ITEM NO. 1

STAFF REPORT
DATE:

SEPTEMBER 28, 2022

TO:

CHAIR JACKSON AND MEMBERS OF THE PLANNING COMMISSION

FROM:

JOE PEREZ, COMMUNITY DEVELOPMENT DIRECTOR

BY:

ROB GONZALEZ, SENIOR PLANNER

SUBJECT:

STUDY SESSION: MASTER APPLICATION (MA) NO. 22096
PRE- APPLICATION REVIEW (PAR) NO. 22015 FOR A 59-UNIT TOWNHOME
DEVELOPMENT ON 3.06-ACRE PROPERTY
LOCATION: SOUTHEAST CORNER OF CANAL STREET AND LA RUE
STREET, JURUPA VALLEY, CA (APN: 179-021-001)
APPLICANT: LZ DEVELOPMENT

RECOMMENDATION
That the Planning Commission (1) receive an introduction of the proposed project, and (2) identify
areas of concern and/or request additional information. The Planning Commission will take no
action, as this is a study session.
STUDY SESSION PROCESS
This agenda item is an opportunity for the applicant to introduce the project to the Commission
and receive feedback. The Commission will not take action. Each Commissioner will have an
opportunity to ask questions about the project and communicate to the applicant any issues that
should be addressed when the project is before the Commission for a public hearing. Although
not a public hearing, the Chair should also allow for public comments on this study session item.
PROJECT BACKGROUND
On September 14, 2018, the owner/applicant, LZ Development, submitted a Pre-Application
(MA18186, PAR18006) “La Rue Apartments.” It is a 66-unit, multi-family complex on 3.06 acres.
On May 8, 2019, the Planning Commission held a study session on the “La Rue Apartments”
project and provided feedback to the owner/applicant. The project consisted of ten (10) threestory buildings, 35 feet in height. The development provided 12 one-bedroom units, 42 twobedroom units, and 12 three-bedroom units. During the study session, Planning Commissioners
requested more information about the project management of the rental property. Comments also
included a discussion regarding the access points to the property, rental rates, solar panel
features on proposed carports, the number of elevators, integration of air filtration systems,
laundry facilities, sound wall along the freeway, vegetation barriers surrounding the project site,
consideration of affordable housing, and the architecture of the project.
On April12, 2022, the applicant submitted a new Pre-Application (MA22096) with a revised project
to address the received feedback from the Planning Commission. This revised project is a
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townhome project with private ownership, which includes an updated conceptual site plan and
elevations.
PROJECT DESCRIPTION
The project consist of a 59-unit residential townhome development for private ownership on a
vacant 3.06-acre property. The housing development includes ten (10) three-story residential
buildings. Conceptual elevations include a “Mediterranean Eclectic” design consisting of neutral
brown, tan, and blue colors. Five-floor plans are provided ranging from 1,731 to 1,977 square
feet. Private two-car garages are provided at the first story of each residence. Site improvements
include 182 parking locations on the site consisting of 118 assigned parking spaces and 64 guest
parking spaces.
EXHIBIT A – SITE LOCATION WITH SURROUNDING MAJOR PROJECTS

Emerald Ridge
North

Emerald Ridge
South

SITE LOCATION
The project site is located at the southeast corner Canal Street and La Rue Street, at the eastern
portion of the City. The southerly portion of the site abuts SR-60. The property is immediately
surrounded by single-family home communities and undeveloped lots to the north. The property
is located 0.30 miles from Mission Boulevard and the Rubidoux Town Center area. Near
institutional and educational facilities, include Mission Middle School (0.10 miles), West Riverside
Elementary School (0.50 miles), and Rubidoux High School (1 mile).
There are several major projects surrounding the site. Emerald Ridge is an approved residential
project located east of the site. Emerald Ridge North is a 184 single family lot subdivision. Emerald
Ridge South is a subdivision that provides for 97 single family homes and 118 townhomes.
Sequanota Heights is an approved 48 single-family lot subdivision located west of the site.
Shadow Rock is an approved 398 single-family lot subdivision located northwest of the site.
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The proposed Rio Vista Specific Plan is also located north of the site and consists of 917 acres
north of the project site, which includes up to 1,697 dwelling units with open space and
recreational amenities. Additionally, the site includes components for Business Park,
Commercial, and Professional Office Uses. Exhibit A shows the location of the site and
proximity to surrounding major projects.
TABLE 1: PROJECT INFORMATION
PROJECT AREA

3.06 Acres

GENERAL PLAN LAND USE DESIGNATION
ZONING
CURRENT LAND USE

Highest Density Residential (HHDR) – Up to
25 Dwelling Units Per Acres
R-1 (One Family Dwellings)
Vacant, Undeveloped

PROPOSAL
Site Plan
The proposed site plan includes ten (10) three-story townhome buildings. A total of 59-units are
proposed throughout the site for a cumulative density of 16.9 dwellings per acre. Site access is
provided through two (2) driveways along Canal Street on the westerly and easterly portion of the
site. Buildings are configured so that the elevations and garages face internally. At the north and
south portion of the site, front elevations are oriented toward La Rue Street and the proposed
driveways. The side elevations are facing Canal Street. Front elevations face a landscaped
walkway. Exhibit B demonstrates the conceptual site plan.
EXHIBIT B – CONCEPTUAL SITE PLAN
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Architecture & Floor Plans
Conceptual elevations include a “Mediterranean Eclectic” design consisting of neutral brown, tan,
and blue colors. The project includes three-story townhome buildings with a maximum height of
34’-6”. Only front elevations of the buildings are available for the study session. Complete
elevations are required for the formal the entitlement review process. The conceptual elevations
include the following architectural design elements:
1. Differentiated color, materials, and trim for the ground floor to distinguish from the middle
and top body of the building.
2. Tree and shrub landscaping around the base of the building to separate units from walk
ways.
3. Minor mass breaks, and the alternation of neutral white colors and brown clapboard siding
to express the width of the units.
4. Articulation elements such as recessed entrances or decorative eaves, lighting sconces,
multiple windows with decorative trim, and balconies with railings are also incorporated to
add visual interest to the structure.
5. A simple overhanging cornice line and hipped sloped roof is provided at the top body of
the building.
EXHIBIT C – CONCEPTUAL FRONT ELEVATION

The proposed units range from 1,731 sq. ft. to 1,977 sq. ft. Five (5) floor plans are proposed and
provide a mixture of 3 and 4 bedroom units. Personal two-car garages are integrated to the units
are accessed through the first floor. Figure No. 1 demonstrates the composition of the proposed
units.
FIGURE 1- PROPOSED RESIDENTIAL UNIT MIX
PLAN

UNIT SQ. FT.

TYPE

TOTAL UNIT

1

1,731

3BR

17

2

1,800

3BR

12

3

1,800

4BR

13

3x

1,800

4BR

2

4

1,977

4BR

15
Total

59
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Site Amenities
Site amenities including landscaped recreation areas are proposed for the development. A rose
garden and fountain is incorporated at the northwest corner of the site. This amenity includes
decorate benches, accent paving, and open areas. An additional amenity consisting of a
playground is also provided at the southeast portion of the site. This site includes play equipment
with tension shade sails and a rubberized play surface. Low masonry pilasters and tube steel
fencing are provided as safety design features for the amenity.
Walls and Fences, Landscaping
Walls and fences are incorporated to address the potential adverse impacts of being located
adjacent to SR-60, La Rue Street, Canal Street, and rail lines to the north. A tan slump stone
decorative masonry sound wall would be provided along the SR-60 and La Rue to provide a noise
barrier and visual screen for traffic and highway noise. Along Canal Street, the applicant provides
a split-rail fence. The play area is completely enclosed with 6-foot high tube steel enclosure
fencing and low masonry pilasters. Landscaping consisting of hedges and vines are provided at
the base of walls and fences to soften the transition with interior walkways and streets.
Landscaping is proposed around the perimeter of the site to provide screening and buffering for
the site. Enhanced landscaping is provided along front elevations and unit entrances. Planters
are provided at rear elevations along garage entrances. Exhibit D demonstrates the front
elevations of the residential buildings.
EXHIBIT D. LOCATION OF FRONT YARDS
Front Elevations

A combination of 24-inch box trees, hedges, and split-rail fences are provided along Canal Street
to buffer and screen from noise and exterior visuals. The City would recommend a condition to
require 36” box trees within the parkway and street setback. At full maturity, the proposed trees
along Canal Street are expected to soften the tall townhomes from the adjacent uses, provide
privacy for residents, and enhance the streetscape. Accent trees and landscaped areas are
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provided at amenities. Low, and middle height landscaping is provided throughout the site along
to separate between interior walkways and drive aisles.
Parking and Circulation
Off-street parking plans include a total 182 parking spaces. Parking consists of 118 assigned
parking spaces within personal garages and 64 street parking spaces are provided for guests.
Parallel parking locations are provided along one side of the eastern driveway, and along the
sound wall adjacent to SR-60. The Engineering Department provided feedback on the
configuration of the parking and noted that revisions are required for 13 parking spaces that are
located near the northerly and southerly driveways. These 13 parking locations will need to be
relocated on site to meet the parking code requirements. These parking locations are not
permitted since they are within the immediate vicinity of the proposed driveways. The parking
configuration would be addressed during the entitlement process.
The project site includes two vehicular access driveways on Canal Street. Driveways on the north
and south of the site provide access provides ingress and egress of the site.
Right-of-Way Improvements
It is anticipated that approval of the project will require right-of-way improvements along Canal
Street. Canal Street is designated and improved as a Collector Road. A street section design will
be based on the findings of a focused traffic assessment conducted during the entitlement
process. It is anticipated that the following will be required:
a. Dedication of the public right of way along the project frontage.
b. Dedication for a 36-ft paved road section, 15-ft parkway along the project’s
frontage, 8-ft parkway on the other side adjacent to the railroad tracks.
c. Curb & gutter on both sides of the road
The 2017 General Plan requires equestrian trails north of the site. It is anticipated that this project
can contribute to a fund (in-lieu fee) for future trail connection in this area north of the project site
by a condition of approval. Shadow Rock residential community will provide an equestrian trail on
Sierra Avenue and a multi-purpose trail, between Sierra Avenue and to the west of Joel Drive, La
Canada Drive. The pending revised Emerald Ridge North project includes trail improvements
along the western boundary of Emerald Ridge North near Canal Street. Thus, this project can
contribute towards the construction of the missing trail connection along the south side of
Paramount Estates.
ENTITLEMENTS
This proposed project would require the following entitlements:
1. *Change of Zone: The existing zoning is R-1 Zone (One Family Dwellings). The site is
tentatively scheduled to be rezoned to R-3 as part of the City’s initiated Housing Element
Zoning Consistency effort later this year. Once the rezone is adopted, the project will not
require a Change of Zone.
2. Tentative Tract Map (TTM): A Schedule “A” Tentative Tract Map to subdivide the
proposed townhome project.
3. Site Development Permit (SDP): A Site Development Permit will be required for the
approval of the proposed townhomes, conceptual landscaping, and wall and fence plans.
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CORE ISSUES
1. Architecture. The project includes one theme, which consists of a “Mediterranean
Eclectic” design, however, complete elevations have not been submitted for review. It is
recommended that the project enrich the architecture by adding more decorative details
to the buildings and enhanced designs for buildings especially for elevations that are
publically viewable. Moreover, additional architectural styles are recommended to reduce
the look a singular design for the proposed 10 buildings.
2. Project Density. The project site is listed as a Housing Element Potential Housing Site in
the 5th Cycle Housing Element. The Housing Element identifies areas suitable for a range
of high-quality new housing types at a variety of densities. The current project provides
housing units at 19 dwelling units per acre (du/ac). Since the project has a lower density
than 25 du/ac, the City Council would possibly have to rezone another site to address the
loss of units for the site.

3. Amenities. The applicant is proposing amenities as part of the development. Amenities

include a rose garden and fountain located on the northwest portion of the site, and a
playground located at the southeast portion of the site. Given that the project includes a
59 unit residential development, other types as of family-oriented amenities such as a
clubhouse, pool, and jacuzzi may be considered such as additional outdoor seating areas
or active outdoor areas that would facilitate healthy mobility and active living. Exhibit F
demonstrates the location of amenities.
EXHIBIT E. LOCATION OF AMENITIES

4. Off-Street Parking. All units are proposed with a two-car garage and meet the minimum
parking requirement for each unit by providing 118 parking locations. The Engineering
department commented on some guest parking locations and have requested revisions
for parking spaces located near driveways. City staff plans to work with the applicant
during the formal entitlement process to ensure that an acceptable parking plan design is
provided.

5. Buffer from Freeway and Beautification of Roadways. The project site is located

adjacent to State Route 60 (SR-60) to the south, La Rue Street to the west, and Canal
Street to the north. The project would be required to buffer from the freeway Canal Street
due to the spur line. There is a concern of noise and air quality adjacent to the freeway
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and aesthetics from La Rue Street and Canal Street. Additionally, the intent is for this
project to beautify La Rue Street and Canal Street. State Route-60 (SR-60). There is an
existing chain link fence between the project site and the freeway. Along the chain link
fence on the freeway, there is a row of trees on the Caltrans side (not on project site).
Certain places along this row are gaps between trees. It is recommended to integrate a
sound wall and landscaping along the property line next to SR-60. Further analysis of the
project and possible solutions to address concerns will be completed during the
entitlement process. Exhibit F, G, and H demonstrate views of the project site from SR60, Canal Street, and La Rue Street.
EXHIBIT F. VIEW OF PROJECT SITE FROM SR-60 FREEWAY

EXHIBIT G. VIEW OF PROJECT SITE FROM CANAL STREET

EXHIBIT H. VIEW OF PROJECT SITE FROM LA RUE STREET

DISCUSSION TOPICS FOR PLANNING COMMISSION
1. Architectural Style
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2. Circulation
3. Amenities
4. Off-Street Parking
5. Buffer from Freeway and Roadways
6. Other items for discussion

NEXT STEPS
The next steps for the applicant are: (1) consider revisions to the project, if necessary, to address
Planning Commission feedback and (2) submit formal entitlement application(s) for processing.
Prepared by:

Submitted by:

Rob Gonzalez

Joe Perez

Senior Planner

Community Development Director

Reviewed by:
//s// Maricela Marroquin
__________________________
Maricela Marroquin
Deputy City Attorney

ATTACHMENTS
1. Conceptual Site Plan and Landscaping
2. Conceptual Front Elevations
3. Conceptual Floor Plan
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ATTACHMENT 1:
CONCEPTUAL SITE PLAN

ATTACHMENT 2:
CONCEPTUAL ELEVATIONS
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FINAL DESIGN WILL VARY

* CONCEPTUAL ARCHITECTURE SHOWN,

ATTACHMENT 3:
CONCEPTUAL FLOOR PLAN
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