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SUMMARY

The Mission Pacific Land Company, has proposed The Legacy Park project to develop a 221 single family residential lot Planned Unit Development on approximately 53 acres  at the southeast corner of Indian Street and Gentian Avenue and on the west side of the California Aqueduct.  The project as proposed requires legislative actions by the City Council for a General Plan Amendment and Zone Change in order to change the land use and zoning designation for the 15 acre western portion of the project site from Residential 30 (R30) to Residential 5 (R5). In addition, the applicant is seeking approval of a Tentative Tract Map and Conditional Use Permit to allow for the Planned Unit Development, which set out the neighborhood design, lot configurations, park and open space, and design guidelines.

PROJECT DESCRIPTION

The Legacy Park project proposes to develop a 221 unit single family residential lot Planned Unit Development on approximately 53 vacant acres at the southeast corner of Indian Street and Gentian Avenue. Current zoning on the project site is a mix of R30 and R5 zoning. The proposed project will result in an overall density of 4.17 dwelling units per gross acre.  In order to achieve the desired product type and density, the project requires a General Plan Amendment and Zone Change to convert the present R30 zoning on the western 15 acre portion of the project area to R5 to match the current zoning on the remainder of the project area, and requires a Conditional Use Permit to allow for the flexibility afforded in the City Municipal Code for Planned Unit Developments (MC Section 9.03.060). The Tentative Tract Map serves as the instrument to subdivide the property into the intended lot configurations and infrastructure systems needed.


Project

General Plan Amendment/Zone Change

The project site is comprised of three Assessor’s Parcel Numbers totaling 53 acres.  Assessor’s Parcel Numbers 485-220-023 and 485-220-032 (collectively approximately 38 acres) making up the eastern portion of the project area are currently designated R5 on the General Plan Land Use map, and zoned R5 in the City Zoning Atlas. Assessor’s Parcel Number 485-220-040 (approximately 15 acres) makes up the western portion of the project area and is currently zoned R30 in the City Zoning Atlas.  

Properties to the west and northwest of the project area have a General Plan land use designation of R10 and Zoning designation of RS-10.  The properties to the north of the project area have both a General Plan land use designation and Zoning designation of R5. Properties south of the project area have General Plan land use and Zoning designations as R30 and Public (P). The property east of the project area has a General Plan land use and Zoning designation as Commercial and Community Commercial respectively.

The applicant proposes to change the General Plan designation for approximately 15 acres of the site from Residential 30 (maximum of 30 dwelling units acre) to Residential 5 (maximum of five dwelling units per acre) and the zoning district from R30 to R5.  This allows for the entire site to be developed as a lower density high quality planned community through application for a Planned Unit Development (PUD), which PUD would be governed with well-developed design guidelines that ensure opportunity for greater innovation in housing products and unique development standards not otherwise available within the typical underlying zoning regulations.  

The 15 acre portion of the project site was previously designated R5 and was changed to R30 in 2013 as part of an effort by the City to meet its 2008-2014 State-mandated Regional Housing Needs Assessment (RHNA) numbers, as well as provide a wider range of housing choices for the burgeoning Moreno Valley workforce. Other areas within the City were also changed at that time to R30 along Alessandro Boulevard at Day Street, Alessandro Boulevard at Elsworth Street, Alessandro Boulevard and Morrison Street and Perris Boulevard at Iris Avenue.  Additionally, there have been individual projects that have established R30 designations on a per project basis.

Staff has examined the proposed change and determined that there is a sufficient inventory of R 30 designated land within the City of Moreno Valley so that the modification of the 15 acres of R30 land to R5 will not place the City in jeopardy of maintaining zoning areas to satisfy State-mandated Regional Housing Needs Assessment (RHNA) numbers.

Conditional Use Permit

Municipal Code Section 9.03.060 requires that a Conditional Use Permit be approved for all Planned Unit Developments (PUD).  One of the stated purposes of the PUD is to provide greater innovation in housing development and greater diversity of housing choices than would otherwise be possible with strict application of the underlying site development regulations contained in Title 9 of the Municipal Code.  Planned unit developments may deviate from the site development standards of the applicable zoning district regarding lot area, lot dimensions, lot coverage, setbacks, and building height. Any such deviation(s) must be to the minimum degree necessary to achieve one or more of the stated purposes of the PUD section.

The PUD for the Legacy Park project application will establish minimum lot sizes of 4,000 and 5,000 square feet. Seventy-six of the lots fall within the 4,000 square foot minimum, and based on the current layout have an average lot size of 4,848 square feet. One-hundred and forty-five lots fall within the 5,000 square foot minimum, and based on the current layout have an average lot size of 6,291 square feet. As a whole, based on the layout and lot mix the overall average lot size calculates out to approximately 5,800 square feet as compared to the 7,200 square feet typically required in R5 zone property. The PUD guidelines further establish unique development standards along with architectural guidelines for development of a 221 lot planned residential community.  The Design Guidelines for the project as proposed outline the specific and desired site development standards, architectural styles of the buildings, and criteria for community walls, fences and landscape, including hardscape and common area elements.

The following development standards are proposed for this PUD:

Legacy Park Standards

	Minimum Lot Size
	4,000 SF
	5,000 SF

	Number of Plans
	3
	4

	Number of Homes
	76
	145

	Number of Elevations
	3
	4

	Min. Lot Width (at setback line)
	50’
	50’

	Min. Lot Depth*
	80’
	100’

	Typical House Width
	40’
	40’

	Max. Building height
	2-story or 35’
	2-story or 35’

	Front Setbacks

	Street-facing Garage**
	18’
	18’

	Two-story Living Space
	12’
	12’

	Single-story Living Space
	10’
	10’

	Porch***/ Portico
	4’
	4’

	Rear Setbacks****

	Two-story Living Space
	10’
	15’

	Two-story Deck
	10’
	15’

	Single-story Living Space
	5’
	10’

	California Rooms (has up to 3 sides)
	5’
	10’

	Patio Cover or Trellis
	5’
	10’               

	Side Setbacks

	Typical Condition
	5’
	5’

	Side Street
	10’
	10’

	Min. Distance Between Living Spaces
	10’
	10’

	Max. Coverage (including garage)
	50%
	50%

	Note: All setbacks are considered minimums as measured from the right-of-way.

	*Except at knuckles and cul-de-sacs.
**Garages shall be 20’ along D Street and L Street.
***Minimum porch depth shall be 6’.
****Rear setbacks measured from lot line not landscaped easement.




Amenities unique to the PUD include pocket parks, landscape paseos, trail connections to the adjacent Juan Bautista de Anza trail, decorative treatment in Street L at major intersections, and a median in Street L at Gentian.

The project as designed and conditioned satisfies the requirements for a PUD as set forth in Municipal Code Section 9.03.060.  Findings in support of the Conditional Use Permit for the PUD have been prepared in Resolution 2017-10 attached to this staff report.

Tentative Tract Map 36760

Tentative Tract Map 36760 proposes to subdivide the 53 acres into 221 single family residential tract lots with additional lettered lots for basins for storm water/water quality treatment, a segment of the Juan Bautista de Anza trail over the California Aqueduct, public streets, pocket parks, and a 2.0 acres neighborhood park site.

Consistent with City General Plan Policies 4.2.1 and 4.2.14 the City’s Master Plan of Trails and the Master Plan of Parks, this project has been conditioned to construct and then convey to the City a segment of the Juan Bautista De Anza trail within the adjacent California Aqueduct easement and to construct and convey to the City a public park of approximately 2.0 acres in size with numerous amenities.  These amenities include play equipment, a picnic shelter, a gazebo, large group barbeques, concrete picnic tables and benches, concrete waste/recycle containers; drinking fountains, walkway security lighting, decorative concrete walkways, and a decomposed granite walking path.

In addition, a condition of approval has been crafted and include in Exhibit A to the project Resolution requiring a four-foot (4’) high tubular steel fence be erected surrounding the park. The developer participated in discussions with City staff regarding the design of the public park including this requirement for perimeter fencing and there are still some interests with respect to accessibility, appearance, connectivity and compatibility with the residential neighborhood being weighed against the safety and security interests that are the present key drivers for fencing. Fencing of the park is an interest we feel warrants particular attention and discussion by the Planning Commission. Design input and consideration could include suggestions on adjustments to the conceptual park design layout, enhanced flow into and around the park with the neighborhood, removal of visual and physical barriers, right-sizing fencing, thoughts on landscape elements that can meet safety and security interests, and ideas to bring the park out to the street so to speak to activate it, draw people, ensure good visibility, thereby making it a defensible space. 

The proposed subdivision has been designed for consistency with the City’s R5 zone and with the proposed development standards of the Legacy Park PUD.

Site

The project site is located at the southeast corner of Indian Street and Gentian Avenue and on the west side of the California Aqueduct.  The site totals approximately 53 acres with mostly flat topography.  The project site is comprised of three parcels and is mostly rectangular in shape with a triangular shaped parcel located along the California Aqueduct.  The California Aqueduct runs along the site’s eastern property line in a diagonal northwest/southeast alignment.

There is no sensitive habitat or riparian area within the project site and no rock outcroppings, trees or historic structures.

Surrounding Area

The project site is bounded by existing single-family tract homes to the west and northwest in an RS-10, a zone that allows for minimum lot sizes of 4,500 square feet.  The property immediate to the north is zoned R5 and has been subdivided with a recorded map, Tract Map 22180.  This tract is approved for single-family residential development. Grading for that project is underway.  Existing single-family tract homes are located further to the north in an R5 zone.  Southwest of the project site are single-family homes in another R5 zone.  March Middle School and Rainbow Elementary School are located immediately to the south.  Some vacant and some developed land (non-conforming single-family residences) make up the R30 zone located south of the project site’s eastern area.

The California Aqueduct borders the property along its eastern property line with vacant Community Commercial zoned property to the east.  This commercially zoned site to the east was recently approved for development as a Walmart retail center. Additional existing commercial retail establishments are located southeast of the project area at the intersection of Perris Boulevard and Iris Avenue. The City Corporate Yard is located approximately 1,400 feet to the east across Perris Boulevard. March Air Reserve Base is located approximately three-quarters of a mile to the west of the project site. 

Access/Parking

Access to the project site is gained via local streets connecting to Indian Street and  Gentian Avenue, as well as along Street L where is connects to the future segment of Santiago Drive and Emma Lane that will connect to Perris Boulevard.  The project will be conditioned to complete off-site improvements and extend Santiago Drive to Perris Boulevard.  All interior circulation throughout the project will be by public local streets.

The project includes garage parking for the residents.  As designed and conditioned, the project satisfies all parking requirements of the City’s Municipal Code.

Design/Landscaping

As stated previously, the PUD for this project proposes unique development standards for Tentative Tract Map 36760 including site development standards and architectural requirements to establish consistent and desired architectural styles. The design guidelines also outline criteria for community walls, fences and landscape.

This project, as designed and conditioned and set forth in the PUD guidelines, achieves development objectives of the City General Plan, City Landscape Standards and the Legacy Park Design Guidelines.

REVIEW PROCESS

The project was originally reviewed by the Project Review Staff Committee (PRSC) in October 2014.  Modifications were required to the subdivision design and requests were made for required technical studies.

Revised plans were submitted in October 2015, May 2016, September 2016, October 2016, and November 2016.  The design of the subdivision evolved as the developer worked with staff to incorporate a neighborhood park and public interior roadways (as opposed to private streets) into the design of the project.

Upon review of final drafts of required technical studies, the tract map, preliminary grading plan, and completion of the Initial Study / Mitigated Negative Declaration in December 2016, a determination was made to schedule this project for a Planning Commission public hearing on January 26, 2017.


ENVIRONMENTAL

An Initial Study was prepared which examined the potential of the proposed project to have an impact on the environment. The Initial Study provides information in support of the findings for a Mitigated Negative Declaration. The proposed project will not have a significant effect on the environment with the implementation of mitigation measures.  Studies prepared for this project included an air quality study, greenhouse gas study, traffic study, a cultural resource assessment, a biological assessment, a preliminary hydrology study and a preliminary water quality management plan, and geotechnical studies.

Public notice of the availability of the Initial Study / Mitigated Negative Declaration for public review was published in the newspaper 20 days in advance of the Planning Commission public hearing. The public notification is consistent with the requirements of the California Environmental Quality Act (CEQA) Guidelines.

Based upon the findings and recommendations identified in technical studies prepared for this project and the completed Initial Study, it was determined that mitigation is necessary to reduce potential biological resources and traffic impacts to a less than significant level.  No other environmental factors considered were identified to be impacted.

A mitigation monitoring program has been prepared to ensure implementation of the mitigation measures for potential biological resource and traffic impact (see Attachment 8). Additional conditions of approval are incorporated in the program to ensure compliance with City General Plan policies and other standard requirements related to Noise and Cultural Resources.


NOTIFICATION

The public hearing notice for this project was published in the local newspaper on January 6, 2017.  Public notice was sent to all property owners of record within 300 feet of the project site on January 12, 2017. The public hearing notice for this project was posted on the project site on January 13, 2017.

As of the date of report preparation, staff has received no phone calls or correspondence in response to the noticing for this project.

REVIEW AGENCY COMMENTS

During the course of the plan review phase of the entitlement processing the following potentially affected reviewing agencies were engage in the process and all requisite responses and coordination has taken place with no outstanding issues.  Where applicable, conditions of approval have been included in the project Resolutions to address concerns from the responding agencies.

	Agency
	Response Date
	Comments

	Moreno Valley Utility
Val Verde Unified School District
Riverside County Flood Control
Airport Land Use Commission
	September 22, 2014
October 1, 2014
November 2, 2015
May 10, 2016
	Will serve notice 
Comment letter
Comment letter
Consistency Letter



Furthermore, the City complied with the requirements of State Assembly Bill 52 and State Bill 18 which require notice to Native American tribal groups, and conducted consultation if requested.  The City coordinated with all participating Native American tribal groups requesting consultation for this project and has incorporated conditions of approval and mitigation measures as appropriate in the mitigation monitoring program. 

STAFF RECOMMENDATION

Staff recommends that the Planning Commission:

1.	APPROVE Resolution No. 2017-08 and thereby RECOMMEND that the City Council:

· ADOPT a Mitigated Negative Declaration for General Plan Amendment application PEN16-0092, pursuant to the California Environmental Quality Act (CEQA) Guidelines; and

· APPROVE General Plan Amendment application PEN16-0092 based on the findings contained in this resolution, and as shown on the attachment included as Exhibit A.

2.	APPROVE Resolution No. 2017-09 and thereby RECOMMEND that the City Council:

· ADOPT a Mitigated Negative Declaration for Zone Change application PEN16-0093, pursuant to the California Environmental Quality Act (CEQA) Guidelines; and

· APPROVE Zone Change application PEN16-0093 based on the findings contained in this resolution, and as shown on the attachment included as Exhibit A.

3.	APPROVE Resolution No. 2017-10 and thereby RECOMMEND that the City Council:

· ADOPT a Mitigated Negative Declaration for Conditional Use Permit application PEN16-0094, pursuant to the California Environmental Quality Act (CEQA) Guidelines; and

· APPROVE the Mitigation Monitoring and Reporting Program prepared for Conditional Use Permit PEN16-0094 pursuant to the California Environmental Quality Act (CEQA) Guidelines, included as Exhibit A; and

· APPROVE Conditional Use Permit application PEN16-0094 based on the findings contained in this resolution, and subject to the attached conditions of approval included as Exhibit A.

4.	APPROVE Resolution No. 2017-11 and thereby RECOMMEND that the City Council:

· ADOPT a Mitigated Negative Declaration for Tentative Tract Map 36760 (PEN16-0095), pursuant to the California Environmental Quality Act (CEQA) Guidelines; and

· APPROVE the Mitigation Monitoring and Reporting Program prepared for Tentative Tract Map 36760 (PEN16-0095) pursuant to the California Environmental Quality Act (CEQA) Guidelines, included as Exhibit A; and

· APPROVE Tentative Tract Map 36760 (PEN16-0095) based on the findings contained in this resolution, and subject to the attached conditions of approval included as Exhibit A.


Prepared by:	Approved by:
Jeffrey Bradshaw	Allen Brock
Associate Planner	Community Development Director

ATTACHMENTS
Public Hearing Notice
PC Resolution 2017-08
Exhibit A to Resolution 2017-08
PC Resolution 2017-09
Exhibit A to Resolution 2017-09
PC Resolution 2017-10
Exhibit A to Resolution 2017-10
Exhibit B to Resolution 2017-10
PC Resolution 2017-11
Exhibit A to Resolution 2017-11
Exhibit B to Resolution 2017-11
Mitigated Negative Declaration
Initial Study Checklist
Mitigation Monitoring Program
Aerial Photograph
Tentative Tract Map 36760 / PUD Exhibit
Conceptual Landscape Plan
Park Plan
Tract 36760 Design Guidelines
Air Quality Study
Biological Report
Cultural Resource Study
Geotechnical Study
Updated Geotechnical Study
Greenhouse Gas Analysis
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