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Approvals: (‘
AGENDA REPORT Gity Manager (j/\~
Dept. Head d? '
SAN CLEMENTE CITY COUNCIL MEETING Kiiormay /=70

Meeting Date: November 7, 2018

Finance

Department. = Community Development
Prepared By: City Attorney

Subject: AMENDMENT TO SITE PLAN PERMIT 98-63 AND TENTATIVE TRACT MaP 15718,
MODIFICATION OF CONDITIONS OF APPROVAL FOR TREE REMOVAL AND REPLACEMENT
PoLicy

Fiscal Impact: None.

Summary: Staff recommends the City Council approve a modification to the Conditions of
Approval for Site Plan Permit (SPP) 98-62 and Tentative Tract Map (TTM) 15718 for
the Reserve Community relating to tree removal and replacement.

Background: On December 6, 2016, the City Council, with the Planning Commission’s
recommendation, adopted Resolution No. 16-70 amending SPP 98-62 and amending
TTM 15718 for the Reserve Association, provided in Attachment 4. Conditions of
Approval 4 and 11 of Resolution No. 16-70 required the Reserve Association to amend
its CC&Rs to include a policy regarding the removal and replacement of trees in the
common areas. Conditions of Approval 7 and 8 set the tree removal and replacement

policy:

7. As part of the consideration for the replacement of a tree, an arborist shall be
involved in evaluating the condition of the tree with the standards recognized
and practiced by the International Society of Arboriculture. The arborist along
with the landscape maintenance company shall evaluate the condition and
location of the tree to determine if it meets the criteria identified below to
consider removal. The replacement of a tree is authorized only when it meets
at least one of the following criteria:

Dead/dying

Diseased

Dangerous

Destructive

Tree is inappropriately centered in the intended view corridor area for
a home (as identified in the Plan View graphic below)

e Topped trees that cannot be crown restored

8. Tree replacement requests reviewed and supported by an arborist and the
tree landscape maintenance company that qualify for removal for: 1) skyline
trees; and 2) trees along Avenida Vista Hermosa, Avenida Vera Cruz, and
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~ -Costero Risco, (as stated above) shall provide a submlttal package to the City
that includes the following mformatlon for review:

Map |dent|fy|ng the tree locatron
Description and condition of the tree, including photographs
Criteria justifying the removal of the tree .

replacement is not proposed then the justification shall be provided.

'Tree. replacem‘en’t requests shall be reviewed by the City Planning Division

VN

Proposal for replacement tree including location, type, and size. If a |

and the City's Landscape Architect to ensure the request complies with the =

. removal criteria and.the replacement is In compliance with the approved
landscape design and remains in compliance with the HDO [Hillside

Development Ordinance]. Tree replacement requests that do not meet the

criteria shall ‘be-subject to City Planner review. The City Planner has the
discretion’ to elevate the tree replacement demsron to the Planning
CommIstn : : .

- Per San Clemente . Munlclpal Code, Section 17.12, 180 an appllcant may request

~ changes to approved applications. Generally, changes to Conditions of Approval are
processed as modifications requiring review by the approval's final decision-making -

7 authorlty, w1th a notlce and a publlc heanng (SCMC § 17 12 180(C) )

Discussion:

"The Reserve Association requests to change how the tree removal pollcy is recorded

~ and put into effect. Rather than amend the CC&Rs, the Association Board of Directors

- proposes to adopt the tree removal and replacement policy and enter into a separate’

- agreement with the City. To use this approach, Conditions of Approval 4 and 11 must

be modified. Currently, Condition of Approval 11 requires the Reserve Association to
amend its CC&Rs to reflect the trée removal and replacement policy (set by
Conditions 7 and 8 above) before removing any trees. Condition- 4 requires the
Reserve Association to “commence” the: CC&Rs amendment by Decembér 6, 2019
(three years from adoption date of Resolutlon No. 16-70).

The proposed Resolutlon shown in Attachment 1, Would modlfy Condltlons 4 and 11
of Resolution No. 16 70 as follows:

¢ The Reserve Assomation shall execute an .agreement__with the City, which

provides that (i) the Reserve Association shall adopt, implement, and enforce
a Board policy consistent with Conditions 7 and 8; (if) the Reserve Association
‘may not change the Board policy without the prior written approval of the City;
and (iii) the City may, at the Reserve’s expense, act to enforce the policy when
necessary. The agreement shall be approved as to form by the City Attorney
‘and executed by the Community Development Director. .

" e. The. Reserve Assomation shall adopt a pollcy consnstent with Condmons 7.and

8 as contemplated by the agreement

e The Reserve Association may not remove any tree until the agreement is

: executed and the board policy is adopted The reserve must “commence”.
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execution the agreement and adoptron the policy by December 6, 2019 (three
years from the adoptlon of Resolution No 16-70, per Condition 4),

" The proposed modifications to Condmons of Approval 4 and 1 are shown in

Attachment 2. The proposed Association Board policy is Attachment 3. The proposed _

agreement is Attachment 4.

The policy and agreement approach allows the City enforcement authonty that is

equivalent to the CC&Rs amendment approach. If the Association fails to execute the f
- agreement or adopt the policy, fails fo enforce the pohcy, or allows tree removal in

~ violation of the policy, then the Association would be in violation of SPP 98- 62, TTM

" Environmental

Review:

. Environmental Impact Report (1986), Forster Ranch Specific Plan Supplemental EIR -

15718, and the agreement. Per the agreement, the City could take corrective actron'

at the Association’s expense or seek aremedy in court
The proposed modifications to Conditions 4 and 11 in Résolutton No. 16-70 are
adequately addressed under the previously prepared the Forster Ranch Specific Plan

(1991), and Forster Ranch Specific Plan Amendment Subsequent Program EIR
(1998). Further, this action would not, in itself, in any way impact or alter the physical

_ environment. Accordingly; this action is not a “project” under State CEQA Guidelines

1 Recommended

Action:

Attachmehts:

section, 156378, and exempt from environmental review under sectlon 15061(b)(3)
(the-general- rule exemptron) :

STA#F RECOMMENDS THAT: the City Council approve amendments to SPP 98-62 and -

TTM 15718 for the Reserve Community relating fo tree removal.and replacement.

1. Resolutron '

2. Condition of approval modrfrcations (strike through and underllne)
3. Policy for adoption by the Reserve Association Board

4. Agreement between Association and City o

5. Staff report dated December 6, 2016 and Resolutron No. 16-70

'-‘Notic’:e given pursuant fo San Ctemente Municrpal Code Section 17.12.100:

Publication in a newspaper, mailing to residents within 300 feet of the subject property,
and postrng three notices adjacent to the subject property
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ATTACHMENT 1.

RESOLUTION NO.

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF
SAN CLEMENTE, CALIFORNIA, AMENDING SITE PLAN
PERMIT 98-63 AND TENTATIVE TRACT MAP. 15718,
RESERVE LANDSCAPE -AMENDMENT, TO MODIFY -
CONDITIONS OF APPROVAL FOR THE RESERVE

- COMMUNITY RELATING TO TREE REIVIOVAL AND
REPLACEMENT ‘ '

WHEREAS on March 3, 1999 'the City Council approved Slte'F’Ian Permit 98- 63 and
Tentative Tract Map 15718, allowing the- development of 419 smgle famlly dwelllng units
ln plannlng area. 4 of Forster Rarich; - ‘

WHEREAS, on December 6, 2016 the City Councn adopted Resolution No. 16 70
amending Site Plan Permit 98-62 and amending Tentative Tract Map 15718 for the

'Reserve-Community, located in the Residential Low zoning district of the Forster Ranch

Specific Plan, at the intersection of Camino Vera Cruz and Avenida Vista Hermosa. T Ke.

amendment to the Site Plan Permit and Tentative Tract Map allowed modification of the

approved landscape plan and requirements hmltlng the removal of trees for the Reserve
Community;

WHEREAS the Conditions 7 and .8 of Resolution No. 16 70 establlsh the followmg '_
tree removal and replacement policy:

7. As part of the consideration for the replacement of a tree an arbonst
shall be involved in evaluating the condition of the tree with the
standards recognized and practiced by the International Society of
Arboriculture. The arborist along with the landscape maintenance:
company shall evaluate the condition and location of the tree to

- determine if it mests the criteria identified below to consider removal.
The replacement of a trée is au’chonzed only when it meets at least
one of the following cntena

. Dead/dying -
I- Dieeased |
. Dangereus '
'« Destructive

e Tree is mappropnately centered |n the intended view corndor
area for a home (as identified in the Plan View graphic below). -

o Topped trees that cannot be crown restored .
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" Resolution No: S . 5 Page 2

8. “Tree replacement requests reviewed and supported by an arborist .
and the tree landscape maihtenance company that qualify for
removal for: 1) skyline trees;, and 2) trees along Avenida Vista
Hermosa, Avenida Vera Cruz, and Costero Risco, (as stated above)
shall provide a submittal package to the City that includes the _
followmg information for review:

"« Map id_entifyi,ng the tree location
e Description and condition of the tree, including p'h_otographs '
o Criteria justifying the removal of the tree

e -Proposal for replacement tree lncludmg location, type, and size.
ifa replacement is not proposed then the justlﬁcahon shall be |
© provided. .

Tree replaCement requests shall be reviewed by the City Planning
Division and the City’s Landscape Architect to ensure the request
complies with the removal criteria and the replacement is in compliance
with the approved landscape design and remains in compliance with the
HDO [Hillside Development Ordinance]. Tree replacement requests that -

- do_not meet the criteria shall be subject shall be the subject to City
Planner review. The City Planner has the discretion to elevate. the tree -
replacement decision to the Planning Commlssmn

WHEREAS Conditions 4 and 11. of Resolution No 16-70 required that the
Reserve Association amend its covenants, conditions, and restrictions (CC&Rs) to -
effectuate the tree removal and replacement policy in Conditions 7 and 8

WHEREAS the Reserve Association requested that Condltlons 4 and 11 of
Resolution No. 16-70 be modified so that, instead of through a CC&Rs amendment, the
tree removal policy in Conditions 7 and 8 is effectuated though a separate agreement
executed with the Clty and through a ‘policy ‘adopted by the Board of the Reserve
Assoclatlon ' .

WHEREAS the City Council flnds that the modifications to Conditlons 4 and 11 of
Resolution No. 16-70 are administrative in nature and do not impact the project site,
planning, design, or construction of development authonzed by Site Plan Permit 98- 62
and Tentative Tract Map 15718; and

WHEREAS on November 7, 2018 the City Councul of the City of San Clemente"
held a duly noticed public hearing on the request to modify Conditions 4 and- 11, and
considered the wiitten evidence dand testimony in the record.

NOW, THEREFORE, the Clty Councll of the Clty of San Clemente does resolve
-as follows: '
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'Resolution No: | | - - Page 3 .

Section 1: Envrronmental

The proposed modlflcatlons to Condltlons 4 and 11 in Resolution No. 1670 are

adequately addressed under the previously prepared the Forster Ranch Specific Plan -

Environmental Impact Report (1986), Forster Ranch Specific'Plan Supplemental EIR
(1991), and Forster Ranch Specific Plan Amendment Subsequent Program EIR (1998).
Further, this action would not, in itself, in any way impact or alter the physical environment.

~ Accordingly; this action is not a “proleot” under State CEQA Guidelines, section 15378, .
and exempt from enwronmental revxew under section 15061(b)(3) (the general rule

- exemption).

Section 2 Site Plan Permlt Findings. -

The City Councnl of the Clty of San Clemente finds that the mOdlflcatlonS to

‘Conditions 4. and 11 are administrative:in nature and do not impact the project site,
planning, desngn ‘or construction of developmerit authorized by Site Plan Permit 98-63.
Accordingly, the City' Counhcil finds that the modifications -are consistent with and do not

alter the findings in Resolution. No. 16-70, section 2 for.SIte Plan Permlt 98- 63, per San

* Clemente Munrcrpal Code sectlon 17.16. 050(F)(1)

 a.  The proposed development is permitted within the subject zone pursuant to
o the approval of a Site Plan Permit and complies -with all the applicable
. provisions of the Forster Ranch Specific Plan, the goals, and objectives of
~ the San Clemente General Plan, and the purpose and mtent of the zone in

which the development is being proposed

b. The site is suitable for the type and mtensrty of development that is
proposed , .

c. The proposed development will not be: detnmental to the publlc health,

safety or welfare, or matenally injurious to propertles and lmprovements in .

the vicinity.

d The proposed development will not be unsnghtly or create dlsharmony with -

its locale and surroundmgs

e The proposed development will minimize or eliminate adversé physical or

- visual effects which might otherwise result from unplanned or lnapproprlate
development, design or location, . ,

Section 3: Tentatlve Tract Map Flndlngs :

The City Council of the City of San Clemente finds that the modlflcatlons to
- Conditions 4 and 11 are administrative in nature and do not impact the project site,

planning, design, or construction of Tentative Tract Map 15718. Accordingly, the City
Coungil finds that the modifications are consistent with and do not alter the findings in

Resolution No. 16-70, section 3 for Tentatlve Tract Map 15718 per San Clemente o

Municipal Code 'section 17.16.050(F)(1):

1147~18/7&6



Resolution No. _ o : L . Page4

The Slte is physrcally swtable for the type of deVelopment

 The SIte is phySICalIy surtable for the proposed densrty of the development

The design of the-subdivision or the proposed improvements is not likely to

cause substantial environmental damage or substantlally and. avordably .

injure fish or wildlife or their habitat

- The desngn of the subdivision or the type of rmprovements is not lukely to

cause serious public health problems

- The subdlwsmn with its prowsmns for any design and lmprovements is

consustent with the General Plan and any appllcable specific plan.

“The design of the subdivision or the type of improverients will not conflict
with easements, acquired by the public at large, for access through or use
of the property within the proposed subdwrsron . '

Section 4: Mod|f|cat|ons fo Condltlons of Approval

“The modifications to Conditions 4 and 11 are as follows (addltlons shown in
underllne and deletions shown in strikeeut): S :

4.

11

" AMSPP 98:63 shall become null and void if the Iandscape mstallatlon
and-amendmentto-the- CC&Rs as well as execution of an agreement

and adoption of a Board policy as described in Condition 11 are not
commenced within three (3) years from the date of the approval:
thereof. Since the use requires the issuance of a building permit, the
use shall not be deemed to have commenced until the date that the

~ building permit is. issued for the development. [Citation - Sectlon

17.12.150.A.1 of the SCMC]. N (i

Prior to Clty approval for the replacement of any trees-and-the CC&R

» Reeereatlee the Reserve Association shall-vete—and-submit-for

ehall—bepreweleeltethe—Glty—execute the. aqreement and adopt the
Board policy as provided below

a. The Reserve Association shall execute an agreement with the
City, which provides that (i) the Reserve Association shall
adopt, implement, and enforce a Board policy consistent with
Conditions 7 and 8; (ii) the Reserve Association may not
change the Board policy without the prior written approval of =~ -
the City; and (iil) the City may, at the Reserve's expense, act
to enforce the policy when necessary. The agreement shall
be approved as to form by the City Attorney and executed by .
the Community Developmeént Director. (Plng.)
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Resolution No. : S | ~ Pageb
b. . The Reserve Aseoc;lation shall adopt a policy conSIstent with

"Conditions 7 and 8 _as contemplated bv the adreement in

.Condition 11(a) above : (Plng ) ,
Section 5:  City Council Approval‘ o

Based on the findings above, the City Council of the Clty of San Clemente hereby '

approves Amendments to Site Plan Permit 98-63 and Tentative Tract Map 15718 subject
to conditions of approval attached hereto as Exhlblt A.

Section 6: Severablllty

If any prowsnon of this resolutlon or |ts appllcatlon to any person or mrcumstance is held ‘

invalid, such invalidity has no effect on the other provxsmns or. applications of the
-ordinance that can be given effect without the mvalld provision or application, and to this
extent, the provisions of this resolution are severable. The City Council declares that it
would have adopted this resolution irrespective of the mvahdity of any portlon thereof.

APPROVED AND ADOPTED at a regular mee’ung of the Clty Councll of the Clty
~ of San Clemente this ' day of )

Mayor S
C|ty of San Clemente Callforma

ATTEST:

.Clty Clerk .
City of San Clemente Cahfomla

" 11-7-18 / 7B-8
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" RESOLUTION NO. Page 6

STATE OF CALIFORNIA )
COUNTY OF ORANGE
CITY OF SAN CLEMENTE )

|, JOANNE BAADE, City Clerk of the City of San Clemente, California, do hereby certify that

Resolution No. was adopted at a regular meeting of the City Council of the City of
San Clemente held on the day of , , , by the following vote:
AYES:

NOES:

ABSENT:

IN WITNESS WHEREOF, | have hereunto set my hand and affixed the official seal of the City
of San Clemente, California, this day of ,

CITY CLERK of the City of
- San Clemente, California

Approved as to form:

City Attorney
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Resolution No. o : - EXHIBIT A
| " CONDITIONS OF APPROVAL .
~ AM SPP 98-63/AM TTM 15718
 RESERVE LANDSCAPE AMENDMENT

-1 Condl’uons of approval assocrated with. Resolution No. 16-70 for TTM 1 5718 and
~ SPP 98-63 are superseded by this Resolution ST  (Ping.)__

2. - Landscapmg shall be in substantial conformance wrth the landscape plan, tree

removal criteria, and any other applrcable submlttals approved by the City Councrl o

on December 6, 201 6. : (PIng.)____

3. The apphcant shall defend, indemnify, and hold harmless the City of San Clemente
and its officers, employees, and agents from and against any claim, action,
“ proceeding, fines, damages, expenses, and attorneys’ fees, against the City,. its
officers, employees, or agents to attack, set aside, void, or annul any approval or
condition of approval of the City concerning this pro;ect including but not limited
to any approval or condition of approval of the City Coungil, Planning Commission,
or City Planner. Applicant shall pay all costs, The City shall promptly notify the
- applicant of any claim, action, or proceeding concerning the project and the City
shall cooperate fully in the defense of the matter. The City reserves the right, at its
_‘own option, to choose its own attorney to represent the City, its officers,
employees, and agents in the defense of the matter. If the applicant fails to' so
defend the matter, the City shall have the right, at its own option, to do so and, if it
does, the apphcant shall promptly pay the City's full cost of the defense. = .
(Ping.)_____

e

4. Amendment to Site Plan Permit 98- 63 shall become null and void if the landscape

installation as well as execution of an agreement and adoption of a Board policy

- -as described in Condition 11 are not commenced within three (3) years from the

~ date of the approval thereof. Since the use requires the issuance of a building
permit, the use shall not be deemed to have commenced until the date that the
building permrt is issued for the developmenit. [Cn‘al/on Section 17.12.1560.A.1 of

the SCMC] | . - ~ (Ping.)____

5. The owner or desrgnee shall have the right to requ'es't an extenswn AMSPP 98-63
if said request is made and filed with the Planning Division prlor to the explratlon
date as set forth herein. The request shall be subject to review and approval in
accordance with Section 17.16.160 of the Zoning Ordinance. [Citation - Section
17.12.160 of the SCMC] - : (PIng.)____

" . 6. | Re.s_olution 99-13, Condition 14.j shall be revised to allow the removal of trees if

- they comply with the criteria identified in the Tree Maintenanoe Plan and in
condition of approval 7 and 8 below or if the removal request is approved by the

City Planner or the designated pubhc heanng review body, as stated in condition, A

of approval 8 below. ‘ EE(Ping. )
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Resolution No. . | . : _ - . Page 2

As part of the conSIderatlon for the removal of 4 tree, an arborist shall be involved -

in evaluating the condition of the tree with the standards recognized and practiced
by the International Society of Arboriculture. The arborist along with the landscape

maintenance company shall evaluate the condition and location of the tree to

determine if it meets the criteria identified below to consider removal. The removal
of a tree is authorized only when it meets at least one of the following critena:

Dead/dying,
Diseased,
Dangerous,
Destructive,

“Tree Is inappropriately centered inthe mtended view corndor area fora home
(as identified in the plan vnew graphic in the Clty approved concept Iandscape
plan), or

e Topped trees that cannot be crown restored 60 days from the ldentlfxcatlon of

a dead tree it shall be removed and replaced with a new tree - _
- — - mN(Ping,)

Tree replacement requests reviewed and supported by an arborist and the tree
- landscape maintenance company that qualify for removal for: 1) skyline trees; and
- 2)trees along Avenida Vista Hermosa, Avenida Vera Cruz, and Costero Rlsco (as
stated above) shall provide a submlttal package to the City that includes the

~ foliowing information for revnew

* Map identifying the tree location, _

. Description and condition of the tree, including photographs,
Criteria justifying the removal of the tree, and .
Proposal for replacement tree including location, type, and size. If a
replacement is not proposed then the justification shall be provided.

Tree replacement requests shall be reviewed by theCity Planning Division and the .

City's Landscape Architect to ensure the request complies. with the removal criteria
and the replacement is in compliance with the approved landscape design and
remains in compliance with the HDO [Hillside Development Ordinance]. Tree
replacement requests that do not meet the criteria shall be subject to City Plariner
review. The City Planner has the discretion to elevate the tree replacement
decision to the. Planning Commlsswn - . - ll(PIng )

The Reserve HOA shall instali 33 percent of trees each 'year, over the course of
- three years, across all quadrants of the development (where needed) to improve
the aesthetics and have varied growth to bring the development into compliance
with the HDO and the General Plan requarements for the development.

mN(Ping.)
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Resolution No. . o | o " Page 3

10,

1.

12..

The tree inetallatione on the slopes and the replacement of inappropriately placed
- trees ortopped trees that cannot be crown restored must be completed within thiee ™

years from the City Council approval of Resolution No. 16-70 on December 6, 2016

to avoid citations for being out of compliance with their approved landscape plans -

and conditions of approval. An extension to the three year installation timeline
would be subject to Commumty Deve!opment Dlrector approval HR(Plng.)

Prior.to City approval for the replacement of any frees, the Reserve Assocnation
shall execute the agreement and adopt the Board policy as provided below: -

a. The Reserve Assomatron shall execute an agreement with the City, which

provides that (i) the Reserve Association shall adopt, implement, and .

enforce a Board policy consistent with Conditions 7 and 8; (ii) the Reserve

‘Association may. not change the Board policy without the prior written -
approval of the City; and (iii) the. City may, at the Reserve’s expense, actto’

enforce the policy when necessary. The agreement shali be approved as to
“form by the City Attorney and executed by the Commumty Development

Director. o , : (Plng ) S

b. The Reserve Assocnatron shall adopt a policy consrstent with Conditions 7
and 8 as.contemplated by the agreement in Condition 11(a) above.
: (Ping)_____

All free replacements shall be in conformance with the Tree Maintenance Plan to
ensure the tree location, type and blend of trees on the common area slopes is

. . consistent with the City Council approval of Resolution No. 16-70 on December 6,

o 2016 for the amended landscape plan and tree policy. mE(Ping. )____ﬂ

13,

14

The applicant shall comply with all applicable provistons of the San Clemente

Municipal Code, adopted-ordinances, and state laws. . (Plng.)

Within thirty days after project approval, the owner or designee shall submit written

.consent to all of these imposed conditions to the Community Development Director .

or designee. The owner or.designee understands that the resolution will be of no

force or effect unless such written consent is submitted to the City. [Citation— City

Attorney Legal Directive] o , - (PIng,)

44-7-18/7B-12 -
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Proposed modifications to conditions AT]—ACH MENT 2

The modifications to Conditions 4 and 11 are as follows (additions shown in
underline and deletions shown in sirikesut):

4, AMSPP 98-63 shall become null and void if the landscape installation
and-amendmenttothe CC&Rs as well as execution of an agreement
and adoption of a Board policy as described in Condition 11 are not
commenced within three (3) years from the date of the approval
thereof. Since the use requires the issuance of a building permit, the
use shall not be deemed to have commenced until the date that the
building permit is issued for the development. [Citation - Section
17.12.150.A.1 of the SCMC] (PIng.)

11.  Priorto City approval for the replacement of any trees-and-the CC&R
Reee#eaeee the Reserve Assomatlon shall—ve%e—a%d%ubmn—#e;

eh&Lb&p;ewded—te—ﬂee—Gﬂy—execute the aqreement and adopt the

Board policy as provided below:

a. The Reserve Association shall execute an agreement with the
City, which provides that (i) the Reserve Association shall
adopt, implement, and enforce a Board policy consistent with
Conditions 7 and 8; (ii) the Reserve Association may not
change the Board policy without the prior written approval of
the City; and (iii) the City may, at the Reserve's expense, act
to_enforce the policy when necessary. The agreement shall
be approved as to form by the City Attorney and executed by
the Community Development Director. (Ping.)

=

The Reserve Association shall adopt a policy consistent with
Conditions 7 and 8 as contemplated by the agreement in

Condition 11(a) above. (PIng.)
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ATTACHMENT 3

COMMON AREA TREE REMOVAL POLICY

The Board of Directors has the power under Article V, Section 2(m), of the: Association’s - |

‘CC&Rs to adopt reasonable Rules and Regulations concerning the maintenance, improvement,

~use and/or occupancy of any portion of the Project. “To further clarify the requirements for o

Common Area tree removal as stated in Atticle VIII, Section 29, of the Association’s CC&Rs, as
amended, and comply with City of San Clemente Resolution No. 16-70, the Board of Drrectors '
has adopted the following Common Area Tree Removal Policy: :

1. No Owner shall remove or alter any tree in the Common Area Any Owner requests for the
- Association to 1emove/replace trees in the Common Area shall be subrmtted to the Board for
cons1deratron as follows: : ‘

,(a) Owner requests an appheatron' for Common Area tree removal/replacement from the
Board Owner must then subnnt a completed apphcat1on to the Board for rev1ew

(b) If the Board dec1des an application for Common Area tree removal/replacernent has‘
merit, the Board will request an evaluation from the Association's landscape maintenance
contractor and engage the services of a third party arborist to inspect the tree(s), make a
formal assessment of each tree’s health and potential danger with the standards

: recogmzed and practiced by the International Society of Arboriculture, and provide a
reoommendatron to the Board regarding removal/replacement

“(c) The Board will decide Whether to approve or 1¢j ect the application for Common Area tree
removal/replacement The removal ‘and replacement of a tree will be authorized only
When it meets at least one of the following criteria:

The tree is
. Dead/dying,
Diseased,
- Dangerqus,
Destructive, -
Inappropriately centered in the intended view corridor area for a home (as
identified in the plan view graphlc in the Clty apptoved concept landscape plan), -
. or
o A topped tree that cannot be crown restored

If the application is approved, unless the tree(s) also require City approval pursuant to |
Subsection (d) below, the Board will then engage the services of the Association's
landscape maintenance contractor or other third party contractor to remove/replace the

designated tree(s). Replacement trees shall be planted within 60 days of application

approval by the Board or by the City in the case of “skyline trees” subject to Subsection -
(d) below, whrchever is later. ' , S

(d) If an application is for removal/replacement of "skyline trees" (shown on the City -

approved concept landscape plan) along the top of a slope between Residences or trees
along Avenida Vista Hermosa, Camino Vera Cruz, and Costero Risco, then such request

11-7-18 / 7B-14
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will require a formal assessment of each tree's health-and potential danger from a third
party arborist and approval from both the Board and the City before any such tree can be’
‘removed/replaced by the Association, If the tree removal/replacement application is
approved by the Board, the Board will then submit a request to the City for
.rev1ew/approva1 along with the followmg information: ‘

Map identifying the tree location _
Description and condition of the tree, including photogz aphs '
Reasons for removing the tree, including arborist's recommendations
- Proposal for replacement tree 1nclud1ng location, type, and size recommended by
arborist. If a replacement free. is not proposed then the justification shall be
: ~prov1ded : »

2 c$ueh 1equests shall be in compliance w1th the City approved landscape concept plan for the
Project and the City's Hillside Development Ordinance (Municipal Code sectlons 15.40.010 -
15 40. 080) ' : :

' No revisions, ehanges, or termination of the provisions of this Policy by the Board of Directors
_shall be effective without the prior written approval of the City Attorney and the City Council of
the City of San Clemente.. The Association shall forward, or cause to be forwarded, to the
- Community Development Director, o desigriee, of the City of San Clemente, a written notice,
. delivered by certified or reglstered mail with return receipt requested of any such revision,
change or termmatlon requestlng approval thereof. : _

Any revisions or changes of the prov1s1ons of this Policy by the Board of Dlreetors shall comply
- with City approved landscape concept plan for the Project and the City’s Hillside Development
Ordinance (Municipal Code sections 15.40.010-15.40.080) unless otherwise approved by the ‘
City Attomey and the City Courcil of the City of San Clemente.

: Adopfed by the Board of Directors on - ., 2018
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ATTACHMENT 4

TREE REMOVAL POLICY AGRTEMENT o
'BY AND BETWEEN THE CITY OF SAN CLEMENTE
-AND THE RESERVE MAINTENANCE CORPORATION

PARTIES AND DATE

.’1hrs Tree Removal Polrcy Agreement (“Agreement”) is entered into as of

, 2018 (“Effective Date”) by and between the City of San Clemente, & California 1nu1nc1pal i

corp01 ation (the “City”) and the Reserve Maintenance Cotporation, a California nonprofit mutual
benefit corporation, (the “Association”). The City and Association are sometimes hereinafter
individually referred to as “Party” and herelnaﬂer collectively referred to as the “Parties.” o

RDCITALS B

A.  The Association is an “association” as defined in Civil Code section 4080, formed for the
purpose of operating and managing the Reserve planned unit development including
without limitation ownership of certain real property in the City of San Clemente, County
of Orange, State of California, more partloularly descnbed 1n Exhibit ‘A (Property
Descnptron), ,

B.  Per Site Plan 'Perrnit'9,8~'63 and Tentatlve Tract Map 15718 as amended by cﬁy Courcil -

Resolution No. on November 7, 2018, the Association must adopt -a policy - - -

specific to tree removal (the “Tree Removal Pol1cy”), as provrded in Exhibit B (Tree
Removal Pohcy) A

C.  As demonstrated by the requnements of Site Plan Penmt 98 63 and Tentative Tract Map
- 15718, the City has an interest in the careful and appropriate removal and replacement of
trees on the Property L .

D. The City and the Association desne to enter into this agreement to ensure the adoptlon of
compliance w1th enforcement of the Tree Removal Policy.

TERMS

‘Now therefore in consideration of .the mutual covenants and obligations of the parties herein
contained, and for other good and valuable consideration, the receipt and sufﬂcrency of which
are hereby acknowledged the parties agree as follows

1. Tree Removal Policy, -

- 1.1.  Policy Adoption. The Association will adopt, comply Wlth and enforce the Tree
Removal Pollcy prov1ded in Exhibit B. : :

1.2.. Policy Modrﬁcatron The Association will not rescmd amend, or change the Tree'
Removal Policy in any way, w1thout the City’s prior written approval.
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- Enforcement.

2.1.  Corrective Order If the City determines that the Association is in violation of this
Agreement, then the ‘City may send the. Association a written corrective order to
take appropriate measures within five (5) calendar da_ys of the date of the order.

2.2, Corrective Action. If the Association fails to comply with the cotrective order
. described in-Section 2.1 (Corrective Order), the City may, at the Assoc1at1on s
-expense, enter the Property to take corrective action.,

. 2.3, Additional Enforcement. Any enforcement rights of the City as descnbed in ﬂms

Agreement are in addition to and not instead of the City’s rights regarding
enforcement ofits ordlnances, regulations, and polle1es and the City’s rights

Term. The term of this Agreement shall commence on the Effectlve Date and shall,

‘unless otherwise modified, continue until cancelled per Section 4 (Cancellation).

Cancellation. This Agreement may be cancelled only by the pI‘lOI' wntten consent of the
City and the Assoe1at1on

Mlscellaneous.

5.1. Indemmﬁeauon

5.1.1, Indemmficatron of the Clty by the Assoc1at1o The Assocna’aon shall
defend, indemnify and hold the City, its officials, officers, employees, and

agents (the “Indemnified Partres”) free and harmless from any and all
liability from loss, damage, or 1nJury to property or persons, ‘including
Wrongful death, in any manner arising out of or incident to acts,
- omissions, and/or operations by the Association, its officials, officers,

personnel, employees, contractors, and/or subcontractors as well as its -

contractors’ and/or subcontractms officials, officers, employees, and
- agents. Further, the Association shall defend at its own expense, including

attorneys’ fees, the Indemnified Parties in any legal action based upon

such acts, omissions and/or opetations. '

5.1.2. The Association’s Obligations. The Assoclatlon $ 0b11gat10ns under th15~' :
Section 5.1 (Indemnification) shall apply to all damages and claims for
damages of every kind suffered, or alleged to havé been suffered,
regardless of whether or not the City has prepared, supplied, or approved |
any plans or for the uses allowed by this Agréement, and regardless of
whether or not such insurance policies shall have been determined to be
applicable to any of such damages or claims for damages.

- 5.1.3. Thé City’s Rights. The City does not and shall not waive any rights
agalnst the Association that the City may have under the indemnification
provision. in this Section 5.1 (Indemmﬁcatlon) because of the City’s

‘ aceeptance of any securlty deposits or insurange policies.
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5.2.

T 53,

5.4.

5.5.

5.6,

'5.14. Survival. The indemnification provision in this Section 5.1

(Indemnrﬁcatlon) shall survive the terminatwn or explratron of this
- Agreement.. :

Attorneys® Fees. If any legal action or proceeding arising out of or relating to this

Agreement is brought by eithet party to this Agreement, the prevailing party shall

- be entitled to receive from the other party, in addition to any other relief that may

be granted, the reasonable attorneys’ fees, costs, and expenses incurred in the

~ action or proceeding by the prevailing party

Grovernm,gy Law and Venue. This Agreeiment shall be governed by the laws of the " _

State of California. Venie shall be in Orange County.

Waiver.. The City’s failure to insist upon strict compliance with any provision of
this Agreement or to exercise any right or privilege provided herein, or the City’s-

- waiver of any breach hereunder, shall not relieve the Association of : any of its

obligations hereunder, whether of the same or similar type. The foregoing shall be
true whether the City’s actions are intentional or umntentlonal Further, the

~ Association agrees to waive as a defense, counterclaim, or setoff any and all
defects, irregularities, or deficiencies in the authorization, execution, or .

performance of this Agreement as well as any laws, rules, regulations, ordmances

or resolutwns of the City with regard to this Agreement.

Supplement, Mod1ﬁcat1on and Amendment No suppleinent, modification, -
‘and/or amendment of this Agreement shall be binding unless executed in 'writing
" and signed by both Parties. :

Assmament ot Transfer

5.6.1. No Assmnment w1thout the City’s Consent The Assocranon shall not

assign, hypothecate, or transfer, either directly or by operation of law, this .
Agreement or any interest herein without prior written consent of the City. -

Any attempt to do so shall be null and void, and any assignee,

hypothecatee, or transferee shall acquire no right or interest by reason of

such attempted assignment, hypothecation, ortransfer. Unless specifically

stated to the contrary in 'the City’s written consent, any assignment, -

hypothecation, or transfer shall not release or discharge the Assoc1at10n
from any duty or respons1b111ty under tms Agreement

5.6.2. Merger, The transfer of a majonty of the ownershlp interests in the
ASSOOlatIOIl, however accomplished, and whether in a single transaction or

-in a series of related or unrelated transactions, or the merger of the

Association into any other entity in which the Association is not the
surviving entity, or the sale of all or substantially all of the Association’s
assets, shall be deemed an assignment of the Association’s rights
hereunder subject to the requirements of Section 5.6.1 (No Assignment
without the City’s Consent)
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5.7.

5.8.

5.9.

. Construetion References, and Captions.

5. 71 Simple Construction. . It bemg agreed the Parues or their agents have

~ participated in the preparation of this Agreement, the Ianguage of this
Agreement shall be construed simply, according to its fait meaning, and
- not strictly for or against any Party. : :

5.7.2. Section Headings. Section headings contained in this Agreement are for .

convenience only and shall not have an effect in the construction or
mterpretatmn of any provision. ~

. 5;7.3. Calendar Days. . Any term 1eferenc1ng time, days or period for

performance shall be deemed calendar days and not work days. -

'5 7. 4 “References to the City. All references to the City shall include, but shall

tiot be limited to, City Council, City Manager, City Aftorney, City

Engineer, or any. of their authonzed representatives. The City shall have -

the sole and absolute discretion to determine which public body, public
_ ofﬁclal or public employee may act on behalf of the City for any part1eular

purpose.

5.7.5. References to the Association. All references to the Association shall
include all officials, officers, personnel, employees, agents, contractors,
~and subcontractors of Association, except as otherwise specified in th1s
Agreement

Notices. All notices to be given hereunder shall be in writing and may be made :

either by personal delivery or by registered or certified mail, postage prepaid,

return receipt requested. Mailed notices shall be addressed to the parties at the
addresses listed below. Notices delivered personally will be deemed

communicated as of actual receipt; mailed notices will be deemed eommumeated ‘

as of two (2) days aﬁer mailing.

To City: a . : To Association:

City of San Clemente. - - The Reserve Maintenance _Corporatien
910 Calle Negocio, Suite 100 c/o Action Property Management
San Clemente, CA 92672 2063 Main Street, Suite 500

- Attn: Community Development Dir, - Irvine, CA 92614 .

Atin: President of the Board

Entire Agreement and Severability.

. 5.9, 1 Entire Agzeement ThlS Agreement containg the entire Agreement of the

parties with respect to the subject matter hereof, and supersedes all prior
" negotiations, understandmgs or agreements, either wrltten or oral, express
or 1mp11ed v

11-7-18 / 7TB-19




5.10.

5.9.2.

cveiabilijcy The invalidity in whole or in part of -any provision of this
Agreement shall not void or affect the validity of any other provision of
this Agreement : '

Bindm Effect.

- 5.10.1.
" shall be binding on and shall inure to the benefit of the Parties, and their

5.10.2.

5.10.3.

5.104.

The Parties. Fach and all of the terms and conditions of this Agreement

SUCCESSOrS, hens, personal representatives, or ass1gns

Successors and Assigns. This Agreement shall be bmdmg on the
succesgors and ass1gns of the Pames ' :

Recordation. The Assoma’uon aoknowledges and agrees that the City
may .cause a copy of this Agreement to be recorded m the Orange
County Reoorder s Office.

Not Authonzatmn to Assign. ThlS Sectlon 5. 10 (Bmdmg Effect) shall ‘
- not be construed as an authoiization for any Party to a331gn any right or

obligation under this agreement other than'as prov1ded in Sect1on 55
(Assignment or Transfer). :

Signatures on next page.
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SIGNATURE PAGE TO TREE REMOVAL POLICY AGREEMENT
BY AND BETWEEN THE CITY OF SAN CLEMENTE
AND THE RESERVE MAINTENANCE CORPORATION

In witness thereof, the Parties here to have executed this Agreement:

- City Attorney

| ‘City of San Clemente | B Reserve Maintenance Corporat'ion"
By:_ : By:
* Cecilia Gallardo-Daly © . Name:
Community Development Director " President -
AP_PROVED AS TO FORM: -
By: By
Scott C. Smith. S ' .N_ame:
Best Best & Krieger LLP ' . Secretary
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- EXHIBIT A _
PROPERTY DESCRIPTION

" Lots A through AA inclusive, of Tract No. 16210 as per Map recorded in Book
© 828, Pages.11 through 20, inclusive, of Miscellaneous Maps filed i in the Office of’

the County Recorder of Orange County, State of Cahforma

Lots A through DD inclusive, of Tract No 16211 as per Map recorded in Book
827, Pages 42 through 50, inclusive, of Miscellaneous Maps filed in the Office of
the County Recorder of Orange County; State of California.

Lots A throu gh HH, inclusive, of Tract No. 16212 as per. Map recorded in Book
828, Pages 1 through 10, inclusive, of Miscellaneous Maps, filed in the Office of
~ the County Recorder of Orange County, State of Calrfornla :

Lots A through Y, inclusive, of Tract No 16282 as per Map recorded in Book

827, Pages 33 through 41, inclusive, of Miscellaneous Maps, filed in the Office of |

" the County Recorder of Orange County, State of California.
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'EXHIBIT B
TREE REMOVAL POLICY

B-1

- 11-7-18/7B-23




~ ATTACHMENT 5

XL L .

. L. o | Approvals A
 AGENDAREPORT . e

' . o epi, Head

SAN CLEMENTE CITY COUNCII, MEETING Attorney

~ Maeeting Date: December 6, 2016

Department:  Coramufity Development/Planning Division
Prepared By:  Cliff Johes, Assoclate_Planne% '

Subject: . AMENDMENT TO SITE PLAN PERMIT 9863 AND AMENDMENT TO TENTATIVE TRAGT Map
T 15718, RESERVE LANDSGAPE AMENDMENT, LOGATED IN THE RESERVE COMMUNITY IN THE
GENERAL AREA BETWEEN AVENIDA ViSTA HERMOSA AND COSTERO RiSCO, ,

Fiscal Impact: Nohe.

. Sumimary: Staff recommends the City Councll approve & request to amend the Reserve
. : communify's Site Plan Permit (SPP) and Tentative Tract Map (TTM), The requested |
‘modifications melude: 1) modify the commot area slope planting pallet, 2) identify new -
locations for trees.and a three year troe restoration plan 'én the common area slopes,
3) ament-the CC&Rs and conditions of approval to allow the Assoclation to remove -
and replace incorrectly placed of topped trees, 4) establish criteria for when topped
or nappropriately placed trees can be removed and replaced, and 8) approve g -
Conceptual Landscape Plan to Identify where trees should be Idcated to ensurs the
Reserve complies with the Hillslde Development Ordinande (HDQ),

Background: In the 1980s -concerms were raised about hillside develdpments and thelr visal
-, Impacts from public places. As a result of this issue, the HDO was adopted
(Attachment 4) to ensure hillside developments avold stalr stepping up the hillsides - -
. &@nd are better Integratad with the natural topography atid open space character of the
area, The HDO includes a number of design options that can be thcorporated into a
_project to blend dévelopments in with the natural environment. Design examples
- shown i the HDO Exhibits A, G, X, Z, AA and BB are similar to the landscape plan
approved for the Resetve, =~ . . ‘ o

The Reserve -comimunlty was originally proposed In anothet location in the Forster
Ranch area; however, there were environmental issues with the site so.the Clty and
.the daveloper relocated the development to the ourrent hillside locatlon as the
alternative. While processing the application for-the Resetve development, the City
had concerns with the project meeting the requiraments of the HDO becatise of its
. stair stepped dasign. To mitigate the stalr stepped grading, a laridscape plan was
designed to blend the development into the natural topography. The City Council
appraval of the development in 1999, was contingent on conditions of approval that
' required the installation and engoing maintenance of the project's landseaplng. The
conditions required the developerto plant and malntaln trees atthé top of the common
area slopes to screen the devslopment from public view while allowing ocean view
corridars for the property owners (Attachment 5). To ensure the comimunity stayed in
compliance with the landscape design requirements, the City Counall required the _

Planning Diviston
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Agenda Report

| Page 2

[

developer to include the same Iandscape preservation requirements in the CC&Rs

Below are the original condltions of approval related fo the landscape requlrements _

“'for the Resefve (Attachment ).

Condition 2(a) - A detalled Iendsaaplng and imgatlon plan ﬂlustraﬂng the
landscape mltigation concept along Avenida-Vista Hermosa, as discussed at =
the. dahvaty 19, 1999 Planning -Commission and February 17, 1999 ‘City
.. Councll meetings (Le. screening adverse view of the project while maintain .
Important public views), shall be submitted to and approved by the Community
Development Director prior:to the Issuance of any permit, Prior to approval of
the landscape plan the applicant shall install a-“mock-up” of the landscape
 Installation for the consideration of the Communily Development Director., The
“mock-ip” shall consist of & serfes of poles, stakes, or other identifying

elements, installed in the precise, propased location of frees. The height of the "

elements shall be representatlve of the ha:ght of the proposed tree at3 years
aftar tnsta!latlon . v

" Gondifion 14() - A statement Indicating hat tress, insfalled aé part of the

development approval, shall not be removed or altered beyond that which s '

reqwred or necessary for-normal mamtenance

During the inttial sale of the houaes, trees wero young and. had not fully matured wi"uch
gave some property owners teraporary 180° panoram!c views of the ocean. In time, ...
the trees began to mature and the panoramic views enjoyed by some hormeowners -

- _were narrowed.. Property owners whose visws narrowed began pushing thé Home

. common areas of the development, .- The alteration and the removal of the trees -
violated the HOA's trée malntenance obligations, CCERs, ‘and the conditions of
-approval discussed -above, The alteration.and removal of trees made the Reserve
community more: visible from Avenida Vista Hermosa and Avenlda Pico .and out of :

Owner Assoclation (HOAS board to top,.alter, and even remove the trees from the

compliance w1th the HDO and General Plan,

: hm,y the City began receivlng corplaints regandtng the removal, altering, and
damaging oftiges and other landscape on the common area slopes within. the-
Reserve., Code Enforcement Staff vetified that there were frees removed and illegally -
topped. *. Sirice 2012, the City ahd the Reserve HOA have worked to resolve the .

violation. in settlement discusslons following a Code Enforcement Administrative

. +Hearing in 2015, the City and the HOA agreed the HOA would siibmit an amendment

fo the Site Plan Permit and the Tefitative Traot Map (TTM). The amendments would- -

maodify the landscaping design, amend the Conditlons of Approval and GC&Rs ta allow

. for tree removals and tepfacamants, whare warranted. This application implements

the Clty's agreament with the Reserve HOA to address the vlolation

- The Reserve HOA.I ls wmking to resolye the code enfomement action regarding the - -

legal removal .of trees  to. comply. with the HDO, The Reserve is requesting an
amendment to the landscape plan bdcause the ofiginal approved planting plan is

oufdated dus to the fack of drought tolerant and fire resistant piantmg, incompatibility
with soll oondltuons. and susceptlbillty to disadse,  Staff worked c,losely mth Pat
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. landscape design that Is better adapted to the site ‘condltions, while meeting the ‘
criteria of the HDO and allowing flexibly criterla for the removal and replacement of
trees, The discussion below |dentifiés how the proposed amendment: 1) complies .

Page 3

Murphy, Moharch Envimnmentél and the HOAA Roard to develop an s alternative

with the HDO, Genleral Plan policy and replaces missing and damaged trees; 2)

provides for a tree maintehance plan, and.3) amends the conditions of approval and

the GC&Rs 10 ensure the landécaper remains fn'compliance with the HDO,

1. Compliarice with the HI[Iside Development Ordinarice/General Plan

The General Plan policié‘s UD5.20 and M-1.30 require the maintenance of'léndécabe .

for developed properties and the: protection of. Scenic Comidors (Avenida Vista

Hermosa), by blending man-made and man-ntroduced. features with ‘the natural
“environment. ‘ . C ' -

- Inorderfo, éddre_ss the code violations for the illegally removed and topped trees, the
Reserve community proposes a hew Concept Landscape Plan (Plan) to amend the - .

approved landscape plan, The Plan fs an update to the approved landscape pian,

with hew tree and shrub varieties including Strawherry Tress, Femleaf Acacla, Crape .

Myrtle, Toyon; Willow Myrte and African Sumac (see Attachment 9). Thess tress and

shrubs have the size fo maet the scréening.objectives, are diought tolerant, fire .

resistant, compatible with the soll conditions, less susceptible. to disedse and.are

L complimentary to the nelghborhood's architecture, The Plan identlfies typical areas
. whero trées-should be placed to provide the necessary screening of houses from

_ public vantage points. If ‘approved, the Plah would be used as guldance for a three

year replanting ‘and restoration program. The Plan woutd also be used for all future
tree removals and replacements, ensuring the landscapé will- continue to stay In

. ~ conformance with City approvals,

The cfoéwéotbn& (example on page four) deplot a typloal hiliside condition of the

" Reserve communily and the tree grouping that would be added to the commdn area

hillside. Skyline trees (trees at the top of the slope) are placed In informal groupings
of two and three treés 1o blend the hiliside development in with the natural terrain and

landscaping. Skyline frees ate proposed along the side praperty lines and at the top - -

of the slope to screen the houses and allow framed ocean views for the homeowners.

Lower/mld slope. trees would break-up the $lope, provide stability, and screen the
houses that are down slope from thie houses above. The strategic placement of skyline .

- trees Identified In the proposed Concept Landscape Plan would achleve the intent o

the HDO, and Gerieral Plan requirements for hillside developments. . _—

' To address the cade vilation, the Reserve proposes to replant the missing and

damaged trees over the course of three yaars (33% replacement each year), This will

resolve the code violation by bringing the, community back info complianca with the

HDO and the project's original conditions of approval. Trees will be planted throughout -

" the community.slopes, flling In where trees were removad, to ensure uniform growth
" and coverage. The CHity's contrdst Landscape Architect, Pat Murphy, recommends the

planting of five and 15 galion trees, as opposed to large sizes, to produce a better root

to shoot ratio for the trees to Improve slope stabllity and tree growth ratés.
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Page 4

Exhiblt 4: Proposed Landscape Goncept Plan Desigr

Wnanmquwdm bpertylrm
WPMI [ Han Polita) P

g Addlnmwll. o fosionend:
s :ddor)rgb;?omope fsea Plant

Frcue Har T seas

2 Tree Mafnfename Plan '

-_ “The Tree Maintenance Plan was deve!oped in partnership with the City and the

"+ The applicant s proposing a Tree Maintenance Plan that requires Clty approval nnly ,
"when a tree reroval/replacement does not comply with.the Maintehance Plan oritéria.

Reserve's, horticultural advisor, Monarch Environmental, fo establish the tules and-
process that must be.followed fo allow the removal of topped dangemus, dead, or
lnappropﬁately placed trees, ,

for the removal of skyline trees. Since the low/mid slope trees do not screen the
homes from public atens, staff and Planning Gommisslon afe not requiring City raview

- for the removal-of these trees, However, both. staff and the Planhing Commission

recoramend Cily review of the removal of any skyline trees to ensure the on-going

compliance with the. HDO..  The Planning: Commission’ exp1a3ned they think City

| “oversite is nevessary because even though the current”HOA board has a great

- understanding of the maintenance rules futune boards, with less background and ' o

understanding, may not.

| 3. Amendment to Condltrons of Appmvai and CC&Rs for Tentat:ve Tract Map

o718

The approvaI ofthe Resewe ln 1999, included ocmdttions of approVal provided éarlier, |

. that restrict the removal of trees on the common area slopes to those that are dead,’

dying, or dangerous, The approved landscape plan from 1999, placed groupings of
the trees along the side property lines to provide homeowners framed views of the

ocean, However, sore trees werd iinpropery placed in Intended homeowaer oceaty

" View corridars, The proposed amendmetd allows more flexibllity to temove and

replace irees that were planted ‘In front of, rather than to the slde of homeowner's

- direct view of the ogean. it also would allow topped trees whose form and health
* ¢annot be restored, to be removed and replaced. The amendment would allow the"

. placement of new skyline trees in areas identified in the Concept Landscape Plan to
" meet the screening and design requirements of the City's hillslde development . .

policles, Stalf's proposed madification to the trée preservation condition Is provided

_ 'as conditlons of approval 7 and 8 in the Attachment 1 and shown below
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. Paged
Cond/tlon of Approval 7 As part of the conslderation for the removal ofa tree, an
arborlst shall be involved in evaluating the condition of the tree With the standards .

- . recoghized and practiced by the International Sociely of Arboticuiture. The arborist

along with the lanciscape malntenance company shall evaluate the condliion and
focation of the tree to determine If it meets the criteila identifled below to copsider

" removal, The removal of a tree is authorized on]y when it meets at !east one ofthe *
followlng orlteria' | . . :

. Dead/dying
¢ Diseased
- Dangerous
# Dostruotive ' ' .
» Tree is inappropriately cenfemd In the Interided view comdor areg far a.
home (as identified in the Plan View graphic below) :
. Tapped trees that cannot he crown restored

60 days from the identlﬁcarlon ofg dead tree Itshall be removed andreplaced wfth
a new tree .

: Condftton of Approval 8 Tree removal requesfs reviewed and supported by an |
N arborlst and the landscape malntenance company that qualify for removal for
skylino trees (as stated above) shall provide a submitta! package fo the City that .

mcfudes the following information for review:

S Map identn‘ying the tree location,

s Description and condition of the ree, moludmg photographs
. v Criteria justifying the removal of the tree, ' ' :
s Proposal for replacemerit trog Including location, type, .ang size, If- a
) replacement Is not proposed then the justiﬂcaﬂon shall be provlded.

Tree removal requests shall be re vJeWed hy City P/anning Division and the- Clty’s -
Landscape Architect t0 ensure the request complies with the removal criterla and
the replacement Is in compliance with the approved landscape concept plan to

. ensure the landscape design remains in compliance with the HDO. Tree removal

requests that do pot miéet the criteria may be subject to Gity Planner review. The

" City Planner has the discretion to elevato the free removal dedision ta the- Plannfng

Commission,

In the 1999 approval of the Reserve Site Plan Permlt a Conditlon of Approval was

included (Resoiution D918, CofA#14 [} that required the tree preservation conditions -

. he incorporated Into the CC&Rs Therefare the proposed amendment to the Site Plan,

Pefimit must also include a requirement that the HOA amend their CCaR's to be

‘consistent with the aniehdments: ais approved by the City. Coundil. If the project is
- approved, Condttion of Approval # 11 requires the CCE&Rs be amended and approved

- by the Resetve HOA and recorded at the County, The City will have an opportubity to. . |

review the CC&R's prior to recordation to ensure complianoe wlth the condltlons of
approval.
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" Agenda Repoﬁt'

: Page 6
Recommended - . S
Action: . THE PLANNING COMMISSION REGOMMENDS THAT the Clty Counall approve Conditional

. Amendments to Site-Plan Permit 9863 and Terilative Tract Map 15718, Reserve:
Landscape Amendiment with staff's recommehdation to require Clty.oversite for the
removal of all skyline trees and requlre the applicant o modify the CC&Rs to mirror -
the free removal requirements and procedures identified in thé Tre¢ Malntenarice

‘Attachments: Attachmentd -

Attachment 2
. . Attachment 3
Attachment 4
‘Attachment &
Attachment 6

Attachment 7
Attachment 8 -
Attachment 9
Attachment 10
Attactiment 11 -

Resalution

Exhiblt1 ~ ~ Conditions of Approval . -~ .

- 1999 Reserve Development Staff Raports

~ Resolution 99-13 for the Reserve Developmént
- Hillside: Development Ordinance

Approved Landscape Plans excerpted - -
Planning Commission Staff Repart and Minutes from Octobar 19,
2016 : R

. Proposed Reserve Maintenance Plan

Rebervé CC&R Edits Excerpted
Concept Landscape Plans
Vicinity Map

Photos -

- Notification: Al of the properly cowiiers within B00 feet wers fofified of the project
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RESOLUTION NO. 16-70

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF
8AN CLEMENTE, CALIFORNIA, TO APPROVE
AMENDMENTS TO SITE PLAN PERMIT 96-68 AND
TENTATIVE TRAGT MAP 156718, RESERVE LANDSCARE
AMENDMENT, A REQUEST TO  ALLOW THE
MODIFICATION OF THE APPROVED LANDSCAPE PLAN
AND . THE REQUIREMENTS  LIMITING THE

. REPLACEMENT OF TREES FOR THE RESERVE

. COMMUNITY, LOCATED IN THE RESERVE COMMUNITY
"IN THE GENERAL AREA BETWEEN AVENIDA VISTA
HERMOSA AND GOSTERO RISCO °

 WHEREAS, on August 7, 201 5, an application was submitted and oompleted on

Octobar 1, 2016, by Matt Davenport, 34237 Via Santa Rosa, San Juan Caplstrano; CA
2674, for an amendmont to Site Plan Permit 98-63 to allow the modification of the
appmved landscapa plan and the requirements imiting the replacement of trees for the

. Raserve community. The project Is located in the Resldential Low zoning district of the
" Forster Ranch Specific Plan. at the lnterseoﬁon of Camino Vera Cruz and Avenida Vista

Hermosa; and

- WHEREAS, on August 20 2015 the City's Development Management Team
reviewed the proposed projact for compl!anoa wih the General Plan, Zomng Ordlnanue.
and other applicable CIty ordinances and oodes and '

WHEREAS, on June .9, and August 24, 2016, the Crty'a Design Revlew
Subcommittee considered the project and supported it with some recommended
modifications to the Maintenance Plan to ensure adequate City oversight is provide for
the replacement of skyltnetrees and :

WHEREAS, on October 19, 2016, the Planning Commlssion held a duly noticed

. pulﬁllc hearing on the subject application and considerad evidence presented by the Clty

- gtaff, the applicant, and other interested parties, and recommends the City Council
approve the project, with the modlﬁcatuons speciﬁed in the oondmons of approval

attached.hereto; and |
WHEREAS, the Planning Commission feoommends that the City Council

| Adetermlne this project scope was adequatsly addressad under the previously prepared -

" Environmental Impact Reports (EIR) for the Forster Ranch Specific Plan EIR (1986),

" Forstar Ranch Specific Plan'Supplemental EIR (1991}, and Forster Ranch Specific Plan

Amendment Subsaquent Program EIR (1998) because the project scope will only result
in’minor modifications o the landscaps plan for the common area slopes of the
communify and will stli be In conformance with the HDO, landscape design
requirements. and Oity sbandards, A
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X The project also qualifies as categorica!ly exempilon from the requirements of the
California Environmental Quality Act (CEQA) pursuant to. State CEQA Guldelines

Bectlon 16304 Claes 4, becauss the proposal is to replace and install new landscaping
that Is fire fesistant and low water usage Iandscapfng, and ' _

WHEREAS on November 15, 2016 the City Council of the City of San Clementa

'held aduly notioed public hearing on the subject application, and congldered evldence
- presented by the applicant, City staff, and other Interested partles

_ . NOW, THEREFORE, the City Council of the Clly of San Clemente hereby resolves
- gs follows: : ,

Sectlion 1 Based upon its rev:ew of the entire record, lncludlng the Staff Repart,
any public coraments or testimony prasented to the Planning Commissioh, and the facts

" outlined below, the Planning Commission hereby finds and determines that the

proposed project scope was adequately addressed: under .the previously prepared

Environmental Impact Reports (EIR) for the Forster Ranch Specific Plan EIR (1986),
- Forster Rarich Speclfic Plan Supplemental EIR (1931), and Forster Ranch Specific Plan
- Amendment Subsequent Program EIR (1898) because the project scope will only result .

in minor modifications to the landscape plan for the comrnon area slopes of the
community and will stil be In conformance with the HDO, landscape design

. requ!mments, and Clty standards, All of the environmental documents are avallable for

review in the Communily Devslopment Department Office. The project also qualifies as
categorically exempt from the requirements of the Californla Environmental Quality Act
(CEQA) pursuant to State CEQA Guidelines Section 15304 (Class 4: Minor Alterations
to Land), because the proposal Is to replave and install new Iandscaplng that is fire

- neslstant and low water Usage landscaping.

; Section 2: With respact to Amendment o Site Plan Parmit 96-63, the City -
Council finds as follows: -

A The propasad deve!opmant s permitted within the sub}ect zone pursuant ,

to the approval of an Amendment to the Site Plan Permit and complies
with the San Clemente General Plan.and the purposé and intent of the
zane In which the project is being proposed in that the project is for a

modification to the approved landscape plan and the conditions of -

approval and the CCER requirements fo romove trees on the common

. area slopes of the Reserve Community. The amendment.to the landscape

‘plan-and the free pallet s an improvement to the existing plan because the
trees selected are moré fire rosistant and require less water than the
previously approved trees, The landscaps design and the spacific
placement of the trees comply with the Hillside Deavelopment Ordinance

(HDO) which requires the frees screen the development. The revisions to -
the conditions of approval and the CC&Rs will allow the removal and .

replacement of trees that are dead/dying, diseased, dangerous, and

' deshuctlva inappropriately placed trees, and topped frees that cannot be ‘
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Resolutlan No. 16-70 _ _ R - Page3

D.

crown restored. The City will have oversight for the replacement of skyline
traes that are oritical in ensuring the developrient ts screened from public
areas to comply with the HDO. The project Is compatible with Urban
Design Policy UD-5.20 Landscape Mainfenance because the proposed
amandment will ensure that the Reserve communlty’s landscape plan is
developed In conforance with the HDO and continually malntained, The

" project s also in compliance with General Plan Policy M-1.30 Protection of

Scenis Comidors since the Jandscape deslgn will ensure the proposed

landscape design soreens the hillside development of the Reserve’ '

t}om:gunfty and protects the integrity of the Avenida Vista Hermosa Scenlc
Corridor, . ' ' ‘ - o ‘

The site is suilable for tha type and Intensity of development that is

proposed In that the proposed amendment does not Increase the density -

of the development, traffic, nolse or poflution. The proposed amendment

- o the site plan Improves the landscape design of the Resarve

community and ensures compllance with the HDO that requires hiliside

- devalopments screen the development from public view, The praposal

will result in new landscaping that will be established In threa years that
will screén the communlty from public areas. This City ls also requirng

-oversight for the removal and réplacement of skyline trees to ensure the
‘Reserve community Is in compliance with the HDO by screenlrig the

development from, public views.

The proposed developent will not be detrimental to the public health,

" gafety or welfare, or materially Injurlous to properties and Improvements

in the viciity in that the development will improve the safety of the

- community and the surrounding Improvements ghven the new tree pallet
for the common area slopes will ba more fire_ resistant thanthe existing -

troes and the new trea pallet will also ilsa_ less water then the existing

trees in the community. -

The proposed development will not be unsightly or create disharmony
with its locale and surroundings in that the plan pallet was raviewed by.

the City's Landscape Architect to ensure the landscape design for the
proposed placement of the trees and the plant palette was compatible with
the community and tha adjacent communities. The placement and typs of
new trees will ensure the community Is in compliance with the: HDO with
the requirement that skyline trees be placed at the tope of the slope in
groupings of twos and threes to screen the development and still provide
property ownars with corridor ocean views, o

The proposed development will minimize or eliminate adverse physical or
visual offects which might otherwise result from unplanned or
inappropriate development, daslgn or location In that the plant pallet was
reviewed by the Cily's Landscape Architect to ensure the landscape
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design for the proposed placement of the trees and the plant pallet was
compatible with the community and the adjacent cammunifies, The
placement and type of new trees will ensure the community is In
~ compliance with the HDO with the placemant of skyline trees at the top of
the slope In groupings of twos and threas to screeh the development and |
- -gfill provide property owners with comridor ocean views. This City Is also
* requlring oversight for the removal and replacement of skyline trees to
ensureé the Reserve community Is In compliarce with the HDD by
screening the development from public views. :

K Saaﬁon 3 With respect to Amendment to Tentative Tract Map 15718 the City
Council finds as follows: :

a. The proposed modnﬂcaﬂon to the.conditions of approval for the Tentative
Tract Map still keeps the development compatible with the objectives,
_ policies, general land uses and programs specified In the General Plan of
- the City of San Clemente. The project complies with all the applicable
~ provislons of this the speclfic- plan, as appropriate, the goals, and
objectives of the San Clemente General Flan, and the purpose and irtent
of the zone in which the development Is belng proposed. The modified -
conditions ensure City oversight fo ensure the landscape design for the
community is in compliance with the HDO and the General Plan -
requirements fo malntain the landscaplig and screen the daveloprnent -
from the public arsas, : , .

b, Thesltels physic;ally suitable for the pmpased subdlvision in that the stte ,
in not modifled with the amendment to the conditions. The modified
conditions ensure Clty oversight to ensure the landscapa dasign for the
community I8 In compllance with the HDO. and. the General Plan
requirements to malintain the landscaping and screen the developrent
from the public areas as the development was originally designed..

¢ The sita Is physmally suitable for the proposed density of the subdivision
 given that the proposed amendmant will not modify the site or condition of
.'the subdlv!slon‘

d. The subdlvlston will not cause substantlal environmental damaga or -
substantially and avolidably injure fish or wildiife or thelr habitat in that the
.slte has already been developed and the conditions are assoclated with the
landscape design of the developed area. The landscape design will. stil
maintaln the aesthetic design of the wmmunlty and screen the developmem g
from public areas.

e, The deslgn of the subdwis!on and the types of iImprovements are not Iikety

to cause serlous public health problems given the site has already been
developed and the madifications to the conditions’ of approval will not
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Section 4; Tha Cny Councll of the City of 8an Clemente hereby approves of
- AMSPP 98-63 and AM TTM 15718, Reserve Landscape Amendment, to allow the -
modiiication of the approved Iandscapa plan and the requirements fimiting the

| change the design of the development The revised conditions.of approval
will improve the safety of the. community and the surrounding -
improvements given the new tree pallet for the common area slopes will

be more fire resistant than the existing trees and the new tree pallet wilt

'also use loss water than the existing trees in the community.

. The design of the subdiwsion and the type of mprovements will not :
conflict with easements for use of property within the proposed subdivision
given there are not easements on the site that would impact the design of

the project arthe Reserve community.

. The proposed amendment to the Tentative Tract Map is consnstent with -
the Subdivision Map Act and the City of San Clemente Subdivision,

Ordinance given the amended conditions will not change the site arid it will
still comply -with all of the required development standards and all
requirements from the Subdivision Map Act.

" replacement of trees for the Reserve-community, subject to the above f‘ndings, and the
condltions of approval attached hereto as Exhibit A

, Sectxon 5 The City Clerk shall certify to the passage and adopt{on of this resoiutuon
' and enter it into ter it into the book of original resolutions. .

PASSED AND ADOPTED this_6th _dayof ____ December ,_2016

ATTEST:

ity Clerk of the City of
San Clemente. Californla’

é a/ék,._‘
Mayor of the Clty of San
Clemente, California
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STATE OF CALIFORNIA )

COUNTY OF ORANGE )§
CITY OF SAN CLEMENTE )

I, JOANNE BAADE, City Clerk of the Cily of San Clemente, Calffomia, do hereby certrfy
that Resolution No. __16-70 ___was adopted at a regular meeting of the City Council of the

"City of San Clemente held on the _éth day of December . _ .
©_.20i6 __, by the following vote: . ,

 AYES:  BROWN, DONCHAK, HAMM, WARD, MAYOR BAKER |
. NOES: NONE - |
" ABSENT: NONE R ,
- IN WITNESS‘ WHEREOF, | have hereunto set my h%lgfi and afﬂxed th ofﬂcla! seal of

the City of San Clements, California, this ﬁf day of s .

/

/San Clemente, California

~ Approved as to form:

/8/ SCOTT SMITH
City Attorney

e A Cins - gy

PTG Sy, *
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_ COmmrsslon on chober 19, 2016, subjeet fo these Condltlons of Approval.

. Resolution No. 1670 _ - - - Page ¥
EXHIBIT A
* CONDITIONS OF APPROVAL |
Reserve Landscaps Amendment
© AMISPP DB-SB/ANTTH 15718

Condiﬂons assoclated with Resolution 9913 for TTM 15718 and 8PP 08-63 for the B

otiginal approval of the Reserve community are stil applicable and In effect with the

* excaption to the new landscape design and tree replacement conditions assoclated
- with the project that are ldenﬂﬁed in oondiuon of approval 6 thmugh 8 below‘

~(Plng.)____

'me ownar or designse shall develop the approved project In conformance with the
site plan, elevations, and any other applicable submittals approved by the Plannlng

(Plng

Any deviation from ‘approved subsmittels shall requlra that, priorto the issuance of‘j

bullding permits, the owner or designee shall submit modified plans and any other

- applicable materials as tequired by the City for review and obtaln the approval of
-the Clty Planner or designee. If the City Planner or designee determines that the
" daviation is significant, the owner or designee’shall be requlred fo apply for revlew .

and obtain the appmva! of the Plahning Commlsaion, as appmpﬂate (Ping.)_____

| The appllcant or the property ownei' or other holder of the right to the

developiment entittement(s) or permit(s) approved by the City for the project, if

- different from the applicant (hereln, collsctively, the “Indemnitor”) shall indemnify,

defend, and hold harmless the Clty of San Clemente and its elected city council,

lts appointed boards, commissions, and committees, and Its officlals, employaas _

and agents (hereln, collectively, the “Indemniteas”) from and against any and all

‘olalms, Hablliies, losses, fines, penaltles, and expenses, including without

fimitation litigation expenses and attorney's fees, arlsing out of elther (I) the City's
approval of the praject, Including without limitation any judiclal or administrative
proceeding intiiated or maintalned by any person or entity challenging the validity

. or enforceabilty of any City permit or approval relating to the project, any
-condition of approval imposed by City on such -permit or approval, and any

finding or determination made and any other action taken by any of the
Indemnitees In conjunction with such permit or approval, including without
limitation any action takeh pursusant to the Californla Environmental Quality Act

. ("CEQA”"), or (I} the acts, omisslons, or operations of the Indemnitor and the
directors, offlcers, membaers, partners, employees, agents, contractors, and

subcontractors of each parson or entity comprising the indemnitor with respectto
the ownership, planning, design, construction, and maintenance of the project

_and the proparty for which the profect is being approved. The City shall notify the
‘Indamnitor of any claim, lawsult, or other judicial or administrative proceeding

"~ (heérein, an "Aschon”) within the scope of thls indemnity obllgatlon and request that
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the lndemmtor defend such Actson with legal counse! reasonably satisfactory to
the City. If the Indemnitor falls to so defend the Action, the City shall have the -
right but not the obligation to do so and, if it does, the Indemnitor shall promptly

- pay the City's full cost thereof. Notwithstanding the foregoing, the indemnity
obligation under clause (i) of the first sentence of this condition shall not apply to

- the extent the. clalm arises out of the willful misconduct or the sole active
negligence of the City. [Citation — C/ty Attorney Legel Directive/City Council :
Approval June 1, 2010] _ 4 : (Plng.)____.

- 4. AMSPP- 98-83 shall become null and void if the landscape instatlatlon and
~ amendment to the CC&Rs are not commenced within three (3) year from the
date of the approval thereof. Since the Use requires the Issuance of a building
~ permit, the use shall not be deemed to have commenced until the date that the
“buliding permit Is issued for the development [Citation Sectlon 17.12.150.A.1
of the SCMC] . » B (Ping.y. __ ~

A use shall be deamed to have Iepsed, and AMSPP ,98-63 shall be deemed to
have expired, when a building permit has been issued and construction has not
.been completed and- the bullding permit has expired in accordance with
applicable sections of the Califomla Building Code, as amended. [Citation -
Section 17.12. 150 C.1of the SCMCc] (Ping.)_____

6., . The owner or desngnee shall have the right fo request an extension AMSPP 98-
63 if sald request is made and filed with the Planning Division prior to the -
expiration date as set forth herein. The request shall be subject to review and
approval in accordance with Section 17.16.160 of the Zoning Ordinance. [Citation

- Secfion 17. 12 160 of the SCMC] ‘ - , (Plng)

6. Resolution 99-13 Condition 14.] .shall be revised to allow the replacement of
trees If they comply with the criterla identified In the Tree Maintenance Plan and
in condition of approval 7 and 8 below or if the replacement request is approved
by the City Planner or the designated public hearing review body, as stated in -
condmon of approval 8 below. ll(Plng )

7. As part of the consideration for the” replacement of a tree an arbonst ehall be
" involved in evaluating the condition of the tree with the standards racognized and
- practiced by the International Society. of Arboriculture. Thé arborist along with the
landscape maintenance company shall evaluate the condition and location of the
tree to determine if it meets the criteria identified below to consider removal. The
replacement of a tree Is authorized only when it meets at least ohe of the

following criteria:

» Dead/dying

o Diseased
~ ».Dangerous

» Destructive

e attie,

R NS
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wnth the HDO and the General Plan requlrements for the development.

Resolutlon No.16-70 | _ | : o Pageo

‘o Tree is inappropnately cantered In the intended view corﬁdor area for a
home (as identified In the Plan View graphlc below) :
» Topped trees that cannot he crown restored

B0 days from the :denﬂflcatlon of a dead trea it shatl be removed and replaced
with a new tree . . ‘ ‘ - WM({PIng.)___

| _ Tree replacemant requests reviewed and supporied by an arbtmst and the
landscape maintenance company that qualify for removal for: 1)skyline trees; -

and 2) trees along Avenida Vista Hermosa, Avenlda Vera Cruz, and Costero

. Ricco, (as stated' above) shall provide ‘a submittal package to the City that -
- Includes the followlng lm’ormallon for review:

Map ldentifying the tree location

Description and condltion of the tres, Inc!uding photographs e
‘Criterla justifying the removal of the tree

Proposal for replacement tree Including location, type, and skze. If a
raplacement Is not proposed then the justiﬂcation shall be pmvided

* & a s

" Trea replaaemant requasts shall be raviewed by City Plannlng Division and the

CIty's Landscape Architect to ensure the request complies with the removal
criteria and the replacement is In compllance -with the approved landscape
concept plan fo ensure. the landscape design remalns in compliance with the
HDO., Tree replacement requasts that do not mest the criteria shall be subject to
City Planngr revlew. The Clly Planner has the discretion to elevate the tree

" replacement dacision fo the P!annlng Commlsslon

Il(Plng )

The Reserve HOA shall Install 33 percent of trees aach year, over the couise of
* thres years, across all quadrants of the development (where needed) to Improve

the aesthetics and have varied growth to bring the development Into compliance
ER(Ping.)____

The tree Installations ‘on the slopas and the replacement of inappropriately
placed trees or topped trees that cannot be crown restored must be completéd

“within three years from the City Council-approval date-to avold citations for being
out of compliance with thelr approved landscape .plans and conditions. of
approval. An extension 1o the three year Instaliation timeline would be subject to

Community Deve!opment Director approval. . WE(PIng)

Prior 1o the City appmval for the replacement of any trees and the CG&R.

Recordation, the Reserve Association shall vole, and submit for review, pay a

review fee and obtain City. Attomey approval of the amended CC8Rs.  After ‘

recordation a copy of the recorded CC8Rs shall be provided to the City.
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_mm(Ping. ) '

12, Nl trae replacements shall be In conformance with the Tree Maintenance Plan to
- enstre the tree location, type, and-blend of trees on the common area slopes Is
- consistent with the Gity Gouncll approval. L Il(ng ) -

. Al Condmons of Approval are standard unless Indicated as follows.
s Denotes a modified standard Gondition of Approval.
me  Danotes a project specific Condition of Approval
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