
 

File: PDP 18-01 

Architectural Review  
and Historic Preservation Board 
Agenda Report      Meeting Date 12/19/18 

 
DATE: November 26, 2018 
 
TO:   Architectural Review and Historic Preservation Board 
 
FROM:  Shannon Costa, Assistant Planner (879-6807, shannon.costa@chicoca.gov)  
 
RE:  Eaton Ranch Planned Development Permit  
  Located on the South Side of E. Eaton Rd between Floral Avenue and Ceanothus 

Avenue, APNs: 016-200-017 and 016-340-034 
  
SUMMARY 
 
The applicant requests a Board recommendation for approval of a Planned Development 
Permit to construct a 257-unit apartment project on a vacant site consisting of two parcels 
totaling 15 acres. A Planned Development Permit is necessary to satisfy condition of approval 
of the Mountain Vista Subdivision and Planned Development Permit (S/PDP 01-12) and the 
Sycamore Glen Subdivision and Planned Development Permit (S/PDP 00-11). The intended 
purpose of the Planned Development Permit is to ensure that a minimum number of multi-
family residential housing units are constructed to meet required densities of the General Plan. 
No modifications of development standards are proposed as part of the Planned Development 
Permit.  
 
With a Board recommendation, the proposal must go to the Planning Commission for final 
consideration of the permit, including final architectural design approval.  
 
RECOMMENDATION 
Staff recommends that the Architectural Review and Historic Preservation Board adopt the 
required findings contained in the agenda report and recommend approval of the project, 
subject to conditions. 
 
Proposed Motion:  
I move that the Architectural Review and Historic Preservation Board adopt the required 
findings contained in the agenda report and recommend approval of Eaton Ranch Planned 
Development Permit (PDP 18-01), subject to the staff recommended conditions contained 
therein.  
 
BACKGROUND 
 
The applicant proposes to construct 19 apartment buildings with a total of 257 units, developed 
in two phases. The overall site is 15-acres in size, bounded by E. Eaton Road to the north, 
Floral Avenue to the west, Ceanothus Avenue to the east and a 40-foot-wide Pacific Gas and 
Electric (PG&E) easement to the south (see Attachment A, Location Map and Attachment 
B, Overall Site Plan). The site is zoned R3-AOC-PD (Medium-High Density Residential with 
Airport Overflight Zone C and Planned Development Permit overlay) and designated Medium 
High Density Residential in the General Plan Land Use Diagram.  Surrounding land uses 
includes single family homes and a vacant parcel to the north, zoned for commercial use.  
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The project site is identified for multi-family residential development by the Mountain Vista 
Subdivision (S/PDP 01-12) and Sycamore Glen Subdivision (S/PDP 00-11) project approvals. 
The intended purpose of the Planned Development Permit is to ensure that a minimum number 
of multi-family residential housing units are constructed to meet required densities of the 
General Plan. These approvals stipulate that the total number of units required for Phase I (Lot 
215, Mountain Vista Subdivision) is 114 units and the total of number of units required for 
Phase II (Lot 199, Sycamore Glen Subdivision) is 143 units (257 units total). The proposed 
project is consistent with the densities adopted for the Mountain Vista/Sycamore Glen projects.  
 
Phase I and Phase II Architecture 
 
The overall project design for Phase I and Phase II features a bungalow-agrarian style 
architecture, consistent with the surrounding single-family residential development (see 
Attachment C, Architect Description). Apartment buildings would be a combination of four 
building types; Building Type A would contain 12 units and 14 private ground-floor garages, 
Building Type B would contain 16 units, Building Type C would contain 11 units, and Building 
Type D would contain 11 units.  Each building, including the amenities building, would feature 
identical architectural styling with minor distinguishing details.  
 
Apartment buildings would be two-stories in height with an assortment of exterior finishes and 
colors (see Attachment D, Apartment Building Elevations). The main body of each building 
would be fiber cement in variations of beige and brown with accent colors in green and brown. 
Building masses would be differentiated by varied gable roof planes and heights. Amenities 
buildings, such as the cabana building and leasing office, would be single story and feature 
architectural styling consistent with the apartment buildings (see Attachment E, Amenities 
Elevations).  
 
A variety of textures and materials would be used on the exterior of the buildings, including 
wood-grain lap siding, wood-grain vertical siding, stucco and wood-grain cement fiber panels. 
Window glazing would be white vinyl and outdoor private patio areas would be enclosed by 
vertical wood-grain panels in dark brown (see Attachment F, Colors and Materials). As 
mentioned, Building Type A would feature first-floor private garages featuring metal garage 
doors in dark brown. Steel-post carport structures would be located through the parking lot 
featuring a metal posts and roof. Trash enclosures located throughout the site would be CMU 
brick with metal trellis covers. These structures would be painted to match the color scheme 
of the apartments (see Attachment G, Carport and Trash Enclosure Elevations). Ground-
mounted HVAC units and building-mounted gas meters are screened from public view by a 
low, metal-mesh fence panel and extensive landscape treatment.   
 
Phase I and Phase II Landscaping 
 
The landscape plan calls for a variety of species, predominately with low to moderate water 
demands (see Attachment H, Phase I and Phase II Landscape Plan). Ample landscaping is 
provided throughout both parcels, with close attention paid to areas surrounding amenities. 
The base of each building would feature extensive ground cover, including star jasmine and 
creeping germander. The E. Eaton Road frontage would include rows of elm trees with various 
shrubs and groundcover throughout the parkway. Site lighting is provided by box fixtures 
mounted 14-feet in height, bollards located throughout pedestrian walkways, and lights 
mounted beneath carport. All exterior lighting would be low-intensity and energy efficient (see 
Attachment I, Light Fixtures).  
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The site plan demonstrates the layout of the proposed project, including the location and 
orientation of the buildings, pool and other tenant amenities, landscaping, trash enclosure, 
carports and site lighting. The specific site plan aspects of each phase will be discussed 
separately below.  
 
Phase I Site Plan 
 
Phase I is located on the south side of E. Eaton Road, between Floral Avenue and Mariposa 
Avenue (see Attachment J, Phase I Site Plan). The site is accessed by two entry points; 
primary access would be from a four-lane entry from E. Eaton Road and secondary access 
would be provided by a single-lane access point on Mariposa Avenue. Each access point 
would be secured by an electric gate that would remain open during daytime hours and would 
close in evening/nighttime hours. Tenants would be able to access the site through a keypad 
entry, or with a remote control.  
 
The site would include a total of 10 buildings as well as resident amenities, including a pool, 
clubhouse and cabana, fitness room and leasing office. The apartment buildings are oriented 
such that four buildings would front E. Eaton Road, while buildings closer to the rear of the site 
would be situated perpendicularly, reducing building interface with the adjacent residential 
neighbors.  
 
Resident amenities would be situated central to the site surrounding an outdoor pool and patio 
area. A large amenities building would be located northeasterly of the outdoor pool area and 
would contain a leasing/staff office, yoga studio, business center, clubhouse, game room and 
mail room. A smaller cabana building would be situated west of the pool and would contain a 
shaded lounging area. A pet spa, bike repair area and pool equipment storage building would 
be located adjacent to the cabana building. The entire amenities area would be enclosed by a 
six-foot-tall horizontal wood fence and extensive landscaping.  
 
A total of 265 vehicle parking spaces are provided on the Phase I site. Parking is provided by; 
42 private garage spaces located within the first-floor of Buildings 4, 5, and 9; 109 spaces 
covered by metal carport structures, or; 114 open parking spaces. Parking lot shade, which is 
estimated to reach 52-percent at full tree maturity, is provided by scarlet oak and cork oak 
trees.  
 
Phase II Site Plan 
 
Phase II is located on the south side of E. Eaton Road, between Mariposa Avenue and 
Ceanothus Avenue, adjacent to the PG&E substation (see Attachment K, Phase II Site Plan). 
The site is accessed by two entry points; primary access would be taken from a four-lane gated 
entry from E. Eaton Road and secondary access would be provided by a single-lane entry on 
Ceanothus Avenue. Each access point would be secured by an electric gate that would remain 
open during daytime hours and would close in evening/nighttime hours. Tenants would be able 
to access the site through a keypad entry, or with a remote control.  
 
The site would include a total of nine apartment buildings as well as resident amenities, 
including a pool, clubhouse and fitness room. The apartment buildings are oriented such that 
three buildings would front E. Eaton Road, while buildings closer to the rear of the site would 
be situated perpendicularly, reducing building interface with the adjacent residential neighbors.  
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A total of 217 vehicle parking spaces are provide on the Phase II site. Parking is provided by; 
42 private garage spaces located within the first-floor of Buildings 2, 8, and 9; 83 carport 
parking spaces, or; 90 open parking spaces. Parking areas associated with the project are 
located towards the interior and sides of the site, screened from view by buildings and 
landscape features.  
 
DISCUSSION 
 
The proposed project would establish a medium-high density residential use on a site identified 
for multi-family residential use by the City of Chico zoning map and General Plan Land Use 
Designation. The proposal is compatible with the surrounding single-family homes developed 
as part of the Mountain Vista/Sycamore Glen developments, matching architectural features, 
style and color themes. 
 
The project is consistent with General Plan policies that encourage compatible infill 
development (LU-4.2 and LU-4.3), context-sensitive design (CD-5.2 and CD-5.3) and providing 
an adequate supply of rental housing to meet a wide range of renters and future needs 
throughout the city (H.3, H.3.2, and H.3.4). The placement of the buildings on the site is 
consistent with policies that encourage orientating multi-family housing developments and front 
entries towards to the street (DG 4.1.13 and 4.1.35). The parking area is located to the rear of 
the buildings, providing vehicle visibility to residents while reducing views of automobiles from 
the public street (DGs 1.1.14, 4.1.52, and 4.1.53). The project includes a shared recreational 
area consistent with Design Guidelines (DGs) that call for incorporating common space into 
the project design (DGs 1.1.42, 4.1.42, 4.1.43, and 4.1.45).  

Neighborhood Meeting  
 
On October 22, 2018, a neighborhood meeting was held at the project site.  The meeting was 
attended by the project applicant, engineer, contractor, landscape architect, City staff and 
approximately 27 neighbors. The project consultant presented the project and answered 
questions, mostly about the height of the structures, if the units would be market rate or 
designated for low income, and what the rear fencing/landscaping design would be. Project 
representatives answered questions and displayed illustrations depicting the proposed two-
story buildings, the approximately 35-foot rear year separation with the residential neighbors 
and clarified that the units would be market-rate (see Attachment L, Neighborhood Meeting 
Minutes).   
 

REQUIRED FINDINGS FOR APPROVAL 
 
Environmental 
 
The project falls within the scope of the Environmental Impact Report (EIR) for the Mountain 
Vista/Sycamore Glen Vesting Tentative Subdivision/Planned Development Permit (S/PDP 01-
012 and S/PDP 00-11), which was certified by the City Council on July 17, 2017. Pursuant to 
Section 15162 of the California Environmental Quality Act, no subsequent environmental 
review is necessary, as there have been no substantial changes to the project which would 
require revisions of the EIR, no substantial changes have occurred with respect to the 
circumstances under which the project is being undertaken which would require major 
revisions of the EIR, and no new information has become available which was not known and 
could not have been known at the time the EIR was completed. 
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Architectural Review 
According to the Chico Municipal Code Section 19.18.060, the Architectural Review and 
Historic Preservation Board shall determine whether or not a project adequately meets 
adopted City standards and design guidelines, based upon the following findings 
1. The proposed development is consistent with the General Plan, any applicable specific 

plan, and any applicable neighborhood or area plans. 
 

The project is consistent with General Plan policies that encourage compatible infill 
development (LU-4.2 and LU-4.3), and context-sensitive design (CD-5.2 and CD-5.3) and 
providing an adequate supply of rental housing to meet a wide range of renters and future 
needs throughout the city (H.3, H.3.2, and H.3.4). The site is not located within the bounds 
of a Neighborhood Plan or area plan.   
 

2. The proposed development, including the character, scale, and quality of design are 
consistent with the purpose/intent of this chapter and any adopted design guidelines. 
 
The placement of the buildings on the site is consistent with policies that encourage 
orienting multi-family housing developments and front entries towards to the street (DG 
4.1.13 and 4.1.35). The parking area is located to the rear of the buildings, providing vehicle 
visibility to residents while reducing views of automobiles from the public street (DGs 
1.1.14, 4.1.52, and 4.1.53). The project includes a shared recreational area consistent with 
Design Guidelines (DGs) that call for incorporating common space into the project design 
(DGs 1.1.42, 4.1.42, 4.1.43, and 4.1.45). 
 

3. The architectural design of structures, including all elevations, materials and colors are 
visually compatible with surrounding development.  Design elements, including screening 
of equipment, exterior lighting, signs, and awnings, have been incorporated into the project 
to further ensure its compatibility with the character and uses of adjacent development. 

 
The proposal is compatible with the surrounding single-family homes developed as part of 
the Mountain Vista/Sycamore Glen developments, matching architectural features, style 
and color themes. Ground-mounted utilities would be hidden from view, and the trash area 
would be appropriately screened (DG 3.1.35). The parking lot features appropriate lighting 
that would not create unnecessary glare impacts on residents or neighboring properties 
(DG 4.1.44).  

 
4. The location and configuration of structures are compatible with their sites and with 

surrounding sites and structures, and do not unnecessarily block views from other 
structures or dominate their surroundings. 

 
The design, materials and color palette of the proposed buildings are visually compatible 
with the surrounding neighborhood and would not unnecessarily block views from other 
structures. The proposal would introduce two-story buildings in an area predominantly 
developed with single-story homes, however, placement of the buildings towards the front 
of the site would reduce building interface with the adjacent neighbors. Exterior equipment 
will be properly screened in the rear yards of each unit by fences or painted to match the 
structures. Parking lot lighting is proposed at a pedestrian scale and will not result in any 
unnecessary source of glare or contribution to the night sky pollution.  
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5. The general landscape design, including the color, location, size, texture, type, and 

coverage of plant materials, and provisions for irrigation and maintenance, and protection 
of landscape elements, have been considered to ensure visual relief, to complement 
structures, and to provide an attractive environment. 
The proposed landscaping and additional outdoor amenities will create and attractive 
outdoor environment. Ample landscaping is provided throughout both sites, with close 
attention paid to areas surrounding resident amenities and the E. Eaton Road frontage. 
Tree and plant species have been thoughtfully and appropriately selected for their locations 
and the variety of plant types will provide color, texture and coverage to the overall project.  

 
RECOMMENDED CONDITIONS OF APPROVAL 

 
1. All approved building plans and permits shall note on the cover sheet that the project 

shall comply with PDP 18-01 (Channel Eaton Road).  
 
2. All wall-mounted utilities and roof or wall penetrations, including vent stacks, utility 

boxes, exhaust vents, gas meters and similar equipment, shall be screened by 
appropriate materials and colors.  Adequate screening shall be verified by Planning 
staff prior to issuance of a certificate of occupancy. 
 

3. All new electric, telephone, and other wiring conduits for utilities shall be placed 
underground in compliance with CMC 19.60.120. 
 

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: 
AR Distribution 
Mike Sawley, Senior Planner  
Shannon Costa, Assistant Planner  
File:  PDP 18-01 

External 
Channel Properties, c/o Mark Funseth, 1850 Soscol Avenue, suite 207, Napa, Ca 94559 
(mfunseth@channelprop.com) 
FAE Holdings, LLC, 100 W. Cutting Blvd, Richmond, CA 94804 
Rural Consulting Associates, attn.: Jim Mann, 140 Yellowstone Drive, Suite 160, Chico, CA 
95973 (jimatrural@aol.com)  
 
ATTACHMENTS: 

A. Location Map 
B. Overall Site Plan 
C. Architect Description 
D. Apartment Building Elevations 
E. Amenities Building Elevations 
F. Colors and Materials 
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G. Carport and Trash Enclosure Elevations 
H. Phase I and Phase II Landscape Plans 
I. Light Fixtures 
J. Phase I Site Plan 
K. Phase II Site Plan  
L. Neighborhood Meeting Minutes  
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Eaton Ranch I & II Neighborhood Meeting Minutes 

 

Meeting commenced on time at 5:30 PM on Monday, October 22, 2018.  Meeting took place on-site 
near the corner of Floral Avenue and Eaton Road.  In attendance were Jim Mann, Rural Consulting 
Associates – Project Consultant, Mark R. Funseth, Applicant/Owner’s Representative, Wes Gilbert, W. 
Gilbert Engineering – Project Civil Engineer, Brian Firth, Brian Firth Landscape Architects, Inc. – Project 
Landscape Architect, Shannon Costa, City of Chico Assistant Planner – Project Planner, and 
approximately 27 neighboring Residents.  Residents who attended filled out their information on the 
attached Sign-In Sheet.  Two people refused to sign-in or provide any contact information. 

Jim Mann opened the meeting with an introduction of the Project Team in attendance followed by a 
brief overview/description of the Project covering the following: 

• Owner is Channel Lumber/Channel Properties.  Project will be managed by FPI 
Management.   Same team developed, owns, and operates Eaton Village Apartments 
which is located on Eaton Road west of Esplanade  

• Current zoning/density allows for 14-22 units per acre.  Project density as proposed is 
approximately 16 1/2 units per acre  

• Architecture – two-story garden style apartments  
• Site – Main and secondary entry locations at Eaton Road and Mariposa for Eaton Ranch I 

and Eaton Road and Ceanothus for Eaton Ranch II respectively 
• Security – Gated community with gates locked after normal business hours 
• 24” x 36” site plans, colored architectural renderings, and landscape plans are here on 

display for Residents to review. 

Shannon Costa then gave a brief overview covering the following: 

• Purpose of Neighborhood Meeting 
• Project Status – Application for ARB and Planning under a PD was received by City and 

Completeness Review is in process 
• Neighboring residents will be notified at least 10 days in advance of future ARB and 

Planning Commission public hearings 
• Zoning – Land is zoned R-3 which allows for multi-family residential use with a density of 

14 to 22 units per acre  

Meeting was then opened up to questions from Residents.  The following items were discussed during 
this part of the meeting: 

• Zoning – Resident who resides in the neighborhood to the South claimed that they were 
told when they bought their house that this land would always be Open Space.  
Shannon Costa replied saying that she did not recall what the zoning was before the  
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• current zoning which has been in place since approximately 2007 when the Mountain 

Vista and Sycamore Glen Planned Development Permits were approved.  She also stated 
that she doubted that the site was ever zoned as Open Space. Other residents remarked  
that they did not know what zoning was designated for this site.  However, one Resident 
indicated that when they bought their homes, the Project’s current zoning was disclosed 
to them in writing by Seller/Developer, Epick Homes. 

• Off-site Improvements – Resident asked if there were any signal lights or roundabouts 
being proposed.  Project Team responded saying that Eaton Road would be expanded to 
two lanes in each direction with a center median and cuts as shown on the site plan.  No 
signal lights are being proposed but the City has future plans to install roundabouts at 
Eaton/Floral and Eaton/Ceanothus.  

• Fencing and Screening – Several neighbors inquired about fencing and screening at the 
along the southern property line.  Project Team responded saying that a 6’ board on 
board fence would be installed just inside the existing wood fence.   All buildings are 
setback at least 40’ from the southern property line and are orientated in such a way to 
minimize second story units “looking into the backyards of neighboring residents”.  
Brian Firth then elaborated on landscaping proposed in this 40’ setback area to help 
screen the Project.  He also reminded Residents that certain restrictions imposed by 
PG&E limit the height and type of trees that can be planted in this area. 

• Lighting -  Several Residents inquired about Project lighting.  Specifically, at the southern 
portion of the Project.  Project Team responded saying LED walkway bollard lights, 
carport lights and 14’ tall area lights are proposed in conformance with City Code.  A 
couple of Residents indicated there is a transient/homeless problem and wanted more 
lighting, not less to deter this.      

• Height of Buildings  -  Several Residents asked about the height of the buildings.  Project 
Team responded saying that most buildings are two stories at a height of approximately 
34’.  Maximum allowable building height of 45’ was noted. 

The Meeting then broke up into smaller groups with the following questions being addressed by various 
Project Team members accordingly:    

  Will the PG&E easement be fenced or gated? 

Regarding the ends of the buildings facing existing homes, will the new apartment 
residents be able to see out to the existing homes?  Are the entrances on the ends of the 
buildings? 

Will the project include new trees? 

What size will the trees be in the PG&E easement? 

What type of trees will be in the PG&E easement? 
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How wide is the PG&E easement? 

What height will the fence be? 

Is Mariposa going to connect to Eaton Road? 

Is Eaton Road going to connect to the East? 

Are the apartment units low income? 

What is the zoning of the land to the East of Eaton Ranch II? 

What about our gates in the existing fence that we use to exit our yards? 

   

 

With only a few Residents still left in attendance, the meeting ended at approximately 6:15 PM. 

 

Contributors to the Neighborhood Meeting Minutes: 

 Mark Funseth 

 Brian Firth 

 Wes Gilbert 

 Jim Mann 
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