2.0 SPECIFIC PLAN LAND USE

2.1 INTRODUCTION

The Colonies at San Antonio Specific Plan is the result of a multi-disciplinary effort by a team of
planners, architects, landscape architects, engineers, and environmental specialists. This Specific Plan
considers issues such as engineering feasibility, market acceptance, economic viability, compatibility of
land uses, development standards, development and infrastructure sequencing, and environmental
mitigation requirements.

In developing this Specific Plan, the project team, the City of Upland, the citizens of Upland, and the
developer formulated several goals and objectives. These objectives have been identified in Section 1.3 of
the Specific Plan. The land use goal for the Colonies at San Antonio Specific Plan is to provide a mixture
of residential, commercial, open space, and community facility uses that is consistent with Upland’s
community image. This is done by providing single family housing on 4,000-square-foot lots to
6,000-square-foot lots, along with areas that provide for a mix of commercial and luxury attached
housing products and other multi-family residential product types. The Specific Plan emphasizes high
quality housing with compatible architectural styles, an open space amenity, and good access to
commercial uses and the freeway. The residential units within the Specific Plan area also provide
opportunities for residents within the project vicinity and the City of Upland to “move-up” to the higher
end housing that will characterize the residential units within the Plan. Upper end housing opportunities
are provided by the luxury attached housing units and the single family units on 6,000-square-foot lots.
The residential neighborhoods within the Colonies at San Antonio Specific Plan provide clusters of
homes distinguished by lot size and architectural mix, yet a harmonious character is created through the
use of streetscape, entry monumentation, and site furnishings.

The Specific Plan’s commercial objectives include establishing a well balanced, productive, and carefully
planned collection of specialized and general retail uses that serve both regional and neighborhood needs,
taking advantage of the site’s visibility and accessibility from the 1-210 freeway and convenient location
near residential uses. The commercial uses proposed for the Specific Plan include those that will serve the
regional market, such as automobile dealerships that will draw from a market area beyond the City limits.
The site’s location along 1-210 provides the opportunity to cater to those traveling through the City of
Upland by placing uses such as restaurants, automobile gas stations, and a hotel in locations with
visibility and easy access. Home improvement, durable goods, electronics, clothing, and similar retailers
will serve Specific Plan residents, the City of Upland, and other nearby residential areas. Commercial
development within the Colonies at San Antonio increases the choice of retail and service uses for local
consumers, as well as providing shopping and entertainment opportunities in a pleasant, safe, and secure
environment both during the day and evening. Commercial development within the Specific Plan adds
jobs to the local economy, and provides sales tax generating uses to increase the City of Upland’s
economic base and decrease the leakage of taxable sales to other jurisdictions.

The aim of the Specific Plan’s design approach is to establish a recognizable community identity that
builds upon Upland’s existing character. The Colonies at San Antonio creates a unique identity by
focusing on its open space amenity, which includes pedestrian and bicycle trails linking to the Plan’s
residential neighborhoods and local shopping opportunities. By laying out land uses appropriately, views
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of the central open space amenity and San Gabriel Mountains are emphasized, and the Specific Plan’s
residential neighborhoods are buffered from 1-210. The Specific Plan’s architectural and landscape
standards and guidelines will also produce a quality development that is pleasing to residents, commercial
patrons, and the citizens of Upland (for details, see Chapters 8.0 -Design Guidelines and 9.0 -
Landscaping). Design elements such as walls, fences, light fixtures, signage, and street furniture
complement the overall architectural and landscape elements, enhancing the community image. This is
further strengthened by appropriate project and neighborhood entries that help create an identifiable sense
of arrival.

The open space feature at the center of the Specific Plan area serves multiple purposes by enhancing
riparian habitats through careful design of both functional and aesthetic elements (for details, see

Chapter 9.0 - Landscaping). This area not only creates an identity and focus for the surrounding
residential areas, but serves as a passive recreational opportunity with a system of trails. Besides
providing riparian habitat, the open space area provides opportunities for groundwater recharge, and
protects the safety of nearby residents by detaining flood flows in conjunction with the flood control basin
located in the southeastern portion of the Specific Plan area.

2.2 SUMMARY OF DEVELOPMENT TYPES

Development types within the Colonies at San Antonio Specific Plan are summarized below. A detailed
description of each of the individual Planning Areas, including the acreage, location, uses, and access, can
be found in Section 2.3.

2.2.1 Residential

The Specific Plan proposes a mix of single-family residential neighborhoods and attached housing
products, encompassing up to 1,150 residential dwelling units. Included in the planned housing mix are
the following.

o Single-family Residential (Minimum Lot Size of 6,000 Square Feet): This residential type occupies
40.11 acres. 161 dwelling units were developed.

o Single-family Residential (Minimum Lot Size of 5,000 Square Feet): This residential type occupies
97.12 acres, located within eight Planning Areas. 456 dwelling units were developed.

o Single-family Residential (Minimum Lot Size of 4,500 Square Feet): 92 units of this housing type
were developed on 19.08 acres.

o Single-family Residential (Minimum Lot Size of 4,000 Square Feet): 33 dwelling units of this type
were developed on 6.17 acres.

o Mixed Use (MU): It is planned that multi-story mixed use units will be developed on 5.64 acres on
Planning Area 4. The buildings will be developed with complementary commercial uses and up to
350 residential units, depending on the buildout of units in PAs 15 and 22. If a total of 1,150 units are
developed within the Specific Plan area prior to build-out of the Mixed Use area (Planning Area 4), it
will be developed as Neighborhood Commercial, as detailed in Section 11.2.

o Flexible Residential (RF). This residential type is planned to occupy a total of 13.23 acres (Planning
Areas 15 and 22). Up to 160 units will be developed on Planning Area 15, with the flexibility to
develop up to 16 units per acre; up to 72 units will be developed on Planning Area 22, with the
flexibility to build up to 24 units per acre, based on project viability and market demand. This
designation allows site plans to be developed with residential units that are either attached or detached
housing, based on market demand. Regulations for specific residential types are included in this
Specific Plan. If a total of 1,150 units are developed within the Specific Plan area prior to build-out
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of Planning Area 15, a Specific Plan Amendment will be required to allow more units for
development in the Specific Plan, or to change the allowable land use on that Planning Area. If a total
of 1,150 units are developed within the Specific Plan area prior to build-out of Planning Area 22, it
will be developed as Neighborhood Commercial, as detailed in Section 11.2.

2.2.2 Commercial

Neighborhood, community, and regional commercial uses will be conveniently located adjacent to the
1-210 freeway. The following commercial land uses are proposed.

Highway Commercial: Approximately 102.52 acres of highway-related commercial uses are planned,
focusing on the 1-210/Campus Avenue interchange. This location provides high visibility and
convenient access to and from 1-210 and internal roadways. Development of highway commercial
uses has been planned to provide commercial and entertainment opportunities for Specific Plan
residents and regional consumers, and to act as a buffer between 1-210 and residential uses located
south of 19" Street. It is anticipated that the planned commercial development will provide a variety
of employment opportunities for area residents, as well as generate significant sales and property tax
revenues for the City of Upland.

Neighborhood Commercial Development: Over 15 acres of neighborhood commercial uses are
envisioned to provide retail, service, and convenience uses within a neighborhood center designed to
meet the daily needs of the immediate community. Pedestrian links between the neighborhood
commercial center and the adjacent residential area will facilitate access.

2.2.3 Open Space

In order to adequately provide local and regional flood control, groundwater recharge, and provide
recreational amenities to project residents, the core of the Specific Plan area will be devoted to open space
use. This area will provide a focal point for the residential areas bordering the open space, and an
aesthetic amenity for the entire project site. Within this area, acreage will be devoted to restored wetland
and riparian habitats passive open space, and water conservation facilities. Trails are located so as not to
conflict with the area’s habitat, water conservation, and flood control functions. The open space area will
also be designed to handle local and regional storm water flows that currently run through the site, and
thereby ensure that the capacity of the adjacent Cucamonga Creek Channel will not be exceeded. The
outlet to the central open space area will be designed so as to retain water and promote groundwater
conservation, as well as restoration of wetlands and riparian habitats. (Details regarding the open space
design and function can be found in Chapter 9.0 - Landscaping and Chapter 4.0 - Drainage. Provisions
regarding open space maintenance can be found in Section 11.3.2.)

2.2.4 Fire Station

A public fire station site is proposed on the west edge of the Specific Plan area. The fire station and
emergency equipment will be managed and maintained by the City of Upland Fire Department.

2.2.5 Flood Control and Water Conservation Facilities

As discussed in Section 2.2.3, the central open space area will fulfill water conservation and flood control
functions. Located in the southeastern portion of the Specific Plan area, a natural drainage path and storm
water retention basin will be established as flood control features in addition to the
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2.2.6 Roadways

Approximately 80.12 acres of roadways are included within the Specific Plan area. This figure includes
34.76 acres of backbone surface roadways (19th Street, Colonies Parkway, Campus Avenue, and
Tanglewood Avenue), in addition to local roadways within individual residential Planning Areas and
45.36 acres within the right-of-way for 1-210. The roadway network will be compatible with the existing
City roadway network, and will provide an appropriate level of access to the project site from adjacent
land uses in the Cities of Upland and Rancho Cucamonga, while providing project residents with safe,
efficient, and convenient access to internal land uses.

2.3 LAND USE AND DEVELOPMENT PLAN

To facilitate the discussion and analysis of pertinent issues, the Specific Plan area has been partitioned
into 22 separate Planning Areas, based on land use and/or location within the project site. Figure 2.1
illustrates the location and configuration of the Planning Areas within the Specific Plan.

Each Planning Area has been designed to facilitate vehicular access from primary roadways, provide
pedestrian access where appropriate, and ensure compatibility between adjacent uses through orientation
and design. Following is a description and diagram for each of the Planning Areas within the Specific
Plan, including its location, acreage, planned land uses, and physical elements such as intersections, trails,
and buffers. (See Chapter 9.0 for discussion of the design concepts for primary, secondary, commercial,
and neighborhood intersection monumentation; community trail and greenbelt; community trail and
greenbelt at utility easement; enhanced parkway; community open space hiking trail; overlook; bio-swale
drainage channel; outlet structures; Cucamonga Creek Channel buffer; and freeway landscaping at the
Caltrans right-of-way referenced in the following planning area descriptions and figures.)

2.3.1 Planning Area 1

Location. Planning Area 1 (19.08 acres) is located along the eastern boundary of the Specific Plan,
bordered by 19" Street to the north, the regional trail along Cucamonga Creek Channel to the east,
Planning Area 2 to the south, and Colonies Parkway to the west (Figure 2.2).

Use. This Planning Area features detached single family residences with minimum lot sizes of 4,500
square feet.

Infrastructure Phasing. The infrastructure required to support development of Planning Area 1 is
delineated in Table 10.A (see Chapter 10.0). Each backbone infrastructure component identified by a “v"™”
in the Table for Planning Area 1 is to be constructed and operational prior to the first occupancy of a
structure within this Planning Area.
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Vehicular and Pedestrian Access. Access into Planning Area 1 is provided by a neighborhood
intersection, identified with a monument sign, at the west side of the Planning Area at Colonies Parkway
(for neighborhood intersection design, see Section 9.3 - Streetscapes). This access leads to a community
trail and greenbelt follows the southern boundary of Planning Area 1, and intersects with the enhanced
parkway (which runs along the local residential street that parallels the Cucamonga Creek Channel) (for
trail design details, see Section 9.2.2 - Trails and for enhanced parkway design, see Section 9.5 -
Residential Landscape Concepts). Just to the east of the Specific Plan and Planning Area 1 boundary lies
the Cucamonga Creek regional hiking and bike trail.

Drainage, Water and Sewer Facilities, and Grading. See Chapter 4.0 - Drainage, Chapter 5.0 Water
and Sewer, and Chapter 6.0 - Grading.

Development Regulations. For development standards including minimum lot area, minimum lot
dimensions, maximum height, parking space requirements, and setback requirements, see Chapter 7.0 -
Development Regulations.

Architectural Styles. See Section 8.3 - Residential Design Guidelines.

Landscaping. Primary intersection monumentation is located at the intersection of 19™ Street and
Colonies Parkway and project entry monumentation is located along 19" Street at the easterly project
boundary (for primary intersection and easterly project entry monumentation design see Section 9.3 -
Streetscapes). For bio-swale drainage channel description, see Section 9.2.1 - Open Space Concept. For
residential streetscape landscaping, see Chapter 9.0 - Landscaping.

2.3.2 Planning Area 2

Location. Planning Area 2 (22.13 acres) is located on the east side of the Colonies at San Antonio, south
of Planning Area 1 and north of Planning Area 3 (Figure 2.3). To the west is Colonies Parkway and to the
east is Cucamonga Creek Channel.

Use. Planning Area 2 features detached single family residential uses on lots at least 5,000 square feet in
size.

Infrastructure Phasing. The infrastructure required to support development of Planning Area 2 is
delineated in Table 10.A (see Chapter 10.0). Each backbone infrastructure component identified by a “v"™”
in the Table for Planning Area 2 is to be constructed and operational prior to the first occupancy of a
structure within this Planning Area.

Vehicular and Pedestrian Access. Access is via two neighborhood intersections (identified with
monument signs) at Colonies Parkway, which lead to a network of local residential streets within the
Planning Area (for roadway cross sections, see Chapter 3.0 - Transportation and for neighborhood
intersection design, see Section 9.3 - Streetscapes). Community trails and greenbelts flank both the north
and south boundaries of the Planning Area, continuing across Colonies Parkway and an offshoot leading
south to Tanglewood Avenue (for trail design details, see Section 9.2.2 - Trails). Near the eastern edge of
the Planning Area is an enhanced parkway, including a pedestrian walkway, that parallels the Cucamonga
Creek Channel located to the east (for enhanced parkway design, see Section 9.5 — Residential Landscape
Concepts). The Cucamonga Creek regional hiking and bike trail is located immediately next to the creek
channel just outside the boundaries of Planning Area 2.

Drainage, Water and Sewer Facilities, and Grading. See Chapter 4.0 - Drainage, Chapter 5.0 Water
and Sewer, and Chapter 6.0 - Grading.
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Development Regulations. For development standards including minimum lot area, minimum lot
dimensions, maximum height, parking space requirements, and setback requirements, see Chapter 7.0 -
Development Regulations.

Architectural Styles. See Section 8.3 - Residential Design Guidelines.

Landscaping. For residential streetscape landscaping, see Chapter 9.0 - Landscaping.

2.3.3 Planning Area 3

Location. Planning Area 3 (29.04 acres) is located in the southeasterly corner of the Specific Plan area
(Figure 2.4). To the north is Planning Area 2 and to the south is drainage basin B (Planning Area 16C).

Use. Planning Area 3 features detached single-family residential units on minimum 6,000 square feet lots.

Infrastructure Phasing. The infrastructure required to support development of Planning Area 3 is
delineated in Table 10.A (see Chapter 10.0). Each backbone infrastructure component identified by a “v™
in the Table for Planning Area 3 is to be constructed and operational prior to the first occupancy of a
structure within this Planning Area.

Vehicular and Pedestrian Access. Planning Area 3 is accessed by two neighborhood intersections
(identified with monument signs), one located at Tanglewood Avenue approximately halfway between
Colonies Parkway and Hummingbird Lane and the other located off Hummingbird Lane between
Tanglewood Avenue and the eastern Specific Plan boundary. (For neighborhood intersection design, see
Section 9.3 - Streetscapes and for roadway cross sections, see Chapter 3.0 Transportation). Just beyond
the northwest edge of the Planning Area is another neighborhood intersection, but this serves Planning
Area 2 located to the north.

A community trail and greenbelt follows the northern boundary of Planning Area 3, coming across
Colonies Parkway and heading east to the Cucamonga Creek regional hiking and bike trail just outside the
Specific Plan boundary. This community trail and greenbelt also diverts from the north boundary of the
Planning Area and connects to the western neighborhood intersection located at Tanglewood Avenue. The
enhanced parkway, a local residential street featuring enhanced landscaping and a pedestrian walkway, is
located near the eastern edge of the Planning Area. It connects to the Cucamonga Creek regional hiking
and bike trail, located just east of Planning Area 3 outside of the Specific Plan area, via a community trail.
(For trail design details see, Section 9.2.2 -Trails and for enhanced parkway design, see Section 9.5 -
Residential Landscape Concepts).

Development Regulations. For development standards including minimum lot area, minimum lot
dimensions, maximum height, parking space requirements, and setback requirements, see Chapter 7.0 -
Development Regulations.

Architectural Styles. See Section 8.3 - Residential Design Guidelines.

Landscaping. Two intersections border the Planning Area; however, they do not provide access but do
feature landscape designs and monumentation. At the southwest corner of the Planning Area, primary
intersection monumentation is located on the northeast and northwest corners of Tanglewood Avenue and
Hummingbird Lane. On the west edge of the Planning Area, secondary intersection monumentation is
located at Tanglewood Avenue and Colonies Parkway. (For primary intersection and secondary
intersection design, see Section 9.3 -Streetscapes. For residential streetscape landscaping, see

Chapter 9.0 - Landscaping).
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2.3.4 Planning Area 4

Location. Planning Area 4 is located north of the central open space area, fronting on the south side of
19™ Street, between the neighborhood commercial uses of Planning Area 17 to the west and the single
family residential uses of Planning Area 5 to the east (Figure 2.5).

Use. Planning Area 4 provides for approximately 6 acres of mixed use development in a multistory
setting. The buildings will be developed with complementary commercial uses and up to 350 residential
units (62 dwelling units per acre), as detailed in Table 7.B. Additionally, structured parking will be
accommodated in the buildings. The residential uses within the Planning Area 4 will be subject to the
existing Covenants, Conditions, and Restrictions (CC&R’s) for the Colonies Master Association. Further;
additional CC&R’s governing the use of the residential components within Planning Area 4 must be
reviewed and approved by the Community Development Director, and must include provisions
addressing the relationship of governance of commercial uses, if applicable. The density and mixed use of
the proposed buildings is appropriate given the proximity of the sites to the 19" Street arterial and the
Highway Commercial designation across the street. If a total of 1,150 units are developed within the
Specific Plan area prior to build-out of the Mixed Use area (Planning Area 4), it will be developed as
Neighborhood Commercial, as detailed in Section 11.2.

Infrastructure Phasing. The infrastructure required to support development of Planning Area 4 is
delineated in Table 10.A (see Chapter 10.0). Each backbone infrastructure component identified by a “v™
in the Table for Planning Area 4 is to be constructed and operational prior to the first occupancy of a
structure within this Planning Area.

Vehicular and Pedestrian Access. Planning Area 4 has a vehicular access point along 19" Street, toward
the eastern side of the Planning Area’s northern border. A community open space hiking trail lies just
outside the eastern, southern, and western perimeters of Planning Area 4 within the adjacent open space
area (for trail design details, see Section 9.2.2 - Trails). An overlook showcasing views of the open space
area is located just to the west of the Planning Area (for overlook design, see Section 9.2.1 - Open Space
Concept).

Roadway Cross Sections. See Chapter 3.0 - Transportation.

Development Regulations. For residential and neighborhood commercial development standards
including maximum height, parking space requirements, and setback requirements, see Chapter 7.0 -
Development Regulations.

Architectural Styles. The mixed use buildings will be designed as multi-story, terraced buildings that
reflect the slope of the land towards the central open space area. These buildings will have great view
potential towards the open space amenity. (For details regarding development regulation, see Section 7.5
— General Development Standards. For details regarding architectural styles, see Section 8.3 - Residential
Design Guidelines).

Landscaping. Bio-swale drainage channels are designed to collect storm and nuisance water runoff from
adjacent developments and are located within the open space area to the west and east of Planning Area 4
(for bio-swale drainage channel design see Section 9.2.1 - Open Space Concept). For residential
landscaping provisions see Chapter 9.0 - Landscaping).
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2.3.5 Planning Area 5

Location. Planning Area 5 is located north of the central open space area at the southwest corner of the
intersection of 19" Street and Colonies Parkway between Planning Areas 4 and 6 (Figure 2.6).

Use. Planning Area 5 consists of over 11 acres of detached single family residential uses on minimum
5,000-square-foot lots.

Infrastructure Phasing. The infrastructure required to support development of Planning Area 5 is
delineated in Table 10.A (see Chapter 10.0). Each backbone infrastructure component identified by a “v"™”
in the Table for Planning Area 5 is to be constructed and operational prior to the first occupancy of a
structure within this Planning Area.

Vehicular and Pedestrian Access. A neighborhood intersection identified with a monument sign,

located at the southeast boundary, will provide access to Planning Area 5 and its local residential streets.
(For neighborhood intersection design, see Section 9.3 - Streetscapes). A community trail and greenbelt is
located at the boundary with Planning Area 6 to the south (for trail design details, see Section 9.2.2 -
Trails). This trail leads from the neighborhood intersection to the open space area, where it transitions into
a community open space hiking trail. The general location of this transition between the two types of
trails also features an overlook towards the open space area (for overlook design, see Section 9.2.1 - Open
Space Concept). At the northwest corner of the Planning Area, another community open space hiking trail
leads into and out of the open space area.

Roadway Cross Sections. See Chapter 3.0 - Transportation.

Drainage, Water and Sewer Facilities, and Grading. See Chapter 4.0 - Drainage, Chapter 5.0 Water
and Sewer, and Chapter 6.0 - Grading.

Development Regulations. For development standards including minimum lot area, minimum lot
dimensions, maximum height, parking space requirements, and setback requirements, see Chapter 7.0 -
Development Regulations.

Architectural Styles. See Section 8.3 - Residential Design Guidelines.

Landscaping. Primary intersection monumentation is located at the intersection of 19th Street and
Colonies Parkway (for primary intersection design, see Section 9.3 - Streetscapes). Bio-swales provide for
storm and nuisance water runoff from adjacent developments via channels located to the south and east of
Planning Area 5 (for bio-swale drainage channel design, see Section 9.2.1 - Open Space Concept). For
residential streetscape landscaping, see Chapter 9.0 - Landscaping.

2.3.6 Planning Area 6

Location. Planning Area 6 consists of over 6 acres located northeast of the open space area adjacent to
Planning Area 5 west of Colonies Parkway (Figure 2.7).

Use. Planning Area 6 is planned for detached single family residential units on lots at least 5,000 square
feet in size.

Infrastructure Phasing. The infrastructure required to support development of Planning Area 6 is
delineated in Table 10.A (see Chapter 10.0). Each backbone infrastructure component identified by a “v"™”
in the Table for Planning Area 6 is to be constructed and operational prior to the first occupancy of a
structure within this Planning Area.
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Vehicular and Pedestrian Access. Planning Area 6 is accessed by a neighborhood intersection,
identified with a monument sign, at the west side of Colonies Parkway (for neighborhood intersection
design see, Section 9.3 - Streetscapes). Another neighborhood intersection is located just north of the
Planning Area 6 boundary; however, this serves Planning Area 5 to the north. A community trail and
greenbelt follows the northern perimeter of the Planning Area and a community open space hiking trail is
located within the adjacent open space to the southeast and southwest of the Planning Area. (For trail
design details, see Section 9.2.2 - Trails.)

Roadway Cross Sections. See Chapter 3.0 - Transportation.

Drainage, Water and Sewer Facilities, and Grading. See Chapter 4.0 - Drainage, Chapter 5.0 -Water
and Sewer, and Chapter 6.0 - Grading.

Development Regulations. For development standards including minimum lot area, minimum lot
dimensions, maximum height, parking space requirements, and setback requirements, see Chapter 7.0 -
Development Regulations.

Architectural Styles. See Section 8.3 - Residential Design Guidelines.

Landscaping. Bio-swale drainage channels located on the north and northwest perimeters and below the
southern perimeter within the open space area collect storm and nuisance water runoff from adjacent
development (for bio-swale drainage channel design, see Section 9.2.1 - Open Space Concept). For
residential streetscape landscaping, see Chapter 9.0 - Landscaping.

2.3.7 Planning Area 7

Location. Planning Area 7 is located east of the central open space area, northeast of the drainage
pathway leading from Basin A in the central open space area, and to the west of Colonies Parkway
(Figure 2.8).

Use. The approximately 9-acre Planning Area provides for detached single family residential units on
minimum 5,000-square-foot lots.

Infrastructure Phasing. The infrastructure required to support development of Planning Area 7 is
delineated in Table 10.A (see Chapter 10.0). Each backbone infrastructure component identified by a “v'™”
in the Table for Planning Area 7 is to be constructed and operational prior to the first occupancy of a
structure within this Planning Area.

Vehicular and Pedestrian Access. Access into the Planning Area is via a neighborhood intersection
identified with a monument sign (for neighborhood intersection design, see Section 9.3 -Streetscapes),
located off Colonies Parkway along the northeast boundary of Planning Area 7. An emergency vehicle
access is located in the southern portion of the Planning Area at the terminus of Tanglewood Avenue.

A community open space hiking trail lies just beyond the northwest perimeter, and provides access into
the Planning Area (for trail design details, see Section 9.2.2 - Trails). An overlook feature provides for an
amenity area with views of the central open space and the rock basin outlet of the floodway located in
Planning Area 16A immediately to the southwest (for overlook, open space, and basin outlet design, see
Section 9.2.1 - Open Space Concept). A roadway bridge crossing featuring a community trail and
greenbelt over the floodway below is located at Colonies Parkway at the southern end of Planning Area 7.

Roadway Cross Sections. See Chapter 3.0 - Transportation.

Drainage, Water and Sewer Facilities, and Grading. See Chapter 4.0 - Drainage, Chapter 5.0 Water
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and Sewer, and Chapter 6.0 - Grading.

Development Regulations. For development standards including minimum lot area, minimum lot
dimensions, maximum height, parking space requirements, and setback requirements, see Chapter 7.0 -
Development Regulations.

Architectural Styles. See Section 8.3 - Residential Design Guidelines.

Landscaping. Adjacent to the community open space hiking trail located northwest of the Planning Area,
a bio-swale drainage channel collects storm and nuisance water runoff (for bio-swale drainage channel
design, see Section 9.2.1 - Open Space Concept). For residential streetscape landscaping, see

Chapter 9.0 - Landscaping.

2.3.8 Planning Area 8

Location. Planning Area 8 lies south of the central open space area between Planning Area 9 to the west
and the floodway in Planning Area 16A to the east (Figure 2.9).

Use. Planning Area 8 consists of over 6 acres planned for detached single family residential units on
minimum 4,000-square-foot lots.

Infrastructure Phasing. The infrastructure required to support development of Planning Area 8 is
delineated in Table 10.A (see Chapter 10.0). Each backbone infrastructure component identified by a
“v” in the Table for Planning Area 8 is to be constructed and operational prior to the first occupancy of
a structure within this Planning Area.

Vehicular and Pedestrian Access. Colonies Parkway provides access into Planning Area 8 through a
neighborhood intersection, identified with a monument sign (for neighborhood intersection design, see
Section 9.3 - Streetscapes). A community open space hiking trail follows the perimeter of the Planning
Area within the open space area, with access directly into the Planning Area provided by trail spurs (for
trail design details, see Section 9.2.2 - Trails).

Roadway Cross Sections. See Chapter 3.0 - Transportation.

Drainage, Water and Sewer Facilities, and Grading. See Chapter 4.0 - Drainage, Chapter 5.0 Water
and Sewer, and Chapter 6.0 - Grading.

Development Regulations. For development standards including minimum lot area, minimum lot
dimensions, maximum height, parking space requirements, and setback requirements, see Chapter 7.0 -
Development Regulations.

Architectural Styles. See Section 8.3 - Residential Design Guidelines.

Landscaping. Near the northwest side of the Planning Area, a bio-swale drainage channel directs water
runoff into Basin A within the central open space area (for bio-swale drainage channel design, see
Section 9.2.1 - Open Space Concept). For residential streetscape landscaping, see Chapter 9.0 -
Landscaping.
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2.3.9 Planning Area 9

Location. Planning Area 9 is located south of the central open space area and west of Planning Area 8
(Figure 2.10).

Infrastructure Phasing. The infrastructure required to support development of Planning Area 9 is
delineated in Table 10.A (see Chapter 10.0). Each backbone infrastructure component identified by a
“v"” in the Table for Planning Area 9 is to be constructed and operational prior to the first occupancy of
a structure within this Planning Area.

Vehicular and Pedestrian Access. Access to Planning Area 9 is provided by two neighborhood
intersections, identified with monument signs, located on the south side of the Planning Area at
Colonies Parkway (for neighborhood intersection design, see Section 9.3 - Streetscapes). A
community open space hiking trail, located within the adjacent open space area, follows the north and
west perimeter of Planning Area 9 (for trail design details, see Section 9.2.2 - Trails). This hiking trail
transitions into a community trail and greenbelt on the east side. An overlook amenity along the
northern edge of the Planning Area allows views into the central open space area (for overlook and
open space design, see Section 9.2.1 - Open Space Concept).

Roadway Cross Sections. See Chapter 3.0 - Transportation.

Drainage, Water and Sewer Facilities, and Grading. See Chapter 4.0 - Drainage, Chapter 5.0 Water
and Sewer, and Chapter 6.0 - Grading.

Development Regulations. For development standards including minimum lot area, minimum lot
dimensions, maximum height, parking space requirements, and setback requirements, see Chapter 7.0 -
Development Regulations.

Architectural Styles. See Section 8.3 -Residential Design Guidelines.

Landscaping. For residential streetscape landscaping, see Chapter 9.0 - Landscaping.

2.3.10 Planning Area 10

Location. Planning Area 10 is situated south of Colonies Parkway at the southern edge of the Specific
Plan area (Figure 2.11).

Use. Close to 11 acres in size, it features detached single family residential uses on minimum
5,000-square-foot lots.

Infrastructure Phasing. The infrastructure required to support development of Planning Area 10 is
delineated in Table 10.A (see Chapter 10.0). Each backbone infrastructure component identified by a “v"™”
in the Table for Planning Area 10 is to be constructed and operational prior to the first occupancy of a
structure within this Planning Area.

Vehicular and Pedestrian Access. Vehicular access is provided by a neighborhood intersection,
identified with a monument sign, located in the northern portion of the Planning Area off Colonies
Parkway (for neighborhood intersection design, see Section 9.3 - Streetscapes). A community trail and
greenbelt is located at the southern perimeter of the Planning Area along a utility easement (for trail
design details, see Section 9.2.2 - Trails). This trail segment links to similar sections in adjacent Planning
Areas and also provides a spur allowing pedestrian access directly into the interior of Planning Area 10.

Roadway Cross Sections. See Chapter 3.0 - Transportation.
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Drainage, Water and Sewer Facilities, and Grading. See Chapter 4.0 - Drainage, Chapter 5.0 Water
and Sewer, and Chapter 6.0 - Grading.

Development Regulations. For development standards including minimum lot area, minimum lot
dimensions, maximum height, parking space requirements, and setback requirements, see Chapter 7.0 -
Development Regulations.

Architectural Styles. See Section 8.3 - Residential Design Guidelines.

Landscaping. For residential streetscape landscaping see Chapter 9.0 - Landscaping.

2.3.11 Planning Area 11

Location. Planning Area 11 is located at the southern edge of the Specific Plan area, south of Colonies
Parkway, between Planning Area 10 to the west and Planning Area 12 to the east (Figure 2.12).

Use. This almost 11-acre Planning Area is designated for detached single family residential uses on
minimum 5,000-square-foot lots.

Infrastructure Phasing. The infrastructure required to support development of Planning Area 11 is
delineated in Table 10.A (see Chapter 10.0). Each backbone infrastructure component identified by a “v"™”
in the Table for Planning Area 11 is to be constructed and operational prior to the first occupancy of a
structure within this Planning Area.

Vehicular and Pedestrian Access. Access for vehicles is provided by a neighborhood intersection,
identified with a monument sign, on the north side of the Planning Area off Colonies Parkway (for
neighborhood intersection design, see Section 9.3 - Streetscapes). Pedestrian access into Planning Area 11
is to be provided at multiple locations via trail spurs off the community trail and greenbelt located at the
utility easement on the south side of the Planning Area (for trail design details, see Section 9.2.2 - Trails).
This backbone trail links with similar trails along the southern edge of adjacent Planning Areas, providing
continuous pedestrian access along the southern perimeter of the Specific Plan area.

Drainage, Water and Sewer Facilities, and Grading. See Chapter 4.0 - Drainage, Chapter 5.0 -Water
and Sewer, and Chapter 6.0 - Grading.

Development Regulations. For development standards including minimum lot area, minimum lot
dimensions, maximum height, parking space requirements, and setback requirements, see Chapter 7.0 -
Development Regulations.

Architectural Styles. See Section 8.3 - Residential Design Guidelines.

Landscaping. For residential streetscape landscaping, see Chapter 9.0 - Landscaping.

2.3.12 Planning Area 12

Location. Planning Area 12, just over 11 acres in size, is located at the southern edge of the Specific Plan
area south of Colonies Parkway, adjacent to Planning Areas 11 and 13 on the west and east, respectively
(Figure 2.13).

Use. Planning Area 12 features detached single family residential uses on minimum 5,000-square-foot
lots.
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Infrastructure Phasing. The infrastructure required to support development of Planning Area 12 is
delineated in Table 10.A (see Chapter 10.0). Each backbone infrastructure component identified by a “v™
in the Table for Planning Area 12 is to be constructed and operational prior to the first occupancy of a
structure within this Planning Area.

Vehicular and Pedestrian Access. Access to Planning Area 12 is via a neighborhood intersection,
identified with a monument sign, off Colonies Parkway (for neighborhood intersection design, see
Section 9.3 - Streetscapes). Another neighborhood intersection near the northeast corner of the Planning
Area actually serves the adjacent Planning Area to the east. A community trail and greenbelt lies at the
southern edge of Planning Area 12 along the utility easement, providing pedestrian access into the
Planning Area interior and connecting with similar trail segments to the west and east (for trail design
details, see Section 9.2.2 - Trails).

Roadway Cross Sections. See Chapter 3.0 - Transportation.

Drainage, Water and Sewer Facilities, and Grading. See Chapter 4.0 - Drainage, Chapter 5.0 -Water
and Sewer, and Chapter 6.0 - Grading.

Development Regulations. For development standards including minimum lot area, minimum lot
dimensions, maximum height, parking space requirements, and setback requirements, see Chapter 7.0 -
Development Regulations.

Landscaping. For residential streetscape landscaping, see Chapter 9.0 - Landscaping.

2.3.13 Planning Area 13

Location. Planning Area 13 (15.60 acres in size) is located on the southern boundary of the Specific Plan
area south of Colonies Parkway, between Planning Area 12 to the west and the drainage path of Planning
Area 16B to the east (Figure 2.14).

Use. The land use for Planning Area 13 will be detached single family residential units on lots at least
5,000 square feet in size.

Infrastructure Phasing. The infrastructure required to support development of Planning Area 13 is
delineated in Table 10.A (see Chapter 10.0). Each backbone infrastructure component identified by a “v"™”
in the Table for Planning Area 13 is to be constructed and operational prior to the first occupancy of a
structure within this Planning Area.

Vehicular and Pedestrian Access. Vehicular access to Planning Area 13 occurs at two neighborhood
intersections (identified with monument signs), one located in the northwest section of the Planning Area
and the other on the northeast via a roadway bridge crossing from Tanglewood Avenue across the
adjacent floodway path (for neighborhood intersection design, see Section 9.3 -Streetscapes). Another
roadway bridge crossing occurs to the northeast of Planning Area 13 as Colonies Parkway crosses the
drainage path underneath. The community trail and greenbelt along the southern perimeter of the
Planning Area (which will be visible from the existing residential development to the south located
outside the Specific Plan area) provides pedestrian access into the interior of the Planning Area at several
locations and connects to similar trail segments in adjacent Planning Areas (for trail design details, see
Section 9.2.2 - Trails). An overlook at the southeast corner of the Planning Area allows views of the
natural drainage path and surrounding area (for overlook, natural drainage path, and open space details,
see Section 9.2.1 - Open Space Concept).

Roadway Cross Sections. See Chapter 3.0 - Transportation.
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Drainage, Water and Sewer Facilities, and Grading. See Chapter 4.0 - Drainage, Chapter 5.0 - Water
and Sewer, and Chapter 6.0 - Grading.

Development Regulations. For development standards including minimum lot area, minimum lot
dimensions, maximum height, parking space requirements, and setback requirements, see Chapter 7.0 -
Development Regulations.

Architectural Styles. See Section 8.3 - Residential Design Guidelines.

Landscaping. For residential streetscape landscaping, see Chapter 9.0 - Landscaping.

2.3.14 Planning Area 14

Location. Planning Area 14 lies to the west of the intersection of the western portion of 19™ Street and
Campus Avenue at the western edge of the Specific Plan area (Figure 2.15).

Use. This 1.72-acre Planning Area will be dedicated to the City of Upland, and a fire station, which would
be operated and maintained by the City of Upland Fire Department, will be constructed.

Infrastructure Phasing. The infrastructure required to support development of Planning Area 14 is
delineated in Table 10.A (see Chapter 10.0). Each backbone infrastructure component identified by a “v"™”
in the Table for Planning Area 14 will need to be constructed and operational prior to the first occupancy
of a structure within this Planning Area.

Roadway Cross Sections. See Chapter 3.0 - Transportation.

Drainage, Water and Sewer Facilities, and Grading. See Chapter 4.0 - Drainage, Chapter 5.0 Water
and Sewer, and Chapter 6.0 - Grading.

Development Regulations. For development standards that may be applicable to Planning Area 14 if the
land use is not a public facility, see Chapter 7.0 - Development Regulations.

Architectural Styles. For commercial design guidelines that may be applicable to Planning Area 14 if the
land use is not a public facility, see Section 8.2 - Commercial Design Guidelines.

Landscaping. An MWD right-of-way lies within the northern half of the Planning Area. Development
within the right-of-way in Planning Area 14 will comply with the MWD’s guidelines. For landscaping
provisions that may be applicable to Planning Area 14 if the land use is not a public facility, see
Chapter 9.0 - Landscaping.

2.3.15 Planning Area 15

Location. Planning Area 15 is located in the southwest corner of the Specific Plan area, along the south
side of Colonies Parkway, adjacent to Planning Area 10 (Figure 2.16).

Use. Although this 10.20-acre Planning Area was offered for purchase by the Upland Unified School
District, the District has indicated that they will not purchase the site. Therefore, this Planning Area will
be developed with flexible residential uses at a density up to 16 dwelling units per acre with a maximum
of 160 dwelling units (RF) . The residential units could be developed as either attached or detached units,
depending on market demand at the time of construction. A portion of these dwelling units will be
transferred from Planning Area 4, as well as from unused dwelling units in other planning areas so that
the maximum buildout of the specific plan area will not exceed 1,150 dwelling units.
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Infrastructure Phasing. The infrastructure required to support development of Planning Area 15 is
delineated in Table 10.A (see Chapter 10.0). Each backbone infrastructure component identified by a “v™
in the Table for Planning Area 15 is to be constructed and operational prior to the first occupancy of a
structure within this Planning Area.

Vehicular and Pedestrian Access. If the Planning Area is developed with residential uses, two
neighborhood intersections (identified with monument signs) will be located on the north side of the
Planning Area off Colonies Parkway (for neighborhood intersection design, see Section 9.3 -
Streetscapes). A community trail and greenbelt spur will terminate into Planning Area 15 (for trail design
details, see Section 9.2.2 - Trails).

Roadway Cross Sections. See Chapter 3.0 - Transportation.

Drainage, Water and Sewer Facilities, and Grading. See Chapter 4.0 - Drainage, Chapter 5.0 - Water
and Sewer, and Chapter 6.0 - Grading.

Development Regulations. For development standards for both the attached and detached residential unit
options that may be applicable to Planning Area, see Chapter 7.0 - Development Regulations.

Architectural Styles. For design guidelines that may be applicable to Planning Area 15, see Section 8.3 -
Residential Design Guidelines).

Landscaping. Primary intersection monumentation will be located at Campus Avenue and Colonies
Parkway to the northwest of the Planning Area (for primary intersection design, see Section 9.3 -
Streetscapes). For landscaping provisions that may be applicable to Planning Area 15, see Chapter 9.0 -
Landscaping.

2.3.16 Planning Area 16

Location. The central open space area located near the center of the Specific Plan area encompasses
Planning Area 16 (Figure 2.17).

Use. This 55.64 acre open space area provides a focal point for the Specific Plan area, local and regional
flood control facilities, and water conservation with a natural appearance, a wetland/riparian area, and
passive recreation with trails.

The central open space area of Planning Area 16 is designed to accommodate stormwater flows that the
site accepts from local, regional, and 1-210 tributary areas (for open space design details, see Section 9.2.1
- Open Space Concept and Chapter 4.0 - Drainage). The storage of these flows will ensure that the
capacity of the adjacent Cucamonga Creek Channel will not be exceeded by the drainage from on-site or
upstream development. By designing the open space basin as three sub-basins, flows to the open space
area will also allow wetland and riparian habitats to be sustained by the stormwater runoff. A component
of the sub-basins, the braided, sand-bottom channel will convey low-volume flows, allowing percolation
to groundwater and serving to remove contaminants from first-flush storm flows and nuisance flows. A
4.11-acre sub-basin will be maintain as an open wash area to facilitate the Planning Area’s groundwater
recharge ability A raised overflow area at the downstream end of the basin will detain flows, and a gated
valve will be used to actively manage outflow from the basin, thereby increasing Planning Area 16's
groundwater recharge. Greater storm flows will flow into Planning Area 16A. Initial construction of the
central open space area will include grading to create the basins and channels, as well as construction of a
passive spillway. The basin will be hydroseeded with a mix of native wetland, riparian, and upland
species.

Ultimate construction will include raising the spillway and constructing a gated valve outlet, landscaping
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per the provisions of the Specific Plan and the California Department of Fish and Game 1603 Stream
Alteration Agreement for the Colonies at San Antonio, and construction of trails and other amenities
within the central basin area

The passive recreational area within Planning Area 16 is designed for picnicking, jogging, strolling, and
viewing wildlife habitat. A system of community trails provides convenient access between
neighborhoods, commercial centers, and the open space area, with connections to the regional trail system
along the Cucamonga Creek Channel.

Infrastructure Phasing. The infrastructure required in Planning Area 16 is delineated in Table 10.A (see
Chapter 10.0). Each required backbone infrastructure component is identified by a “v" in the Table for
Planning Area 16.

Vehicular and Pedestrian Access. Vehicular access within Planning Area 16 is limited to maintenance
vehicles. Service drives lead from public streets to the 20" Street and 19™ Street outlet structures and all
recharge basins to allow for necessary maintenance. A pedestrian system within the Planning Area is
provided via community open space hiking trails located at the perimeter, with some offshoot trails
linking to 19™ Street, Colonies Parkway, or Campus Avenue (for trail design details, see Section 9.2.2 -
Trails). Overlook features are located along the community open space hiking trails at several locations
throughout the perimeter of Planning Area 16 to provide views of the open space amenity (for overlook
design, see Section 9.2.1 - Open Space Concept).

Drainage and Grading. Within Planning Area 16, flood control facilities are designed so that water will
flow east from the 19" Street and 20" Street outlet structures and be supplemented by water from the bio-
swale drainage channels bringing runoff from adjacent development (for 19" Street and 20" Street outlet
structure design and bio-swale drainage channel description, see Section 9.2.1 Open Space Concept).
Water will settle into Basin A of the central open space area, or, if of a sufficient volume, will continue
east through Basin Al, A2 and A3 to the outlet facility in the southeast portion of the Planning Area. (For
additional drainage information, see Chapter 4.0 Drainage) and for grading information, see Chapter 6.0 -
Grading).

Landscaping. A primary intersection featuring monumentation is located adjacent to the Planning Area
at the intersection of Campus Avenue and Colonies Parkway (for primary intersection design, see Section
9.3 - Streetscapes). The open space area will feature trail entry monuments, trail markers, interpretive
signage, and site furniture (for design and conceptual locations, see Section 9.2.1 - Open Space Concept).
Planning Area 16 will be divided into three different plant zones: a) wetlands; b) riparian; and c) upland
Southern California natives. The upper reaches of the drainage channel located in the bottom of the basin
will have moisture present throughout the year, generated from nuisance water from adjacent
developments and from the San Antonio Water Company (SAWCO) water flows, for groundwater
recharge. Sufficient moisture will be available to sustain wetland and riparian vegetation within these
channels. In the areas above the riparian channel, which are subject to the seasonal storm events, a
grassland area will provide a transition to the upland native plant community. The upland plant
community will consist primarily of Southern California native plant material. A partial list of
recommended plants is provided in Section 9.2.1 - Open Space Concept.

2.3.17 Planning Area 16A

Location. Planning Area 16A is located southeast of the open space area (Planning Area 16) between
Planning Areas 7 and 8 (Figure 2.18).

Use. This 2.24-acre Planning Area is designed to appear as a natural drainage path for conveying water.
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Infrastructure Phasing. The infrastructure required in Planning Area 16A is delineated in Table 10.A
(under the column designated Planning Area 16) (see Chapter 10.0). Each required backbone
infrastructure component is identified by a “v"” in the Table.

Pedestrian Access. Planning Area 16A features a community open space hiking trail along the western
edge of the Planning Area, which diverts into a community trail and greenbelt to provide pedestrian
access to the adjacent Planning Area (for trail design details, see Section 9.2.2 - Trails).

Roadway Cross Sections. See Chapter 3.0 - Transportation.

Drainage. The main feature of Planning Area 16A is the rock basin outlet that originates in the adjacent
Planning Area 16. The floodway directs water south under Colonies Parkway. (For additional conceptual
drainage information and landscape concepts, see Section 9.2.1 - Open Space Concept). For further
technical drainage information, see Chapter 4.0 - Drainage.

Grading. See Chapter 6.0 - Grading.

2.3.18 Planning Area 16B

Location. Planning Area 16B is located in the southern portion of the Specific Plan area between
Planning Areas 13 and 3 to the west and east, respectively (Figure 2.19).

Use. Planning Area 16B consists of 6.29 acres that serve as a floodway taking water south to the adjacent
basin in Planning Area 16C.

Infrastructure Phasing. The infrastructure required in Planning Area 16B is delineated in Table

10.A (under the column designated Planning Area 16) (see Chapter 10.0). Each required backbone
infrastructure component is identified by a “v"” in the table.

Pedestrian Access. A community trail and greenbelt follows Tanglewood Avenue beginning from
Colonies Parkway at the roadway bridge crossing, continuing to the Specific Plan boundary at the south
edge of the Planning Area, and turning west along the utility easement (for trail design details, see Section
9.2.2 - Trails). The trail features an overlook amenity located near the southern edge of the Planning Area
to highlight views of the natural appearance of the drainage pathway (for overlook design, see

Section 9.2.1 - Open Space Concept).

Roadway Cross Sections. See Chapter 3.0 - Transportation.

Drainage. For conceptual drainage information and landscape concepts, see Section 9.2.1 - Open Space
Concept. For technical drainage information, see Chapter 4.0 - Drainage.

Grading. See Chapter 6.0 - Grading.

Landscaping. A primary intersection with monumentation is designated along Tanglewood Avenue at
Hummingbird Lane at the southern boundary of the Specific Plan area. A secondary intersection with
monumentation is located at the junction of Colonies Parkway and Tanglewood Avenue. A neighborhood
intersection, identified with a monument sign, lies just to the south of the Planning Area, allowing
vehicular access into Planning Area 13 to the west via a road over the drainage path in Planning Area
16B. (For primary intersection, secondary intersection, and neighborhood intersection design, see
Section 9.3 - Streetscapes). Another roadway bridge crossing at the north portion of the Planning Area
allows Colonies Parkway to continue over the drainage path below (for design concept, see

Section 9.2.1 - Open Space Concept).
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2.3.19 Planning Area 16C

Location. Planning Area 16C (5.55 acres) is the southernmost Planning Area in the Colonies at San
Antonio Specific Plan area (Figure 2.20). It does not have common boundaries with other Planning Areas,
and is separated from Planning Area 3 to the north by Hummingbird Lane.

Use. This Planning Area encompasses “Detention Basin B,” where flood waters await their metered flow
into the Cucamonga Creek Channel located to the east just outside the Specific Plan boundary.

Infrastructure Phasing. The infrastructure required in Planning Area 16A is delineated in Table

10.A (under the column designated Planning Area 16) (see Chapter 10.0). Each required backbone
infrastructure component is identified by a “v” in the Table.

Roadway Cross Sections. See Chapter 3.0 - Transportation.

Drainage. For conceptual drainage information and landscape concepts, see Section 9.2.1 - Open Space
Concept. For technical drainage information, see Chapter 4.0 - Drainage.

Grading. See Chapter 6.0 - Grading.

2.3.20 Planning Area 17

Location. Planning Area 17 is located north of the central open space area and south of the intersection of
Campus Avenue and 19th Street (Figure 2.21).

Use. This Planning Area is designated Neighborhood Commercial. The 12.40-acre Planning Area
provides for neighborhood-scale retail and commercial service uses such as a supermarket, drug store,
bank, in-line and pad retail shops, gas station, car wash, and fast food and drive-through restaurants (for
permitted uses, see Table 7.B in Chapter 7.0). Planning Area 17 is easily accessible from the nearby
residential uses to the south and east within the Specific Plan area. This neighborhood center could also
serve visitors drawn from surrounding neighborhoods because of its proximity to the freeway and

19" Street. Because it generally serves local neighborhoods, rather than the region, this planning area
does not require freeway frontage as do the Highway Commercial designated areas. Planning Area 17 will
be designed as a unified center with common access and parking for its uses.

Infrastructure Phasing. The infrastructure required to support development of Planning Area 17 is
delineated in Table 10.A (see Chapter 10.0). Each backbone infrastructure component identified by a “v"™”
in the Table for Planning Area 17 is to be constructed and operational prior to the first occupancy of a
structure within this Planning Area.

Vehicular and Pedestrian Access. A commercial intersection provides vehicular access off Campus
Avenue at the western edge of the Planning Area. An additional commercial intersection provides
vehicular access into Planning Area 17 from 19" Street. A right in/right out vehicular access point also
occurs on the northeast side of the Planning Area off 19" Street. A pedestrian bridge will be located at the
eastern edge of the Planning Area across 19th Street (for design details, see Section 8.2.11 - Pedestrian
Bridge). A community open space hiking trail follows the east side of the Planning Area (for trail design
details, see Section 9.2.2 - Trails).

Roadway Cross Sections. See Chapter 3.0 - Transportation.

Drainage, Water and Sewer Facilities, and Grading. See Chapter 4.0 - Drainage, Chapter 5.0 Water
and Sewer, and Chapter 6.0 - Grading.
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Development Regulations. For development standards (including maximum building height, parking
space requirements, signage, and setback requirements), see Chapter 7.0 - Development Regulations.

Architectural Styles. For design theme and architectural criteria, see Section 8.2 - Commercial Design
Guidelines.

Landscaping. Project-identification monumentation is located at the commercial intersection to the north
of the Planning Area (for project commercial intersection design, see Section 9.3.3 Commercial
Intersection and Monumentation). An MWD right-of-way lies along the northwest edge

2.3.21 Planning Area 18

Location. Located just south of 1-210, Planning Area 18 is approximately 37 acres and lies on the west
side of the Specific Plan area (Figure 2.22).

Use. Planning Area 18 is designated Highway Commercial and features uses that draw from the project
site, City, and the region by providing for major retail uses, smaller retailers, and in-line shops and
restaurants. Uses could include department store, discount retailer with a garden center, general
merchandiser, in-line specialized retail stores and restaurants, food court, fast food restaurants, pad retail
stores, and gas station and car wash facilities (for permitted uses, see Table 7.B in Chapter 7.0). Planning
Area 18 will be designed as a unified center with common access and parking for its uses.

Infrastructure Phasing. The infrastructure required to support development of Planning Area 18 is
delineated in Table 10.A (see Chapter 10.0). Each backbone infrastructure component identified by a “v™
in the Table for Planning Area 18 is to be constructed and operational prior to the first occupancy of a
structure within this Planning Area.

Vehicular Access. Primary vehicular access is from two commercial intersections, one off Campus
Avenue located mid-way between the west and east segments of 19th Street . The other commercial
intersection features project-identification monumentation and is located at the junction of Campus
Avenue and 19th Street (for design of commercial intersection with project-identification, see Section
9.3.3 - Commercial Intersection and Monumentation). One right in/right out vehicular access point occurs
off Campus Avenue and one right in/right out/left out off 19th Street. A right in only access point also
occurs on Campus Avenue.

Roadway Cross Sections. See Chapter 3.0 - Transportation.

Drainage, Water and Sewer Facilities, and Grading. See Chapter 4.0 - Drainage, Chapter 5.0 Water
and Sewer, and Chapter 6.0 - Grading. A 30-foot wide easement at the southern edge of the Planning
Avrea allows for placement of utility lines.

Development Regulations. For development standards (including maximum building height, parking
space requirements, signage, and setback requirements), see Chapter 7.0 - Development Regulations.

Architectural Styles. For design theme and architectural criteria, see Section 8.2 - Commercial Design
Guidelines.

Landscaping. The freeway edge along the northern boundary of Planning Area 18 at 1-210 will feature a
landscape area that provides attractive views into the commercial center, and project identification
signage (for design at freeway edge, see Section 9.6 - Edge Treatments and for commercial project sign
information, see Section 7.7 - Sign Standards). An MWD right-of-way crosses the southern corner of the
Planning Area. Development within the right-of-way in Planning Area 18 will comply with the MWD’s
guidelines. For commercial streetscape, commercial landscape palettes, and landscape development
standards, see Chapter 9.0 - Landscaping.
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2.3.22 Planning Area 19

Location. At approximately 42 acres, Planning Area 19 is the largest in the Specific Plan area, and is
located south of 1-210 and east of Campus Avenue (Figure 2.23).

Use. The west half of the Planning Area could provide a commercial destination retail and entertainment
area. The overall design intent for this Planning Area is to provide an atmosphere where customers can
meet their shopping needs, while providing the local and regional community with an attractive,
convenient, and safe place to gather and socialize. The uses could include a theater along with restaurants
and specialty retail shops, stand-alone retail stores adjacent to in-line restaurants and retail stores, pad
retail stores, office uses, and a discount retailer (for permitted uses, see Table 7.B in Chapter 7.0). The
Planning Area is designed to facilitate pedestrian access between uses and to create areas for informal
gatherings. It will be developed as a unified center with common vehicular access and parking for its
uses.

Infrastructure Phasing. The infrastructure required to support development of Planning Area 19 is
delineated in Table 10.A (see Chapter 10.0). Each backbone infrastructure component identified by a “v"™”
in the Table for Planning Area 19 is to be constructed and operational prior to the first occupancy of a
structure within this Planning Area.

Vehicular and Pedestrian Access. A primary intersection with monumentation provides vehicular
access to Planning Area 19 at the intersection of 19™ Street and Colonies Parkway (for primary
intersection design, see Section 9.3 - Streetscapes). Vehicular access into the Planning Area via a
commercial intersection is located approximately mid-way between the intersection of Campus
Avenue/19th Street and the primary intersection at 19th Street/Colonies Parkway. Two right in/right out
vehicular access points occur off 19th Street and one occurs off Campus Avenue.

Roadway Cross Sections. See Chapter 3.0 - Transportation.

Drainage, Water and Sewer Facilities, and Grading. See Chapter 4.0 - Drainage, Chapter 5.0 Water
and Sewer, and Chapter 6.0 - Grading.

Development Regulations. For development standards (including maximum building height, parking
space requirements, signage, and setback requirements), see Chapter 7.0 - Development Regulations.

Architectural Styles. For design theme and architectural criteria, see Section 8.2 - Commercial Design
Guidelines.

Landscaping. A commercial intersection with project-identification monumentation is located at
Campus Avenue and 19™ Street within view of Planning Area 19 (for design of commercial intersection
with project-identification, see Section 9.3.3 - Commercial Intersection and Monumentation). The
freeway edge along the northern boundary of Planning Area 19 at 1-210 will feature a landscape area that
provides attractive views into the commercial center (for design at freeway edge, see Section 9.6 - Edge
Treatments). Within Planning Area 19, a landscaped buffer located at the eastern edge of the Planning
Area adjacent to the Cucamonga Creek Channel shall screen commercial development within the
Planning Area (for buffer design, see Section 9.6 - Edge Treatments). Landscaped project entry
monumentation is located at 19™ Street at the eastern boundary of the Specific Plan area (for easterly
project entry monumentation design, see Section 9.3 - Streetscapes). An MWD right-of-way lies along the
northwest edge of the Planning Area. Development within the right-of-way in Planning Area 19 will
comply with the MWD’s guidelines. For commercial streetscape, commercial landscape palettes, and
landscape development standards, see Chapter 9.0 - Landscaping.
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2.3.23 Planning Area 20

Location. Planning Area 20 (approximately 12 acres) is located in the northwest quadrant of the I-
210/Campus Avenue interchange in the northern portion of the Specific Plan area (Figure 2.24).

Use. Development in this Planning Area could include automobile dealership, hotel, retail, restaurant, gas
station, and other freeway-oriented commercial uses. The Planning Area’s size and orientation, which is
much wider than deep, increases the exposure of the permitted uses to freeway traffic (for permitted uses,
see Table 7.B in Chapter 7.0).

Infrastructure Phasing. The infrastructure required to support development of Planning Area 20 is
delineated in Table 10.A (see Chapter 10.0). Each backbone infrastructure component identified by a “v"™”
in the Table for Planning Area 20 is to be constructed and operational prior to the first occupancy of a
structure within the Planning Area.

Vehicular Access. Vehicular access into Planning Area 20 will be based on user requirements, and
reasonable and generally accepted traffic engineering practices. For a typical independent tenant of
approximately 1 acre, a minimum of two vehicular access points along the 20th Street frontage is
expected, subject to traffic engineering review. Tenant development plans will be coordinated with
existing conditions from previously approved adjacent parcels.

Roadway Cross Sections. See Chapter 3.0 (Transportation).

Drainage, Water and Sewer Facilities, and Grading. See Chapter 4.0 - Drainage, Chapter 5.0 Water
and Sewer, and Chapter 6.0 - Grading.

Development Regulations. For development standards (including maximum building height, parking
space requirements, signage, and setback requirements), see Chapter 7.0 - Development Regulations.

Architectural Styles. For design theme and architectural criteria, see Section 8.2 - Commercial Design
Guidelines.

Landscaping. A primary intersection featuring monumentation will be located to the east of Planning
Area 20 at Campus Avenue north of the freeway (for primary intersection design, see Section 9.3 -
Streetscapes). The southern boundary of Planning Area 20 adjacent to 1-210 will feature a landscape area
that provides attractive views into the Planning Area, and project identification signage (for design at
freeway edge, see Section 9.6 - Edge Treatments and for commercial project sign information, see
Section 7.7 - Sign Standards). For commercial streetscape, commercial landscape palettes, and landscape
development standards, see Chapter 9.0 Landscaping.

2.3.24 Planning Area 21

Location. Planning Area 21 (approximately 11 acres) is located in the northeast quadrant of the I-
210/Campus Avenue interchange in the northern portion of the Specific Plan area (Figure 2.25).

Use. Development in this Planning Area could include automobile dealership, hotel, retail, restaurant,
gas station, and other freeway-oriented commercial uses. The Planning Area’s size and orientation
increase the exposure of the uses to freeway travelers (for permitted uses, see Table 7.B in Chapter 7.0).

Infrastructure Phasing. The infrastructure required to support development of Planning Area 21 is
delineated in Table 10.A (see Chapter 10.0). Each backbone infrastructure component identified by a “v'™”
in the Table for Planning Area 21 is to be constructed and operational prior to the first occupancy of a
structure within the Planning Area.
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Vehicular Access. Vehicular access into Planning Area 21 will be based on user requirements, and
reasonable and generally accepted traffic engineering practices. For a typical independent tenant of
approximately 1 acre, a minimum of two vehicular access points along the 20th Street frontage is
expected, subject to traffic engineering review. Tenant development plans will be coordinated with
existing conditions from previously approved adjacent parcels.

Roadway Cross Sections. See Chapter 3.0 - Transportation.

Drainage, Water and Sewer Facilities, and Grading. See Chapter 4.0 - Drainage, Chapter 5.0 Water
and Sewer, and Chapter 6.0 - Grading.

Development Regulations. For development standards (including maximum building height,
parking space requirements, signage, and setback requirements), see Chapter 7.0 - Development
Regulations.

Architectural Styles. For design theme and architectural criteria, see Section 8.2 - Commercial
Design Guidelines.

Landscaping. A primary intersection with monumentation will be located to the west of Planning

Area 21 at Campus Avenue north of the freeway (for primary intersection design, see Section 9.3
Streetscapes). The southern boundary of Planning Area 21 adjacent to 1-210 will feature a landscape area
that provides attractive views into the development, and project identification sighage (for design at
freeway edge, see Section 9.6 - Edge Treatments, and for commercial project sign information, see
Section 7.7 - Sign Standards). Just to the east of the Planning Area and Specific Plan boundary lies the
Cucamonga Creek regional hiking and bike trail. A landscaped buffer located at the eastern edge of
Planning Area 21 adjacent to the Cucamonga Creek Channel shall screen commercial development within
the Planning Area (for buffer design, see Section 9.6 - Edge Treatments). An MWD right-of-way
traverses the Planning Area; development within the right-of way in Planning Area 21 will comply with
the MWD’s guidelines. For commercial streetscape, commercial landscape palettes, and landscape
development standards, see Chapter 9.0 -Landscaping.

2.3.25 Planning Area 22

Location. Planning Area 22 (approximately 3 acres) is located along the east side of Campus Avenue
at the western edge of Planning Area 16 (Figure 2.26).

Use. Development in this Planning Area would include flexible residential uses, that would allow
residential units to be developed at any density up to 24 du/ac (for permitted uses, see Table 7.B in
Chapter 7.0), for a maximum of 72 dwelling units (RF 24.0). The residential units could be developed
as either attached or detached units, depending on market demand at the time of construction.

If the available unit count for the Specific Plan is met prior to the development of this site, Planning Area
22 will be developed as a neighborhood commercial property. This will be implemented as detailed in
Section 11.2, Specific Plan Administration.

Infrastructure Phasing. The infrastructure required to support development of Planning Area 22 is
delineated in Table 10.A (see Chapter 10.0). Each backbone infrastructure component identified by a “v'™”
in the Table for Planning Area 22 is to be constructed and operational prior to the first occupancy of a
structure within the Planning Area.

Vehicular Access. Vehicular access into Planning Area 22 will be based on user requirements and
reasonable and generally accepted traffic engineering practices. For a typical tenant, two vehicular
access points will be provided: one right in/right out vehicular access point along Campus Avenue and
one along Colonies Parkway, each subject to traffic engineering review.
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Roadway Cross Sections. See Chapter 3.0 - Transportation.

Drainage, Water and Sewer Facilities, and Grading. See Chapter 4.0 - Drainage, Chapter 5.0 Water
and Sewer, and Chapter 6.0 - Grading.

Development Regulations. For development standards for the attached and detached residential unit
options (including maximum building height, parking space requirements, signage, and setback
requirements), see Chapter 7.0 - Development Regulations.

Architectural Styles. For design theme and architectural criteria, see Section 8.2 - Commercial
Design Guidelines.

Landscaping. For residential streetscape, residential landscape palettes, and landscape development
standards, see Chapter 9.0 -Landscaping.
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