
Planning Commission Agenda Report       Meeting Date 10/20/16 

 
 

DATE: October 20, 2016 
 
TO:   PLANNING COMMISSION 
 
FROM:  Mark Corcoran, Senior Planner (879-6800, zoning@chicoca.gov) 
 
RE:  Lava Ridge Apartments Planned Development Permit 
  Located easterly of the intersection of Highway 32 and Bruce Road, APN 018-

600-078 
  
SUMMARY 
 
The applicant requests approval for the design of a 98-unit apartment complex as part of a 
proposed planned development on an undeveloped site.   
 
The Architectural Review and Historic Preservation Board (ARHPB) has reviewed the site 
design and architecture and recommends approval. Planning Commission approval of the 
project via the Planned Development Permit Process is required pursuant to the SD-2 
(Special Design considerations, Humbolt Road – Foothill) zoning overlay (Municipal Code 
Section 19.52.070.D2).  Staff recommends Commission approval of the project, subject to 
conditions.  No major issues have been identified.  
 

Recommendation: 
 

Planning staff recommends adoption of Resolution No. 16-14 (Attachment A), 
approving the project, subject to the conditions contained therein. 

 

 Proposed Motion:  
 

I move that the Planning Commission adopt Resolution No. 16-14, approving the 
Lava Ridge Apartments Planned Development Permit (PDP 16-01), subject to the 
conditions of approval contained therein. 

 
BACKGROUND 
 
The applicant proposes to construct nine multi-unit residential buildings collectively containing 
98 dwelling units, a community center with an adjacent park and swimming pool, and all 
necessary and required site improvements on an undeveloped site located approximately 
1,200 feet easterly of the intersection of Highway 32 and Bruce Road (see Attachment B, 
Location Map).  The site is designated MDR (Medium Density Residential) on the General Plan 
Diagram and is located in the R2-SD2-FDSD zoning and overlay zoning district (Medium 
Density Residential with Special Design Consideration Zone 2 and Foothill Development 
Standards). 
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The project site is a 4.97-acre parcel located to the south of State Highway 32, west of 
Yosemite Drive, north of Humboldt Road, and east of Bruce Road. The land to the east, south, 
and west of the project site is currently vacant but approved for residential development while 
land to the north contains single family and multi-family residences. Curbs and gutters have 
been installed along the Native Oak Drive street frontage and utilities are available. The 
surrounding General Plan designated Land Uses include MHDR (Medium High Density 
Residential) to the north, and MDR (Medium Density Residential) to the east, south, and west. 
Zoning for the parcels surrounding the project site includes R-2 (Medium Density Residential) 
to the east, south, and west; and OS-2 (secondary Open Space and R-3 (Medium-High Density 
Residential) to the north. Land to the east and south of the project site is also within the FD 
(Foothill Development) overlay zone.  
 
The proposed project site and all land to the east, south and west of the project site is within 
the approved Oak Valley Conceptual Master Plan (PDP-02). The Conceptual Master Plan 
Land Use Plan applied the development standards of the R-3 (Medium High Density 
Residential (Multi-family)) zone to the project site (see Attachment C, Oak Valley Conceptual 
Master Plan Conceptual Land Use Plan).   
 
The proposed site design includes nine multi-unit residential buildings, and a single story 
community center with an adjacent park, playground, restroom and outdoor shower building, 
and a swimming pool.  Eight of the multi-unit residential buildings have three floors and one 
has two floors. The project site also includes 176 vehicle parking stalls, 108 bicycle parking 
spaces, perimeter landscaping, and all other necessary and required improvements (see 
Attachment D, Site Development Plan). The proposed project would result in a gross density 
of 19.71 units per gross acre. The density allowed by the R-3 zone is 14.1 to 22 units per gross 
acre. 
 
The proposed project will be accessed via two secured entry driveways from Native Oak Drive. 
Vehicle and bicycle parking will be located throughout the project site and vehicle traffic will 
travel along two primary access lanes interconnected by two crossing access lanes. Five 
enclosed trash and recycling collection points will be located along the perimeter of the project 
site. In response to changes recommended by the Architectural Review and Historic 
Preservation Board both driveways will feature stamped concrete.  
 
Eight of the nine (9) multi-unit residential buildings will be two stories with a peak height of 34 
feet, and one of the residential buildings will be two stories with a peak height of 24 feet, three 
(3) inches (see Attachment E, Exterior Elevations). The community center will be single story 
with a peak height of 18 feet 11 inches. All of the building façades adhere to the traditional 
architecture style and they will include earth-tone color scheme. The front of each building the 
side of any building facing Native Oak Drive will have a cut stone veneer on the ground floor 
and all buildings will have an illuminated plate containing the building number and unit numbers 
of the apartments within the building. Units located on the second and third floors will have 
balconies with a rail fencing. Trash enclosures, mail boxes, and the pool restroom and shower 
building will all be finished with materials and colors matching the residential buildings and the 
community center.  
 
A six (6) foot high capped split-faced decorative block wall will be constructed along the 
property line of the proposed project and vehicle and pedestrian access gates will be powder 
coated framed tube steel (see Attachment F, Site Details). Safety fencing with a controlled 
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access point will surround the swimming pool area. A single five (5) foot tall monument sign 
illuminated by ground-mounted lamps for the proposed project will be installed along Native 
Oak Drive.  
 
The proposed landscaping plans conform to the Oak Valley Subdivision Landscape Plans and 
they include the prescribed landscape improvements along Native Oak Drive as well as a 60 
foot wide landscaped buffer between the project site and Highway 32 (see Attachment G, 
Landscape Improvement Plans). Within 15 years, 71.66% of the parking lot will be shaded by 
the trees included in the proposed landscaping plans. Ornamental vines and shrubs will be 
planted to screen utilities and equipment located on the ground as well as the trash and 
recycling enclosures. In response to changes recommended by the Architectural Review and 
Historic Preservation Board the proposed landscaping plans include multiple native and near-
native tree species. No trees will be removed from the site by the proposed project.  
 
Lighting of the proposed project will include 51 twelve (12) foot tall architectural single or double 
arm mounted lamps installed throughout the site (see Attachment H, Photometric Plan). In 
addition, two architectural wall lamps will be installed at the entrance of each building seven 
(7) feet above grade. All lighting will be shielded and directed so as to minimize impacts to the 
night sky and surrounding area.    
 
Prior Review  
On May 4, 2016, the Architectural Review and Historic Preservation Board (ARHPB) reviewed 
the proposal and voted unanimously to recommend conditional approval with the following 
suggestions: 
 

1. Where appropriate for public sidewalks, concrete stained to match proposed bronze 
granite pavers should be installed.  

2. Composition shingles colored ‘Aged Bark’ and ‘Autumn Blend’ should be used instead of 
tile roofs.  

3. Two additional color pallets incorporating tans and browns to blend into the foothill setting 
should be submitted.  

4. Stone wainscoting should be added to the elevations facing Native Oak Road on buildings 
‘A’, ‘E’, and ‘F’. 

5. Landscape plans should be modified to include the introduction of native and near native 
shade trees.  

6.    Concrete used for the vehicle parking and maneuverability area should be stained to 
complement the bronze granite pavers. 

Changes to the proposed project based on recommendations all six (6) recommendations are 
reflected in the Attachments D, E, and G respectively.  
 
DISCUSSION 
 
While consistent with the approved Oak Valley Conceptual Master Plan, the proposed project 
will have a higher residential density than the underlying general plan land use designation 
and zone for the project site. This inconsistency is a result of a density transfer component of 
the overall Oak Valley Conceptual Master Plan approval. The density transfer, which was 
implemented to protect the viewshed and local aesthetics, redistributes density from the higher 
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elevated eastern end of the Master Plan area to an area that has a lower elevation. The 
approval of the Oak Valley Conceptual Master Plan assumes development of the project site 
at R-3 (Medium-High Density Residential) density. With the density transfer concept employed, 
approvals of the Oak Valley Conceptual Master Plan were found to be consistent with the 
General Plan.  
 
The propose of the Planned Development Permit is to promote and encourage flexibility in the 
application of Code standards to a site in order to protect environmental values or natural 
resources, public health, safety and general welfare of the community. In addition, a Planned 
Development Permit ensures that open space areas are planned as part of overall project 
designs while promoting development in the community by allowing deviations from normal 
development standards.  
 
The proposed project site is within the FDSD (Special Design Consideration Overlay Zone and 
Foothill Development Standards) overlay zone. The FDSD overlay zoning district limits the 
height of structures to 25 feet. However, an additional ten (10) feet may be permitted if visual 
assessments can verify that the greater building height will not negatively impact the foothill 
viewshed. The applicant provided renderings of the proposed project from a variety of views 
within the surrounding public right-of-way to demonstrate the visual impact of the proposed 
project (see Attachment I, Viewshed Analysis).   
 
As previously stated, the project site was designated by the Oak Valley Conceptual Master 
Plan to be developed to a higher residential density because of the elevation of the project 
site. The western end of the Master Plan area has an approximate elevation of 250 feet above 
mean sea level (amsl). As the Master Plan area extends approximately 2,220 linear feet to the 
east, the elevation raises to 300 feet amsl. The rise in elevation from west to east across the 
Master Plan area initiated the approved density transfer across the Master Plan area. 
 
Staff believes that the additional ten (10) feet of height of eight (8) of the buildings of the 
proposed project will not negatively impact the viewshed of the foothills to the east due to the 
lower elevation of the project site and other factors. In recommending approval of the project, 
the Architectural Review and Historical Preservation Board made the following finding:  

 
The project reduces building height by minimizing roof pitch. The proposed 
color pallet is neutral and allows the project to blend into the eastern foothills. 
The height of the structures are limited, and do not necessarily block viewsheds 
or dominate their surroundings. Structures are adequately setback from 
Highway 32, which will be buffered with landscaping to soften the project’s 
appearance from the right-of-way.     

 
The proposed project is consistent with the land use standards of the approved Oak Valley 
Conceptual Master Plan and would therefore be compatible with the surrounding planned 
development.    
 
ENVIRONMENTAL REVIEW 
 

The proposed project is within the scope of a previously certified Environment Impact Report 
(SCH#1998032048) it is therefore determined by California Environmental Quality Act (CEQA) 
Guidelines section 15162 to require no subsequent environmental because no new significant 
environmental effects or increases to previously identified environmental effects due to the 
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implementation of the Project have been identified, and none of the mitigation measures or 
project alternatives contained within the certified EIR have been found to be infeasible or 
considerably different due to the implementation of the proposed project.   
 
REQUIRED FINDINGS FOR APPROVAL 
 
Planned Development Permit Findings (CMC Section 19.28.060) 
 
Following a public hearing, the Planning Commission may approve or conditionally approve a 
planned development permit only after making all of the following findings: 
 

1. The proposed development is allowed within the zoning district and generally complies 
with all of the applicable provisions of City of Chico Title 19 regulations with modifications 
as specifically approved, and applicable project design guidelines. 

 
The project design includes massing and architectural characteristics that relate to 
nearby proposed projects and the natural environment, establishing a sense of place, 
while also addressing the street frontages in a pedestrian-friendly manner, consistent 
with Design Guidelines (DGs) 1.2.21, 1.2.31 and 1.4.11.   

 
2. The proposed development would be harmonious and compatible with existing and future 

developments within the zoning district and general area, as well as with the land uses 
presently on the subject property.  

 
The Project will be harmonious and compatible with existing and planned developments 
within the Master Plan and surrounding area, in that several elements are utilized in the 
Project design to coordinate the design with the character and uses of adjacent 
development. The exterior treatments of the Project complement the surrounding natural 
environment by incorporating earth toned colors and stone veneers in their design. Trash 
and utility areas would be screened by architecturally integrated walls and planted vines 
and shrubs.   
 

3. The proposed entitlement is consistent with the General Plan. 
 

 At 19.71 dwelling units per acre the Project will be within the density range of 14.1 to 22 
dwelling units per acre assigned to the project site by the Master Plan. The project is 
consistent with General Plan policies that encourage context-sensitive design (CD-5.2 
and CD-5.3). The site is not located within the bounds of a Neighborhood Plan or Area 
Plan. 

 
4. The site is physically suitable for the type and density and/or intensity of use being 

proposed. 
 

The 4.97 acre site is physically suitable for the Project in that it is adjacent to existing and 
planned residential uses and necessary utilities are available to serve the Project. The 
proposed structures are compatible with the site in that they provide functional and 
adequate setbacks, with the off street parking and recreation area located within the 
Project interior. 
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5. There are adequate provisions for public and emergency vehicle access, sanitation, 
water, and public utilities and services to ensure that the proposed development would 
not be detrimental to public health and safety.  

 

The existing streets provide adequate public and emergency vehicle access, sanitation, 
water, and public utilities and services to ensure that the project would not be detrimental 
to public health and safety, in that the City's sanitary sewer system has adequate capacity 
to serve the project; domestic water will be provided by California Water Service 
Company; and storm water facilities will be constructed in accordance with adopted City 
standards. 

 
6. The design, location, size and operating characteristics of the proposed development 

would not be detrimental to the public interest, health, safety, convenience, or welfare of 
the City. 

 

The design, location, size, and operating characteristics of the project will comply with all 
City zoning, building, and public improvement standards, with specific modifications 
considered and approved herein and, therefore, the project would not be detrimental to 
the public interest, health, safety, convenience, or welfare of the City.  Although the 
structures would be three stories, the overall height would be equal to, or less than, 34 
feet and they would not unnecessarily block views. 
 

7. The proposed development is consistent with the purpose of [CMC 19.28.010]. 
 

The project is consistent with the purpose of Chico Municipal Code Chapter 19.28 
(Planned Development) in that it: 

 offers an innovative housing design,  

 is consistent with the General Plan and design guidelines as outlined above,  

 would not require the removal of any trees, and  

 includes open space as an integral part of the overall project design. 
 
PUBLIC CONTACT 
 
A 10-day public hearing notice was mailed to all landowners and residents within 500 feet of 
the site.  A legal notice was also placed in the Chico Enterprise Record.  As of the date of this 
report, no correspondence has been received in response to the public notice. 
  
DISTRIBUTION: 
PC Distribution 
PDP 16-01 File 
 
External 
Stromer Realty, Patrick Laughlin, 591 Coulusa Avenue, Yuba City, CA  95991 
Northstar Engineering, Jay Lowe, 111 Mission Ranch Blvd., #100 Chico, CA  95926 
 
ATTACHMENTS: 
 

A. Planning Commission Resolution No. 13-15 
  Exhibit I Conditions of Approval 
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B. Location Map 
C. Oak Valley Conceptual Land Use Plan 
D. Planned Development Permit Site Plan  
E. Exterior Elevations 
F. Site Details 
G. Landscape Plans 
H. Photometric Plan 
I. Viewshed Analysis 
J. Applicant Project Description 

 
X:\Current Planning\Planned Development\16-01 Lava Ridge\Process\PC report 10-20-13 mtg.docx 
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RESOLUTION NO. 16-14 1 

 2 

 3 

 4 

 WHEREAS, Lendco, LLC. has submitted a planned development permit application to 5 

construct 98 new residential units on a 4.97 acre site approximately 1,200 feet easterly of the 6 

intersection of Highway 32 and Bruce Road, identified as Assessor’s Parcel No. 018-600-078 7 

(Project); and 8 

 WHEREAS, the Planning Commission considered the Project, staff report, 9 

recommendation from the Architectural Review and Historic Preservation Board, and comments 10 

submitted at a noticed public hearing held on October 20, 2016; and  11 

 WHEREAS, the Project is within the scope of a previously certified Environment Impact 12 

Report (SCH#1998032048) it is therefore determined by California Environmental Quality Act 13 

(CEQA) Guidelines section 15162 to require no subsequent environmental because no new 14 

significant environmental effects or increases to previously identified environmental effects due 15 

to the implementation of the Project have been identified, and none of the mitigation measures or 16 

project alternatives contained within the certified EIR have been found to be infeasible or 17 

considerably different due to the implementation of the Project.   18 

 NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION OF 19 

THE CITY OF CHICO AS FOLLOWS: 20 

1. With regard to the Project the Planning Commission finds that: 21 

A.  The Project is consistent with the Oak Valley Conceptual Master Plan (Master Plan) area 22 

and generally consistent with all applicable General Plan Land Use Development 23 

Standards, Title 19 Land Use Regulations, and the City Design Guidelines Manual, with 24 

modifications specifically approved as indicated on the approval documents listed in 25 

Exhibit I, attached hereto. The Project design includes massing and architectural 26 

characteristics that relate to the natural environment, establish a sense of space, while 27 

addressing the street frontages in a pedestrian-friendly manner consistent with Design 28 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF CHICO 

CONDITIONALLY APPROVING THE LAVA RIDGE APARTMENTS PLANNED 

DEVELOPMENT PERMIT PDP 16-01  

(Lendco, LLC.) 
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Guidelines Objectives (DGs) 1.2.21, 1.2.31 and 1.411.  1 

B.  The Project will be harmonious and compatible with existing and planned developments 2 

within the Master Plan and surrounding area, in that several elements are utilized in the 3 

Project design to coordinate the design with the character and uses of adjacent 4 

development. The exterior treatments of the Project complement the surrounding natural 5 

environment by incorporating earth toned colors and stone veneers in their design. Trash 6 

and utility areas would be screened by architecturally integrated walls and planted vines 7 

and shrubs.   8 

C.  At 19.71 dwelling units per acre the Project will be within the density range of 14.1 to 22 9 

dwelling units per acre assigned to the project site by the Master Plan. The project is 10 

consistent with General Plan policies that encourage context-sensitive design (CD-5.2 and 11 

CD-5.3). The site is not located within the bounds of a Neighborhood Plan or Area Plan. 12 

D.  The 4.97 acre site is physically suitable for the Project in that it is adjacent to existing and 13 

planned residential uses and necessary utilities are available to serve the Project. The 14 

proposed structures are compatible with the site in that they provide functional and 15 

adequate setbacks, with the off street parking and recreation area located within the 16 

Project interior.  17 

E.  The location and design of the Project will significantly reduce any impact to the foothills 18 

viewshed that may result from a request for an additional 10 feet of building height over 19 

the height of 25 feet as permitted within the SD2-FDSD (Special Design Consideration 20 

and Foothill Development Standard) overlay zone. Design features of the Project that will 21 

significantly reduce impacts to the viewshed include a minimization of the roof pitch of 22 

the proposed buildings and the incorporation of a color pallet that blends with the natural 23 

environment. The location of the Project, in a portion of the Master Plan area that has a 24 

lower elevation than the surrounding area, will significantly reduce any impact of the 25 

Project on the foothill viewshed. 26 

F. The design, location, size, and operating characteristics of the Project will comply with 27 

all City zoning, building, and public improvement standards, with specific modifications 28 
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considered and approved herein and, therefore, the Project would not be detrimental to 1 

the public interest, health, safety, convenience, or welfare of the City. Although the 2 

structures would be three stories, the overall height would be equal to, or less than, 34 feet 3 

and they would not unnecessarily block views.   4 

G. The Project site is consistent with the purpose of Chico Municipal Code Chapter 19.28 5 

(Planned Development) in that it offers an innovative housing design, is consistent with 6 

the General Plan and Design Guidelines as outlined above, and includes open space and 7 

recreation space as an integral part of the overall project design.   8 

2. Based on all of the above, the Planning Commission hereby approves the Project, subject to 9 

the conditions set forth in Exhibit I, attached hereto. 10 

3. The Planning Commission hereby specifies that the materials and documents which constitute 11 

the record of proceedings upon which its decision is based are located at and under the 12 

custody of the City of Chico Community Development Department. 13 

// 14 

// 15 

// 16 

// 17 

// 18 

// 19 

// 20 

// 21 

 THE FOREGOING RESOLUTION WAS ADOPTED at a meeting of the Planning 22 

Commission of the City of Chico held on October 20, 2016, by the following vote: 23 

AYES:  24 

NOES:    25 

ABSENT:   26 

ABSTAIN:   27 

DISQUALIFIED:       28 



 

 

Page 4 of  4 

Attachment A 

ATTEST:      APPROVED AS TO FORM: 1 

 2 

 3 

 4 

 5 

 6 

 7 

 8 

 9 

 10 

 11 

 12 

 13 

 14 

 15 

 16 

 17 

 18 

 19 

 20 

X:\Current Planning\Planned Development\16-01 Lava Ridge\Process\Attachment A Resolution 16-14.docx    21 

       

__________________________   ________________________ 
 

MARK WOLFE     Andrew Jones 

Planning Commission Secretary   Assistant City Attorney 
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EXHIBIT “I” 
CONDITIONS OF APPROVAL 

Lava Ridge Apartments Planned Development Permit (PDP 16-01) 
(Lendco, LLC) 

 
1. All approved building plans and permits shall note that the project shall comply with the 

Lava Ridge Apartments Planned Development Permit (PDP 16-01). No building permits 
related to this approval shall be finalized without prior authorization of Planning 
Department staff.  
 

2. The approval documents for this project include the following exhibits:  
 

a. Planned Development Permit Site Plan (date stamped Sep 27, 2016) 
b. Exterior Elevations (date stamped Sep 27, 2016) 
c. Site Details (date stamped Sep 27, 2016) 
d. Landscape Plans (date stamped Sep 27, 2016) 
e. Photometric Plans and Lighting Cut Sheets (date stamped Sep 27, 2016) 

  
3. Planned Development Permit 16-01 authorizes the following development standards for 

the Lava Ridge Apartment development:  
a. Maximum height for buildings is 34  feet  

 
4. All wall-mounted utilities and roof or wall penetrations including vent stacks, utility boxes, 

exhaust vents, gas meters and associated equipment, shall be screened by appropriate 
materials and colors, illustrated or notated on the building plans as required screening, 
and subject to approval by Planning Department staff prior to issuance of a certificate of 
occupancy.  
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