APPROVE the Conditional Use Permit to construct and operate a 29,860-square foot place of
worship with related on-site facilities, on approximately 5.53 aces, subject to the Conditions of

Approval; and

4. FILE the Notice of Determination.
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Islamic Community Center Redlands
P201600355/CUP

APN: 0293-111-15 and 0293-151-15
Planning Commission Hearing: May 3, 2018

ATTACHMENTS:

EXHIBIT A:  Site Plan

EXHIBIT B:  Findings

EXHIBIT C:  Conditions of Approval

EXHIBIT D: Letter of Intent

EXHIBIT E: Initial Study/Mitigated Negative Declaration

EXHIBIT F:  Comment Letters from NAHC, County Public Works, and Union Pacific Railroad
EXHIBIT G: Responses to Comments

EXHIBIT H:  Support Signatures and Letters
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Site Plan
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ISLAMIC COMMUNITY CENTER OF REDLANDS

REDLANDS BLVD LOMA LINDA CA

APPLICANT

SHAKIL PATEL AND ASSOCIATES AIA

25982 HINCKLEY STREET, LOMA LINDA CA92354

TELEPHONE: 909-913-3175
patelshakil@gmail.com

ASSESOR PARCEL NUMBER

5.50 AC gross (5.127) net
APN 0293-111-15-0000 & 0293-151-15-0000

LOT AREA

ZONING

ZONING
FRONT/ SETBACK

STREET SIDE
REAR SETBACK

BUILDING DATA

BUILDING OCCUPANCY:
TYPE OF CONSTRUCTION:
LANDSCAPE AREA
HARDSCAPE AREA
PAVING AREA:

LOT COVERAGE:

PHASE |

PHASE Il (NEXT 5 YEARS)
PHASE 11l (NEXT 10 YEARS)
MAXIMUN HEIGHT

PARKING CALCULATION

REGULAR STALLS
HANDICAPPED STALLS:

RL
25'-0"
10-0"
15'-0"

A-3/B/E3

VN FULLY SPRINKLERED

67,118 sf  30%
28,517 sf  14%
97,843 SF 44%
29,860 SF 12%

13,850 sf
9,370 sf

6,640 sf
35 FEET.

9'-0"X19'-0" - 248 STALLS
14'-0"X19'-0" - 10 STALLS

PHASE | — Multi-purpose/Sanctuary Building (*)
ACTIVITY/EVENT DAY(S) TIME OF USE USE/SIZE REQUIRE |PROVIDED
Regular Five Daily Prayers: |Monday — |7.00 a.m. —7.00 p.m. |Sanctuary: 196 stalls 196 stalls
Dawn, Mldday,. Late noon, |Sunday 4,907 sq. .
Sunset, and Night
(1 for every 25 sq. ft.)
Friday Congregation/Prayers |Friday 12 noon —2.00 p.m. |Sanctuary: 196 stalls 196 stalls
4,907 sq. ft.
(1 for every 25 sq. ft.)
Ramadan — Breaking of fast |One month |Sunset up to 2 hours |Sanctuary: 196 stalls 196 stalls
in the Islamic month (8.00 p.m. — 10.00 4,907 sq. ft.
p.m.)(varies based on | (1 for every 25 sq. ft.)
daylight savings)
Special Events — prayers |2 days 7.00 am. —11.00 Sanctuary: 196 stalls 196 stalls
and sermon el 4,907 sq. .
(1 for every 25 sq. ft.)
Administrative/Office Monday - Offices 19 stalls 30 stalls
Friday 7.00 a.m. — 4.00 p.m. [7173 sq ft
(1 for each 400 sq. it. of floor
area outside the main assembly
area)
Weekend School/Class Saturday & |10.00 a.m. - 1.30 p.m.|1,770 sq. ft. 10 stalls 10 stalls
Rooms Sunday
(1 for each staff member, faculty
member, and employee
TOTAL Monday - |7.00 a.m. - 10.00 13850 sq ft 225 stalls 258 stalls
Sunday p.-m.
PHASE Il - Education & Administration Building
ACTIVITY/EVENT DAY(S) TIME OF USE USE/SIZE REQUIRE |PROVIDED
Offices Sunday — |7.00 a.m. —4.00 p.m. 870 sq. ft. 4 stalls 4 stalls
Saturday
(1 per 250 sq. ft.)
Weekend School/Class Friday 12 noon —2.00 p.m. |3,010 sq. ft. 8 stalls 8 stalls
Rooms
(1 for each staff member, faculty
member, and employee
Lobby Area/Support Area Friday 12 noon —2.00 p.m. |3925sq ft 10 stalls 13 stalls
(1 for each 400 sq. ft. of floor
area outside the main assembly
area)
Caretaker Residence 1565 sq ft. 2 stalls 2 stalls
TOTAL: Monday - |[7.00 a.m. — 11.00 9,370 sq ft 24 stalls 258 stalls
Sunday |[p.m.
PHASE Ill — Sanctuary Building (*)
ACTIVITY/EVENT DAY(S) TIME OF USE USE/SIZE REQUIRE |PROVIDED
Sanctuary Sunday — |7.00 a.m. — 4.00 p.m. |[Sanctuary (¥) 190 stalls 190 stalls
Saturday
4,760 sq. fi.
(1 for every 25 sq. ft.)
Support Area Friday 12 noon —2.00 p.m. |1,880 sq. ft. 5 stalls 5 stalls
(1 for each 400 sq. it. of floor
area outside the main assembly
area)
TOTAL: Monday - |7.00 a.m. - 11.00 6,640 sq. ft. 254 stalls | 258 stalls
Sunday p-m.
SEWER & WATER : CITY OF LOMA LINDA
ELECTRICAL : SCE
GAS: SO. CAL. GAS

SCHOOL DISTRICT: REDLANDS UNIFIED SCHOOL DISTRICT

ACCORDING TO THE HAZARD OVERLAY MAP, THE PROJECT SITE
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WATER RETENTION BASIN W/ PLAY FIELD

EXISTING SCREEN TREE TO REMAIN

EXISTING FENCE TO REMAIN

TYP. LANDSCAPED AREA SEE LANDSCAPE DWGS.

ADA PATH OF TRAVEL

TYP. 6.5 FT SIDEWALK PER COUNTY STD 109 TYPE "C".
COLORED STAMPED CONCRETE

ZERO CURB @ADA STALLS TYP.

ONE PERMANENT LOADING SPACE 10'X20'

RELOCATE 8 MAILBOXES PER COUNTY STD. 312"A"

TYP. 25 FT HIGH PARKING LOT LIGHT FIXTURE

TYP DIAMOND TREE PLANTER

FOUNTAIN WITH ACENT CONCRETE PAVERS

INDICATES STREET TRANSITION FOR BOTH NEVADA STREET
AND BEAUMONT AVENUE. 10:1 w/ 8" AC DIKE STD 117.
CONCRETE SPILLWAY 5 FT AWAY FROM PROPERTY LINE 5FT
WIDE 12 ABOVE THE HIGHEST POINT OF RETENSION BASIN
SEE WQMP DWGS

INDICATES FIRE TRUCK ROUTE W/ AC PAVING.

EXISTING PUBLIC FIRE HYDRANT

"DDC" FIRE DEPARTMENT CONNECTION

INDICATES POST INDICATOR VALVE AND FIRE DEPARTMENT
CONNECTION 20'-0" AWAY BUILDINGS AND 42" HIGH @ EACH
BUILDINGS.

4 PRIVATE AND ONE PUBLIC FIRE HYDRANT SEE FIRE
ACCESS PLAN.
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