
Planning & Community Preservation Department

RULES OF DECORUM 
• The purpose of the meeting is to consider the application for 

The Meadows and Bailey Canyon project

• Members of the public that behave in a manner that interrupts or 
obstructs the meeting will be issued a warning, and if they 
persist, they will be asked to leave

• Any and all demonstrations which disrupt, interrupt, forestall, or 
obstruct the City’s ability to conduct City business are 
prohibited, including clapping, booing, cheering, and hissing

• No signs, posters, or other large objects shall be displayed

MEETING FORMAT 
• The Commission will continue deliberations from the April 7th

Public Hearing.

• Staff will provide a presentation

• Planning Commissioners will be invited to ask questions of staff 
and the applicant
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PLANNING COMMISSION DELIBERATIONS

Phase One Proceedings

(Continued from 4/7 Planning Commission Hearing)

 Certify Final EIR and adopt a Mitigation Monitoring 

and Reporting Program (MMRP)

 Adopt a Specific Plan 

 Amend General Plan and Land Use Map 

 Amend Zoning Code and Zoning Map

 Approve a Lot Line Adjustment

 Enter into a Development Agreement
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ACTIONS FROM 4/7 PLANNING COMMISSION HEARING

1. Organize a site tour

2. Outline procedure of entitlement review process

3. Provide greater clarity regarding how design review of the Specific Plan (SP) will be conducted

4. Draft a table or summary comparing the SP development standards and R-1 development standards

5. Change the SP floor area calculation to match R-1’s calculation

6. Update the Commission on discussions with the County regarding road widening

7. Provide a site map of the Retreat Center property with clear lot lines

8. Show individual lot lines in the Land Use Map

9.
Provide more information regarding connection to parking and access related to Bailey Canyon Wilderness 

Park

10.
Request the Retreat Center to amend the lot line adjustment application to include realignment of the lot 

line of the open space further south

11. Make the zoning approval conditional on the construction of the project

12

Consider amending the Development Agreement to have the applicant provide the City with the 

Conservation Easement earlier in the process and for the City to forestall recordation until after all 

entitlements are issued

13
Include more language in the Development Agreement regarding Bonds for residential improvements 

(performance bond, surety bond, construction bond

14. Recirculation of Draft EIR

15. Lot Line Adjustment procedure
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1. Organize a site tour Complete.

2. Outline procedure of 

entitlement process
The Planning Commission will consider adoption of 

entitlements by resolution. The entitlements appear in order of 

action. Although listed as two separate actions, both the Final 

EIR/Monitoring and Reporting Program and the Specific Plan 

should be approached collectively. The Specific Plan outlines 

the project scope and the EIR analyzes environmental impacts. 

A. Certify the Environmental Impact Report (EIR) and adopt the 

Mitigation Monitoring and Reporting Program; and

B. Approve the Specific Plan; and

C. Amend the General Plan and Land Use Map from 

Institutional to Low Density Residential; and

D. Amend the Zoning Code and Zoning Map from Institutional to 

Specific Plan; and

E. Approve a Lot Line Adjustment, and

F. Approve a Development Agreement.

ACTION ITEMS & STATUS (4/7 PLANNING COMMISSION HEARING)
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ACTION ITEMS & STATUS (4/7 PLANNING COMMISSION HEARING)

 The Planning Commission will not apply subjective design review permit findings 

as found in Section 17.60.041 – Design Review Permit

 Design review will comply with the Specific Plan:

• Chapter 3 – Development Plan and Standards

• Chapter 5 – Design Standards and Guidelines

 Design Review includes:

• Evaluation of four architectural styles

• Three variations in elevation

• Four color schemes

• Resulting in a total of 12 building elevations and 16 color variations

3. Provide greater clarity regarding 

how design review of the Specific 

Plan (SP) will be conducted

• Design review conducted in Phase II Proceedings

• The Commission evaluates the plans and 

elevations in totality, not on an individual lot basis
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 Landscape Plan - Section 3.5 of the Specific Plan

The landscape plan focuses on primarily on drought tolerant tree and plant 

species and addresses:

• Conceptual Parks and Recreation Plan

• Wall and Fence Plan 

 Site Planning and Design - Section 5.4 of the Specific Plan

Addresses development standards including requirements for building height, 

setback, grading, building placement and orientation

 Architectural Design - Section 5.5 of the Specific Plan

Addresses building mass, form, scale, facade articulation, roof materials and 

supporting design elements, such as windows, doors, exterior materials and 

color

ACTION ITEMS & STATUS (4/7 PLANNING COMMISSION HEARING)

3. Provide greater clarity regarding 

how design review of the Specific 

Plan (SP) will be conducted

• Design review conducted in Phase II Proceedings

• The Commission evaluates the plans and 

elevations in totality, not on an individual lot basis
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ACTION ITEMS & STATUS (4/7 PLANNING COMMISSION HEARING)

4. Draft a table or summary comparing the R-1 One Family Residential Zone to the Specific Plan
development standards.
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ACTION ITEMS & STATUS (4/7 PLANNING COMMISSION HEARING)
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ACTION ITEMS & STATUS (4/7 PLANNING COMMISSION HEARING)
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ACTION ITEMS & STATUS (4/7 PLANNING COMMISSION HEARING)

5. Change the floor area calculation to match R-1’s calculation

The approved MOU contemplated modifications to the R-1 standard for floor area:

Per the MOU:

Surrounding 

Area:
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ACTION ITEMS & STATUS (4/7 PLANNING COMMISSION HEARING)

5. Change the floor area calculation 

to match R-1’s calculation

R-1 zone – Minimum floor area would be 

approximately 2,255 SF and maximum floor area of 

3,606 SF
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ACTION ITEMS & STATUS (4/7 PLANNING COMMISSION HEARING)

6. Update the Commission on 

discussions with the County 

regarding road widening

• Applicant held three meetings with the County

• Preliminary application for County feedback is in 

progress
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ACTION ITEMS & STATUS (4/7 PLANNING COMMISSION HEARING)

7. Provide a site map of the Retreat Center 

property with clear lot lines

Applicant provided to City Staff for 

discussion.
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ACTION ITEMS & STATUS (4/7 PLANNING COMMISSION HEARING)

8. Show individual lot lines in the 

Land Use Map

Exhibit provided below; individual lot lines extend to 

the bottom of the proposed slopes along Streets B 

and C.
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ACTION ITEMS & STATUS (4/7 PLANNING COMMISSION HEARING)

9. Provide more information regarding 

connection to parking and access related 

to Bailey Canyon Wilderness Park

97 total public parking spaces provided within 

the project site.

97
Total on-street 

Parking Spaces

37
Total Parking 

Spaces along 

Sunnyside Ave.

19
Total Parking 

Spaces along 

Carter Ave.

7
Parking Spaces in 

proposed park
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ACTION ITEMS & STATUS (4/7 PLANNING COMMISSION HEARING)

9. Provide more information 

regarding connection to parking 

and access related to Bailey 

Canyon Wilderness Park

Carter Roadway sidewalk options:

Both options must comply with ADA requirements

Option 1 results in the removal of 4 Cypress trees

Option 2 in purple retains trees 

CARTER SIDEWALK-OPTIONS 1 AND 2
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ACTION ITEMS & STATUS (4/7 PLANNING COMMISSION HEARING)

9. Provide more information regarding connection to 

parking and access related to Bailey Canyon 

Wilderness Park

Includes north and south connections:

• New direct connection to Bailey Canyon from Carter 

Ave

• There is a direct connection via proposed sidewalk 

to the existing Bailey Canyon parking lot
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ACTION ITEMS & STATUS (4/7 PLANNING COMMISSION HEARING)

9. Provide more information 

regarding connection to parking 

and access related to Bailey 

Canyon Wilderness Park

Both a north and south connection; new direct 

connection to Bailey Canyon from Carter Ave. There 

is a direct connection via proposed sidewalk to the 

existing Bailey Canyon parking lot.
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ACTION ITEMS & STATUS (4/7 PLANNING COMMISSION HEARING)

10. Request the Retreat Center to amend the lot line adjustment application to include 

realignment of the lot line of the open space further south
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ACTION ITEMS & STATUS (4/7 PLANNING COMMISSION HEARING)

11. Include a reversion clause in the 

Development Agreement that will allow 

the project to revert back to underlying 

zone if project fails

Automatic reversion would violate the procedural directions of 

state law.

The second phase of these proceedings requires the developer 

to obtain a tentative tract map and design review permit. Both 

permit approvals have expiration dates. If the developer fails to 

develop the site within a specific time frame, those entitlements 

will expire and the developer will be required to return to the City 

to obtain further approvals.

12. Consider amending the Development 

Agreement to have the applicant provide 

the City with the Conservation Easement 

earlier in the process and for the City to 

forestall recordation until after all 

entitlements are issued

Applicant agreed to execute a conservation easement upon 
approval of a design review permit and tentative tract map

The Conservation Easement will be held in escrow and recorded 
upon issuance of the 10th building permit

13. Include more language in the 

Development Agreement regarding 

Bonds for residential improvements 

(performance bond, surety bond, 

construction bond)

Development Agreement modified to require performance bonds 

for all improvements.
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 Staff reviewed the public comments submitted on this item and concluded that a lot

line adjustment is the appropriate procedure.

 The City Attorney will publish a memorandum outlining the City’s position.

ACTION ITEMS & STATUS (4/7 PLANNING COMMISSION HEARING)

14. The Commission asked for clarity regarding public comment claiming the lot line 

adjustment is the improper procedure to create Parcel 1 and Parcel 2.
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 Staff reviewed the public comments submitted on this item and concluded that 

recirculation is not required.

 The City Attorney will publish a memorandum outlining the City’s position.

ACTION ITEMS & STATUS (4/7 PLANNING COMMISSION HEARING)

15. The Commission requested that the City Attorney provide an opinion regarding 

recirculation of the draft environmental impact report.



Thank you.


