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TODAY’S PRESENTATION:

/ CONTEXT & BACKGROUND
/ ECONOMIC ANALYSIS & DEVELOPMENT SCENARIOS
§ PLAN ELEMENTS & POLICIES
/4 KEY DEVELOPMENT SITES
DEVELOPING OUR CODE APPROACH
(b NEXT STEPS
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Linda S. Congleton & Associates
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Corrzdor Plan Vision

Highway 111 as an
along the northern edge of Highway 111
Integrating the Highway and the CV Link as an
Creating a rich frontage of Buildings,
Use of Existing
Regulating in the “Island” between Highway 111
and the CV Link
Creating along Highway 111

9/26/2023
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“This vision seeks to attract experience-based businesses and residential development to create a true
mixed-use area that will connect residents and businesses in a community-based environment.”
- Cheri Flores, Planning Manager, City of La'Quinta
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BUILDING THE VISION IN LAYERS

s m
AR e CITY OF LA QUINTA
== == GEMERAL PLAN .
11 Specific e Mg::ﬂ:;e
Plans +
1987 - 2014 = High
Corridor Density
Lah'_d_:é_'c"a'pe Housing
Guidelines
1987 - 2014 Feb 2011 Feb 2013 Oct 2016

MARKET DEMAND
ANALYSIS
AHO +
Extensio / DEVELOPMENT

Density IMPLEMENTATION
Bonus / =g ;

ADU Update
| Parking
Update

HIGHWAY 111 SPECIFIC
PLAN
(w/ Corridor Designs)

Nov 2019 Feb 2022 May 2022 May 2022 - Dec 2023

Jul 2018

HIGHWAY
111
CODE

Oct - Feb 2024
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Affordable Housing Allotments for the Highway 111 Corridor |_||_|
i t VY S g L

LEGEND ._ j 2 gl o ¥as 7 J
Vacant Land with Affordabile Housing
Aflotment (Housing Element 2021) B A 1
B Allotment Likely 10 be Realized % 1 4 * Trs s
EEEEE Allatrment Panially to be Realized — . L LAl o At
FFFd Allatmard Unlikaty to be Reaflzad L -
Other Patential Develogment ar nfill Sites

Floating RHNA Allotment:
7 DU (Moderata Incoma)

Future Development Sumimaries 242 DU (Lowvery Low Income)

1 Summary of displaced Allatment

[ Summaryof Likely Allctment

C=—2  Summary of Imgactad Allotrmant

] Summary of Actual Development Proposad

L0 stuay Area Boundary

RHMA Allotment; ity T
273 DU [LowVery Law Ineani) e R o
16.14 Acres | 18 DUrAC 30

Mo Other D

| 126 DU (LowiVery Low Income)
{481 Acres | 26 DUlAS
RHHA Allabmen [ RHNA Allotment: |
140 DU (Moderate Incams) i i 16 DU (Lowivery Low income)
[\ 1747 Acres | 8 DUAC i \ 642 Acres | 18 DU/AC J
QI Pronosed: { Income) shodi bty 1 T ' ! | Proposed: Gommercial Development
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Sizing Up Our Future Community

111 Highway I
Corridor Plan

> Community Vision

> Urban Form (Blocks)
> Activation Goals
> Public Realm

Economic City Priorities
Forecast Development + Ownership

> ACS / Permits /| SCAG s = > Affordable Housing
cenarios

> Interviews / Precedents > Retail Viability

Sites Applied to Sites: Development Yields,
e Site Plans, Policies + Code Conditions

> City Owned Parcels

’ > Parcel Size / Siting
> Future Roadways
> Context Synergy

e Sesm—
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Sizing Up Our Future Community

Development Scenarios

Low Scenario Max Scenario
“Residential” “Mixed Use”

Residential Multifamily Residential Mixed Use
Ground Floor Services Ground Floor Retail

Low End of “Missing Middle” 3 to 4 Levels Throughout
Creative and Walkable Retail Embodies 111 Highway Vision
Some In-Line Retail Infill “Mini” Mixed Use Infill

9 DU/Ac -34DU/Ac 11 DU/Ac - 34 DU/Ac

0.14 FAR - 0.67 FAR (Site Avg) 0.27 FAR - 0.67 FAR (Site Avg)

24

12



9/26/2023

Summary of Stakeholder Interviews

1. No retail anchor or mini-anchor (20-50k) voids,
not already build/proposed, could be named

2. Limited undeveloped sites for infill housing or
commercial new development (34.7 ac)

3. Only two sites large enough for future new
residential redevelopment

4. Housing in parking lots unfeasible due to
ground leases or CCRs, in size concern

5. Universal support for affordable housing on
city sites bringing customers and workers

6. Difficult to lease retail frontage esp. small
shops in affordable housing

7. Market rate multi-family rentals not feasible
because rents too low to support construction

8. Small-lot single-family compact moderate price
housing is a void and well received by market

9. Desert style landscapes maintain views to
retail frontages while conserving water

10. No operators saw cyclist traffic as adding to
sales and advise against CV Link facing fronts

11. No interviewees believed Highway 111 itself
should be a retail-lined pedestrian corridor

12. Recommended pockets of walkability with
protection due to heat and big-box patterns

13. Drive-thrus, owner-occupied medical offices
and independent mid-tier restaurants are voids

14. Medical rents are too low to support new multi-
tenant medical complex construction

15. Cost of fit-out in leased space unsupportable
for small independent restaurant businesses

16. Mixed-support for a single specific plan due to
concern of new requirements on renovation

17. Positive suggestion repeatedly offered: provide
a single up-front presentation of full-draft
Highway 111 Regulations to establish certainty
with their prospective tenants and partners

25

Economic Demand & Development Scenarios

Draft Development Scenanos - Development Yield
Low Soenano

Draft Deveiopment £ arnos - Housing Details

1,464,000 - 1,837,000 898 500 1,000 - 1,600 B33
= = 354000 = 240 000 sin 1,000 - 383
5 207 000 i 217
Retail (Total) 107,000 - 124,000 190,262 73 - 783
single Use Retail 107000 - 58,000 Low Income | V. Low Income - ( 515
Mixed Use Retail None 126.000 Modarats Income 167 - 263 140
—— L
. otel 5 = 450
Office 82000 - 82,000 81,025 Kay - s
Hotel 150,000 250.000 160,000 Average DU/AC T A i Sachans
Total Development 1,803,000 - 2,363,000 1476 22 42
Note: Residentie! and Hote! GSF Demand is estimated here using 1200 GSRDU and 400 GSFKey - = -
14 7€ - 14 6E
) 26.01
Draft Development Scenanos 34.00 34.00
Low Scenario Max Scenario Land Porlion 7.53 7.53
67.76 - 26.13  610% 2384 9.00 11.08
Retail (Single Use) 20 - 18.70 20.1% 16.8%
45.23 D0%  407% Average Unit Size (GSF/Du) Low Scenanio Max Scenario 75% EMciency
Office 793 - 7.99 72 7 28 1,464 - 1,148 1,098 861
| Hotel 9.49 - 9.49 85%  BS% 1gle Wse Unit 464 - 1410 1088 1087
New Public Right-of-Way , 3.65 32% Mixed Use Units | O 709

Total Land

26




9/26/2023

Highway 111 Corridor Plan

Vision plan with policies, public realm, urban
pattern, and implementation guidelines

Development type emphasizes small mixed-
use “town center” and “urban village”
development

Building type driven by community driven
visioning and placemaking priorities

Time horizon suggests final Phase 3 finished
in 20 years (2020 to 2040)

Retail strategy proposes intensive ground
floor retail (200K at Dune Palms site) in mixed
use

Urban activation oriented on thru-block north-
south streets, active faces on 111 and CV-Link

Road network total pedestrian orientation
throughout a web of fine-grained streets

111 Streetscape is parallel parking along
pedestrian-oriented active tree-lined boulevard

111 Frontage full mixed-use w/ retail ground

Highway 111 Specific Plan

©

Comprehensive plan w/ land use, housing,
circulation, landscape, utilities and code

Development type emphasizes large residential
infill and small creative retail development

Building type driven by Housing Element and
developer stakeholders, new city objectives

Time horizon final Phase 3 finished in 25 years
(~2050), approximately Corridor Plan Phase 2

Retail strategy proposes limited ground floor
retail (200K district-wide) equally creative retail

Urban activation focused on internal corners
facing entries along north-south streets

Road network hierarchical; Highway 111 auto-
oriented, smallest streets pedestrian oriented

111 Streetscape maintain existing retail
visibility, cultural trail connecting landmarks

111 Frontage creative retail with entertainment
value or auto-oriented continuation, first 300’

27
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. LAND USE & URBAN DESIGN

Policy 1: Facilitate the transition from a predominantly retail corridor to a more
mixed-use corridor - balancing existing retail health with opportunities for new
development types and urban activity.

Strategy 1.1: Emphasize pedestrian-oriented retail, commercial, and residential
development while supporting the vibrancy of existing retail development throughout the
Highway 111 Corridor.

Strategy 1.2: Focus auto-oriented, drive-thru, and small format retail development within
300’ of the Highway 111 Corridor.

Policy 4: Support a retail retention approach while collaboratively facilitating more
human scaled, pedestrian oriented commercial development types and activity.

Strategy 4.1: Craft development regulations with flexibility to allow a broad range of
development concepts that respond to innovations in retail formats and commercial
service models.

Strategy 4.2: Facilitate collaboration and flexibility in applying development controls
when reviewing and permitting innovative activities, uses, and adaptive reuse proposals
of commercial and retail sites - especially those which may support the Vision and other

Land Use Policies.

,Jﬁaﬁ;ﬁ;i‘ﬁ:ﬁ Strategy 1.2: Focus auto-oriented, drive-thru, and small format retail development within

and streets. 300’ of the 111 Highway Corridor.
Strategy 2.1: Incentivize

development phases arount K&y MErTidi gatewdys to enfiance tre ivanility and econormic | T
resiliency of the Highway 111 Corridor.

Strategy 2.2: Require active around floor frontaaes for new develooment at kev internal
gateways and roadways to R R . . A ) .
to, the Highway 111. Strategy 3.3: Designate higher minimum residential development intensities for the heart of

Strategy 2.3: Requireth the 111 Highway Corridor to secure adequate workforce housing supply and affordability.
more active functions facir

Policy 3: Shape a built envir i for safe, i living
that i scaled interfaces framing physically defines
pedestrian areas.

Strategy 3.1: Identify and require urban form that supports human scale commercial and
residential projects at the ground floor, especially emphasizing active frontage and public
space to anchor and coordinate new development.

Strategy 3.2: Delineate and codify urban massing along corridors with active ground
floor use recommendation to achieve an “urban room” around streetscapes and pedestrian
spaces.

Strategy 3.3: Designate higher minimum residential development intensities for the heart
I i ing supply and

LAND USE & URBAN DESIGN | Framework Plan

fm—  Secanary Aeer 8IS Connacting the Dt

= Maor Peiestrian Pathways

-

Aative Develapmant Priority

Priority Active Uses Interssction / Node

Friarity Active Uses Corricors.

Aterriative Active Lse Intersections and Carridors:
Mixad-Usa and Active Davelogmant
AlBNGAMENL Area

Marto-Oriented Dovelopment Prority
Fecommend ed Location for Auto-Onienied Uses
= futo-Cviented Develonrmen Priarity Corridor

Development Opportunity
Paszels with High Infill Potential
Paavels with Recent Infll Devatapanent

Clrculation Framework
(o] Gatgweys from futo-Orantad into Adtive Use Araas.

Magar Arterials Connecting the Oy
Interna Lmhaggscmnemng Active Use Nocles

Stusdy Araa Bowndary

34
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Streatseape Activialion Nodes
Priority Strectacape Activation
“Secordary SUeetscape Artvation

Ciroulation Cormidors by Framtags

Exbting Partially Active Deveipoment Frontage
Sty Araa Boundary

=y

35

10~

Bloek Strantivent Typas
Frant Candition

Frant or Side CondLion
Frear Condition

Rear or Party Wall Condition

36
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Policy 5: Take measures to meet or exceed La Quinta's affordable housing need
allotted for lands within the Highway 111 area as determined at the adoption of
this Specific Plan.

Strategy 5.1: Reserve properties identified in the most recent General Plan Housing
Element for delivery of Moderate and low/very low-income affordable housing allotments.

Strategy 5.2: Collaborate with developers to identify plan alternatives where non-housing
uses are desired on lands reserved for affordable housing to deliver mixed use sites that
achieve affordable housing goals.

Strategy 5.3: Balance the allotment of future affordable dwelling units among potential
development sites within the Highway 111 study area to maintain commitments to
housing affordability in the Housina Element

Strategy 5.4: Facilitate  Gtrategy 5.3: Balance the allotment of future affordable dwelling units among potential
demonstration projects . e ) A i N .
desired in the vision for development sites within the 111 Highway study area to maintain commitments to housing

affordability in the Housing Element

Policy 6: Equip new resi ial ities in the Higl y 111 Area with
adequate access to the social, educational, and government resources needed for
its workforce, individuals and families to thrive

Strategy 6.1: Evaluate and implement new facilities or transportation investments to
provide district standard access to education and training institutions for all age groups
and development needs among new residents.

Strategy 6.2: Encourage the colocation of education, childcare, training, job finding,
library and conference, safety and security, medical, and other community services with
new residential uses.

Strategy 6.3: Work collaboratively with developers through developer partnership, the
City Manager's office, and area-specific administration to ensure retail tenancy includes or
retains healthy food options.

38
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HOUSING & COMMUNITY RESOURCES | Affordable Housing f
Affordable Houslng Projects -
= Future Affsrdabie Housing Site
= City Dwned Lands with Affordailc Houaing
Study Area Boundary
.
o ' B
- Ja 2 f
Plan Proposed Housing: |
3 280 DU (Low/Very Low Income) |
ke RHNA Allotment:
g 273 DU (Low/Very Low Income) Plan Proposed Housing:
i - 4 120 DU (Low/Very Low Income)
| RHNA Allotment:
| o oDuy [Lowl’\."ery Low Incnma]
e
|
|
{ Plan Proposed Housing: ey ;
| 130 DU (Moderate Income)
| RHNA Allotment:
| 126 DU (LIAVLI Income) :
Plan Proposed Housing:
Built Housing: | 120 DU {Low/Very Low Income)
133 DU (Moderate Income) RHNA Allotment:
RHNA Allotment: 116 DU (Low/Very Low Income)
140 DU (Moderate Income)
39
40
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Policy 7: Coordinate a circulation network and roadway hierarchy that emphasize Policy 10: Institute a network of on-street and off-street routes and gateways for
increasing multi-modal travel, including more transit, active transportation, and active transportation and transit modes that bridge projects, neighborhoods, and
pedestrians in a safer setting. municipal and regional trail systems.

Strategy 7.1: Continue a balanced approach to vehicular and non-vehicular safety, Strategy 10.1: Prioritize Neighborhood and District Corridors as the primary routes for
throughput, access, and beautification priorities for Highway 111, Washington and pedestrian and active transportation facilities, over Major Arterials and Highway 111.

Jefferson Streets.

Strategy 10.2: Implement the CV-Link and Cultural Trail as important components of the
pedestrian and active transportation network, with shared use off-street connections between
them every % mile.

Strategy 7.2: Prioritize pedestrian and alternative transportation comfort, safety, and
navigability, for Adams St, Dune Palms Rd, Corporate Center Dr, and Avenue 47 / Auto
Center Dr to better serve new residential and mixed-use development.
Strategy 10.3: Provide a district loop transit service connecting residents to retail and
services; co-locate loop transit service stops with tram stops that may connect local workforce
to major employers.
Policy 8: Ensure deve’ —_— —_— — = —
:f;ieﬂggﬁe;‘;?;;b‘: Strategy 11.1: Apply a low minimum; potentially, a 50% reduction in parking required
Strategy 8.1 Requi throughout the 111 Highway corridor, with parking provisions for the Village Build-Out Plan as a
rategy 8.1: Require
alignments and intersec model code.
surrounding context.

‘k-once and shared-
ance livability and

Suateyy Li.1. Apply @ IUW HTHTHHIUIT, PpULETUany, @ Duvo teuucuunt i parking required
throughout the Highway 111 corridor, with parking provisions for the Village Build-Out Plan

Strategy 8.2: Encourage that local streets and the smallest scale roadways (side streets, as a model code

parking aisles alleys) frame a consistent and grid-like block pattern in conjunction with
new Drives and Collector road types at infill and redevelopment projects. Strategy 11.2: Apply a maximum; potentially, a 15% reduction below the Municipal Code
standard for on-site parking, potentially in accordance with the Shared Use Parking ordinance.

Strategy 11.3: Include site development standards that require short-term or flex-zone /
drop-off zone parking turn outs at each residential development to support rideshare and
delivery needs.

Policy 9: Introduce a finer grained urban grid through infill and redevelopment
projects applying road types that emphasize pedestrian comfort and safety -
pecially new residential uses.

Strategy 9.1: Encourage plans that consist of a smaller blocks than in the current
development context, emphasizing block lengths of 150 to 400" with internal rights-of-
way less than 80’ wide.

Strategy 9.2: Require east-west and north-south mid-block publicly accessible pedestrian
passages, and mid-block pedestrian crossings, spaced no more than 400’ from Collectors
and Drives.

CIRCULATION + ACTIVE MOBILITY | Framework Plan @ K

Multimodal Corridors
e ogional Comidor
BN Municoal Corridor
[
I

District Corridar
Meighbarhood Cormidar = .

S T
Intmrmal Linkage 4 i i

Pedestrian Corrldars !

Regional Pathway (GV Link)
Meighberhood Pathway (Cultural Camdor) .
Intermnal Pathway

dutferman &l

Intersaction
b Fegional Gateway
b District Ertry Gateway
¥ Distrct Internal Gaseway
L] Site/ Project Enry

Actlvated Circulation Facllitfes
City Decignated Strast Event Space
City Designated Farking Event Space

General Plan Clroulation Classifications

General Plan Circulation Classifications
Majer Artarial (0]

Highway 111 (601

Secandary Arerial (4U0)

— ) stuoy Area Boundary
.
™ . S
EE
' 3
Saiec By

s it [y

——
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CIRCULATION + ACTIVE MOBILITY | T ————

Required Rosdway Facilitles
Corridor Highway 111 - 60
Corridnr Sscondary Artarlal - 40

E 1
== Corrider Collecior- 2D

Comidor Private Colletor - 200

Corrigdor District Drive - 2UD

Corridor Private Drive - 200

Corricdor Private Strest - 2UD {Route Optional)
Pedestrian Shared-Use Path w/ NEV Lane
Fedearrian Shared Liae Path

Ietremn 8

Recommended Roadway Facliities
———— Caorrider Private Strest - 2UD {Fociity Optional)
———=  Service Access Foute

Farking Access Route

Meighbarhood Access Route

—
Roadway Intersections

- Hilghway 111 Signalized Intersecton

®

o

.

o

Artorial and Crive Signakzod Intarsection
District Roundabaut
District FourWay Intersection
Private Hounaaoout
s Private FousWay Ineraection
Ty Right-in / Right-out

B 1 R ded Infill Pattern

T Major Arterial (6D

B ighway 111(60)
Secendsry Arterial (SUD)

e

CW Link

Study Aroa Boundary

43

CIRCULATION + ACTIVE MOBILITY | Road Network Concept @ i

E i wak

HARDSCAPE S | TRAVEL LINE TRAVEL LINE LANDSCAPE PARKING AREA

22



9/26/2023

CIRCULATION + ACTIVE MOBILITY | Path Network Concept ™ i v "

memwems  CV Link Route

CV Link Nodes I
+ Accena Trailhaad a1 Undarpans & Shade Refuge G'Q—--..
(a] Access Point ~
.

Visual Accmns Point 2

------- Cultural Trall Roste @ d\- ol \\
gt |

Cultural Trall Nodes 0 @ ,

Gatewsy Art Installation & Shade Refuge Ry
Lanamark At Instaliaton & Shade Retuge - 3 e “

Infmractive Art Inztallation & Shade Aefuge i i =
Interpretive ATt Installation = 29 2
Sculpture Garden Area .. St

Actlve Mobllity Support Recommendation } I bf
Bikeshare Station T ¥
Eicytle Sarvice Station ¢ LA, o~
Bicycle Storage / Protecied Parking ‘s & i i,

/ % P M“-....

¥,
Activity Areas (Outdoor Seating/ Dining ! ¥, e X
Future Lirban Activity Area w/ Connection = e 'Q‘, = ] £
winting Lirban Astivity & N : & i
Existing Urbsan Activity Area : o feid —

¢
<

i
e
i

"‘fv"'---....o..---_e"'

5“?
G-

> i
Other 0Mf Street Pathways o : ",
Required Multi-Use Connection - l.'.
Fequired Padastrian Conrection

....5 y

3 Minuta Walking Radlus
Future Residentlal or Gommercial Block

| Stucy Area Baundary : ) i 2 By

45
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Policy 12: Prepare public realm landscapes that enhance urban resiliency,
walkability, mitigate heat, and offer distinctive streetscapes attuned to the
unique role of each roadway corridor.

Strategy 12.1: Maintain the Highway 111 corridor with its regionally appropriate
existing landscapes in a manner which affords visibility to surrounding businesses,
communicates a vibrant and consistent district urban brand, and integrates the new
Cultural Corridor as a pedestrian resource valued for its storytelling, placemaking, and
walkability.

Strategy 12.2: Configure District Corridors, such as Adams St and Dune Palms Rd, as
multimodal tree-lined and regionally resilient streetscapes that provide a sense of entry
from Highway 111 into a more mixed use and livable district, and which provide
significant buffering between traval wav and cirranindina davalanmant

Policy 14: Develop a cohesive wayfinding system that makes Highway 111 corridor
resources and destinations navigable for residents and visitors while also
communicating a single urban brand.

Strategy 14.1: Use a kit-of-parts signage and wayfinding system that includes public realm
and private realm information and directional elements, consistently applied across the
Highway 111 corridor.

Strategy 14.2: Design and install gateway elements as part of roadway landscapes at entry
points into the Highway 111 corridor which reflect the 2019 Highway 111 Corridor vision as
an urban brand.

Strategy 14.3: Continually maintain, protect, and update wayfinding infrastructure specific
to this Highway 111 corridor in a program supplemental to existing landscape maintenance

Strategy 12.3: Configure Neig  Strategy 13.1: Establish minimum standards of new open space facilities on a square-foot-

47, and Auto Center Dr as mort
floor uses, walkability and envit

residents and visitors. urban resilience.

Strategy 12.4: Prepare differe _. _ AL : 5
gateways between Roadway corridors of different hierarchy and at entries into new infill
developments.

Policy 13: Designate parks and open space reserves systemically throughout the
Highway 111 corridor attached to internal project gateways and Neighborhood-
Oriented corridors.

Strategy 13.1: Establish minimum standards of new open space facilities on a square-
foot-per-resident or dwelling basis to ensure the Highway 111 Corridor provides livability
and urban resilience.

Strategy 13.2: Focus parks and open space facility placement at recommended Open
Space Nodes and along Open Space Resource Advancement Areas — primarily interior to
new infill development and along approach routes branching from and visible to major
Highway 111 intersections.

Strategy 13.3: Identify public realm streets and private parking areas to serve as
Potential Outdoor Event Spaces for programmed events - facilitated by design and use
guidelines and operated or approved through City programs.

per-resident or dwelling basis to ensure the 111 Highway Corridor provides livability and

the private realm is a
, buffering, accessibility,

Strategy 15.1: Achieve a minimum standard of pedestrian accessibility between major
roadway corridors and trails, and through the middle of project sites for new infill and
redevelopment projects.

Strategy 15.2: Avoid walled enclaves, and maintain visual access, while ensuring private

realm landscapes provide selective visual screening, shading, and buffering for sensitive uses.

Strategy 15.3: Collaborate with land owners and businesses to prepare and administer a
private realm signage standard that suits existing uses while ensuring a consistent high
quality in new projects.

Strategy 15.4: Ensure a consistent outdoor furnishing and pedestrian lighting throughout
the Highway 111 district at pedestrian areas and residential projects for infill and
redevelopment projects.

Strategy 15.5: Ensure that new standards are applied only to new infill projects and
redevelopment in @ manner that does not require land owners and tenants to renovate
existing unchanged properties.

48

24



9/26/2023

LANDSCAPE & OPEN SPACE | Landscape Framework

Opan Space Priority

Mayar Gpen Space Node

Secondary Dpen Space Node or Refuge
Oprest Spasce Resausce Advancement Area

Muitimodal Corridors

Mayor & Minar Praject Entry Lanciscape
District Gateway Landsiams

Fegional Gatewsy Landscape

Coridiors w/ Existing Landscapes.

&

Disirict Cortigars wy Urlsan Cooing & Greening
Maighibarhood Corridar w)' Urban Cooling & Graening
Private Deive or Strset w/ Urbxan Conling & Greening

Padestrian Pathways
= CVLink
mwwmann L8 Quinte Culbtural Trail

Event Space Resvurces
Fouantial Qurdoor Event Spaca (Private)
Potantial Outdaor Event Spacs (Publicy
Ecologleal Reserve/Restoration Potential

Study Area Boundary

'F."'l‘llmmm- .

Wishigan 51

49
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LANDSCAPE & OPEN SPACE | Green Corridors Concept O R

Opan Space Priority

Open Space Nods (Shawn w/ Open Space}
Focket Park (Pubiicly Coreralld)

Prchiet Park (Privately Controlked)

Open Space Resowee Advencemant Area

@reen Corridors by Inprovement Type

Weemes  Sirest Trews & Exiengive Buffer LanBacapes
smssmss Strect Trees & Parloway Landscapes (Public]
"""" Streel Trees & Parkwiy Landscapes (Prvate)

Pedestrian Fathways

¥ Link wy Standard Imglementatian
el OV Link Sagmant wy Landseane Enhancemants
mmnanans Lo Quints Cultural Trall
== Rewommended OF-Street Paved Route {NEY)
""""" Recommanded COFf Street Path

Circulation Framawor
Comidons w' Exsting Landscapes:
Interna Linkeges

Eralagical Resarvs /Bastaration Patential

Stusdy Area Boundary
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. URBAN SYSTEMS & RESILIENCY

Policy 16: Built a sustainable utility network to meet or exceed the full scale of
future development, installing facilities that ble indivi and itie:
to thrive with less impact.

Strategy 16.1: Attempt to achieve full supply of irrigation water for new development
sites from non-potable or “purple pipe” water sources that include recycled wastewater.

Strategy 16.2: Implement solar PV shading over surface parking spaces for projects on
City owned or lands or those sold to developers by the City Manager with public funds and
partnerships.

Strategy 16.3: Perform utility planning and alignment studies to understand utility

supply, facility sizing, and programmi

especially for bid packages. Strategy 17.1: Require that new commercial and retail development provide publicly
accessible shaded areas with shade structures or trellises with a minimum coverage
equivalent to 5% of project new building footprint with greater coverage being highly

Policy 17: Mitigate urban heat thr. desired

shading, passive cooling, through
oo B e

Strategy 17.1: Require that new commercial and retail development provide publicly
accessible shaded areas with shade structures or trellises with a minimum coverage
equivalent to 5% of project new building footprint with greater coverage being highly
desired.

Strategy 17.2: Consider development code standards for primarily south, and east / west
facing facades to achieve different solar gain and thermal mass responses to respective
sun angles.

Strategy 17.3: Apply a tree canopy coverage standard to support passive pedestrian
cooling and comfort at outdoor gathering areas and walkaways using regionally
appropriate drought tolerant species.
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KEY

DEVELOPMENT
SITES

DEVELOPMENT
CONCEPTS

La Quinta Drive

W\

Apartments Apariments
93 Dwelling Units 1 46 Dwelling Units
_ 121 Parking Spaces 1 55 Parking Spaces

> 280 Units

» 2 Restaurants

Apartments Apariments
| 69 Dwelling Units : 71 Dwelling Units
6.2k Servives (Rotall) 3.8k Services (Retail)

> School / Training 00 Parking Spaces

11k FoodiBeverage

< 11k Shadad Patio i T .
200 Wendor Curt R i 18k Floor Area

x - : 1 \ gk Shaded Patio

1k Adrium Lobby

| Site Acres (Commercial): 4.84 Commercial GFA: 20,000 5F

Site Acres (Residential).  5.27 Residential GFA: 427,500 SF (260)
! DUiAC Entire Parcal (Res):  17.7{337)  Gross DU Size (Ef): 1,500 SF (25%)
* FAR [Res Sites); 0,87 (1.19)  Res Parking Rate: 125

Note: Mived-wse sarvices share suface parking: ms. acres inciude frontage roadway.
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s EVELPMENT CONCEPTS xed-Use at La_qunt

T = : -

DEVELOPMENT [
CONCEPTS '

Residence Inn

> 120 Units
» Entertainment Use

» Senior Living

Site Acres (Event) 118 Commercial GFA: 2,000 SF
Sito Acros (Residontial): 538 Residential GFA: 168,000 SF (120}
DUIAG: 2230 Nt DU Size (EF): 1,050 SF (25%)
Residertial FAR: 071 Ree Parking Rate: 1,30

Hote! R acres incds frantage oadway betwnert rsibnliatand event usss.
LR ot o = - § L= TS 4 L
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- — . DEVELOPMENT CONCEPTS |

LT |

DEVELOPMENT
CONCEPTS

Dune Palms Rd
> 126 Units

> Fast Food / Wash

» Multi-Use Path

o Yigld Summary
| Site Acres (Commercial): 374 Commercial GFA: 60D BF
| Site Acres (Residential):  5.18 Residential GFA: 177600 SF {126)
* DUJ/Ae {Enlire Sitaj: 1379(242) GrossDUSize (EN) 1410 SF (25%)
¥  Residential FAR: i =:] Fles Parking Rate: 1.25
1" = 50 i Nofe: Ras. scres include romdway S betesan reatdanhial and refal wees.
k ) s =
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NN

~ DEVELOPMENT CONCEPTS | Mixed-Use at Dune P

L

DEVELOPMENT CONCEPTS | Mixed-Use at Dune Pz
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DEVELOPING
OUR CODE

APPROACH

9/26/2023

Policy

Regulation

General Plan 2035

Highway 111 / \ B
Corridor Plan i o Specific Plans
- \ Zoning Cod Standa> Covenants,
b s oy Conditions, &
| Restrictions
Base Zoning Districts
+

Mixed-Use Overlay Zone

Least Restrictive Most Restrictive
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Policy vs. Regulation
Specific Plan Regulatory Code

Implement General Plan * Implements Specific Plan
Policy Document * Regulatory Document

Establishes Long Term Vision, Goals, * Includes use regulations, development
Policies, Programs, on topics that standards, and procedures such as:

include: o Height
Land Use o Massing/scale
Circulation Density/Intensity
Economic Development Building Placement (setbacks)
Infrastructure Parking
Open Space Frontage requirements
Implementation and Financing

Different Places Need Different Regulations

i = Large Format = " T
Jobs/Industrial Neighborhoods Centers/Corridors Special Places

Law High

+ Uses « Uses + Building form + Form controls + Robust form controls

+ Lot standards = Lot standards + Frontages + Building massing + Building types

+ Building height + Building massing + Civic space standards - Frontages + Frontages

+ Parking = Parking + Development + Civic space standards  + Design standards

+ Loading = Landscaping standards + Development « Civic space standards
standards « Street standards

+ Screening = Lighting + Uses
= Signs + Uses + Dewvelopment
LWC standards
« Uses

33



Different Places Need Different Regulations

Jobs/Industrial

Lowle g
+ Uses

+ Lot standards
+ Building height
+ Parking

Large Format
Commercial

+ Uses

+ Lot standards

« Building massing
= Parling

Neighborhoods

+ Building form

+ Frontages

+ Civic space standards

+ Development
standards

Centers/Corridors

« Form controls

+ Building massing

+ Frontages

« Civic space standards

Low High

Rebust form controls
Building types
Frantages

Design standards

9/26/2023

Civic space standards
Street standards
Development
standards

Uses

+ Loading
+ Screening

+ Development
standards
+ Uses

= Landscaping
= Lighting
= Signs

= Uses

Maintain Transition

e.g. Active o _ R el El S ENEER e

Frontage/ 4 SEGoetc i ] e, [ERRSE

walkable places : S o - | e.g. Building Orientation/new
interior connections

Priority Streetscape Actrathon
Secondary Streetscape Acthation

Circulation Corridors by Frontage
Active + Walkable Corriclor
Auto Orlented Corridor

Developmant Massing and Fromtags
Recommended Massing w/ Active Frontage
Recommended Gateway 1o Active Frontage
Recommended Massing Fronage
Fwcomuriended Galewsy

L]
LTI S

Existing y Active Frontage - B § AT T

e.g. Maintain/support
existing auto-
dependent retail

FUNL
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HUMAN SCALED. A city planned and designed

for people fostering social and economic
interaction, an active and
vital public realm, and high levels of public safety
and comfort.

-

Strategy 2.2: Require active ground floor frontages for
new development at key internal gateways and
roadways to advance walkable urban environments off-
of, but connected-to, the Highway 111.

=

In targeted ‘walkable’ areas, regulate building

frontage

69

ZONES PERMITTED C. Shopfront with Gallery Variation

ME2 NG3 CE1 ME1 ME2 ol coz CE2
AND VARIATIONS . e |

General

Projection
(whan
present)

Gallery & Arcade
Varlation

Terrace
Variation

Example of shopfromt
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Development Code as
Implementation Tool

HUMAN SCALED. A city planned and designed
for people fostering social and economic

Example Goal: interaction, an active and

vital public realm, and high levels of public safety
and comfort.

-

Strategy 2.3: Require that buildings be sited
near the street and organized with the more
active functions facing toward and prominently
visible from the street.

Example Code I

Implementation Regulate location of buildings on a site.
Require ‘active’ ground floor uses.

Example Policy:

Strategy:

Example - Building Placement

BUILD-TO-LINES
ﬂ Primary Build-to Line (max.fmin.)

E Secondary Bulld-to Line (max./min.)

STREET (SIDE)

% 100 Min. Built Percentage of
Prirmary Frontage Width

N—— ___1_ 1

Tﬁ
o) Eé STREET (SIDE)

Corridor Fronting Commercial Ground Floor
Use Required.

a. Properties designated with a Carridor
Fronting Commercial Ground Floor Use
designation must not be developed with
residential units on the first or ground
floor fronting Foothill Boulevard or Haven

ﬂ gsmeenmom‘} STREET (FRONT) Aghik,

' . Mlowed uses are limited to any non-

residential use that is allowed in the base
zone.

3
N

. Residential uses are allowed on upper stories
or behind ground floor non-residential uses.
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NEXT STEPS

NEXT STEPS

Highway 111 Pavement Rehabilitation — Summer 2024
= GHD working with City to incorporate Complete Street elements from Corridor Plan

Highway 111 Concept Development
» Finalize Highway 111 Complete Street Concept

Highway 111 Corridor Specific Plan

= Develop Draft Specific Plan

= Develop Regulatory Code (Appendix or Separate Cover)
» Prepare Draft CEQA Document

= Council Adoption

74
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CEQA UPDATE

As progress is made on the Highway 111 Corridor
Specific Plan, environmental analysis is underway on
two fronts.

Highway 111 Corridor Specific Plan

» Prepared draft project description suitable for
CEQA documentation

= Completed database reviews and field survey for
biological resources

= Currently preparing Administrative Draft IS/MND

15-Acre City-Owned Site

» Conducted database reviews and field surveys for
biological resources and cultural resources

» Prepared standalone Biological Resources Memo

» Prepared standalone Cultural Resources Report

75
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FINAL
DISCUSSION

CALIFORNIA




