
 

1 

STAFF REPORT – PLANNING 

CITY OF TEMECULA 

PLANNING COMMISSION 

 

TO: Planning Commission Chairperson and members of the Planning 

Commission 

  

FROM: Matt Peters, Director of Community Development 

  

DATE OF MEETING: March 19, 2025 

  

PREPARED BY: Scott Cooper, Case Planner 

  

PROJECT  

SUMMARY: 

Planning Application Nos. PA24-0066 and PA24-0067, a 

Development Plan and Conditional Use Permit for a 143 unit senior 

apartment community built on 5.93 acres located on the east side of 

Winchester Road at the terminus of Rustic Glen Drive (APN: 920-

110-005), and Density Bonus Application and Density Bonus 

Agreement  

 

RECOMMENDATION: Adopt Resolutions approving the project subject to Conditions of 

Approval and approve the City executing a Density Bonus 

Agreement 

 

CEQA: Mitigated Negative Declaration with Mitigation Monitoring and 

Reporting Program 

 

PROJECT DATA SUMMARY 
 

Name of Applicant: Willis Development 
 

General Plan 

Designation: 

 

Neighborhood Commercial (NC) / Open Space (OS) 
 

Zoning Designation: Neighborhood Commercial (NC) 
 

Existing Conditions/ 

Land Use: 

 Site: Vacant Land / Neighborhood Commercial (NC) / Open Space (OS) 
 

 North: Vacant Land / Unincorporated Riverside County 

 South: Vacant Land, Santa Gertrudis Creek / Open Space – Conservation 

(OS-C) 

 East: Vacant Land, Tucalota Creek / Unincorporated Riverside County 

 West: Winchester Road, Single Family Residential, Vacant Land / High 

Density Residential (H) 
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Existing/Proposed 

 

 

Min/Max Allowable or Required 

 
Lot Area: 5.93 Acres 0.17 Acres Minimum 
 

Total Lot Coverage: 22.1% 35% Maximum 

 

Landscape Area/Coverage: 

 

27.9% 

 

25% Minimum 

 

Parking Required/Provided: 

 

206 Parking Spaces 

 

101 Parking Spaces 

 

BACKGROUND SUMMARY 

On February 2, 2024, Willis Development submitted Planning Application No. PA24-0066, a 

Development Plan for a 143 unit senior apartment community.  On February 6, 2024, Willis 

Development submitted Planning Application No. PA24-0067, a Conditional Use Permit for 

parking, sport courts, and private recreational facilities uses associated with the senior apartment 

community.  Willis Development also requested a density bonus to increase the density of the 

project by 20% and a waiver of a development standard pertaining to height limits. 

 

The project is located on the east side of Winchester Road at the terminus of Rustic Glen Drive.   

 

Staff has worked with the applicant to ensure that all concerns have been addressed, and the 

applicant concurs with the recommended Conditions of Approval. 

 

ANALYSIS 

Land Use vs Zoning District 

The single parcel project site is unique within the City of Temecula in that the General Plan Land 

Use and the Zoning District do not match.  The project site has dual General Plan Land Uses of 

Neighborhood Commercial (NC) and Open Space (OS) while the Zoning District is only 

Neighborhood Commercial (NC) (see below).   
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                            GENERAL PLAN LAND USE                                                 ZONING DISTRICT 

         
 

California Government Code Section 65860 states that in the event that a zoning ordinance 

becomes inconsistent with a general plan and a city receives a development application for a 

project that is consistent with the General Plan but inconsistent with the zoning, the city shall apply 

the General Plan standards and not the inconsistent zoning standards to the proposed development 

project.  When processing the development application, the city shall apply the objective general 

plan standards, but not inconsistent zoning standards, to the proposed development project to 

facilitate and accommodate development at the density allowed on the site by the general plan.  A 

proposed development shall not be deemed inconsistent with any zoning ordinance or related 

zoning standard or criteria and shall not be required to be rezoned to accommodate the proposed 

development, if there is substantial evidence that would allow a reasonable person to conclude that 

the proposed development is consistent with objective general plan standards and criteria but the 

zoning for the project site is inconsistent with the general plan.  

 

Therefore, in reviewing this project, staff applied the General Plan standards and disregarded any 

inconsistent zoning code standards.  As such, the project was reviewed with the split General Plan 

Land Use designations of Neighborhood Commercial and Open Space acting as the zoning 

designation for the project as the City is required to apply the objective General Plan standards.   

 

The senior apartment community is located in the Neighborhood Commercial Land Use area 

which is an allowed use while the parking, sport courts (pickleball) and private recreational facility 

(dog park) are located within the Open Space Land Use area which requires a Conditional Use 

Permit for these uses.   
 

Density Bonus/Development Code Waiver 

Temecula Municipal Code Section 17.10.020 (L)(1)(a)(ii) provides a maximum density of 20 

units per acre for Senior Housing projects located within the Neighborhood Commercial Zoning 
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District. Per California Government Code Section 65915 and Temecula Municipal Code Section 

17.10.020 (P), senior housing projects shall be granted a 20% density bonus while not requiring 

any affordable units.  Based on these provisions, the base density for the 5.93 acre project site is 

119 units (rounded up from 118.6).  With the 20% density bonus, 143 units (rounded up from 

142.8) are permitted as part of the proposed project. 

 

The Temecula Municipal Code Section 17.10.020 (P)(7) and California Government Code 

Section 65915 allows for projects that are utilizing density bonus to also request a waiver of a 

development standard that has the effect of physically precluding the construction of a housing 

development with the additional density granted by the density bonus.  The Applicant is 

requesting a waiver to the maximum allowed height of 40’-0”.  The project site physically 

precludes the construction of 143 units within the 40’-0” height limit development standard.  

Although the project site is 5.93 acres, the northerly, approximately 2.35 acres has a General 

Plan Land Use of Open Space, which does not allow for senior housing projects.  In addition, 

there are public water and sewer easements along the westerly frontage and southern side of the 

property.  The remaining portion of the property available to locate the senior housing building is 

approximately 3.2 acres. This limited available land for the building makes it necessary to 

increase the height of the building in order to allow for the 143 units.  Therefore, the waiver 

request of the 40’-0” maximum height limit development standard to allow for a 54’-5” high, 

three-story building in order to construct the 143 units is allowed with density bonus.  

  

Regulatory Agreement (Density Bonus; Senior Housing) 

The applicant and the City of Temecula will enter into a Regulatory Agreement to require that 

the project remains as a senior housing project consisting persons who are fifty-five years of age 

or older, together with any other occupant permitted under California Civil Code Section 51.11.  

A regulatory agreement is required as the project is only permitted to increase its density to 143 

units and waive the height development standard because the project is for senior housing.  

Site Plan 

The project is located on the east side of Winchester Road at the terminus of Rustic Glen Drive 

on a single lot.  The project proposes a 143 senior apartment community.  The proposed 

architecture, landscaping, and walls and fences were reviewed for conformance with the 

development standards of the Municipal Code and Objective Design Standards for Multi-Family 

Development. 

 

The project consists of one (1) centrally located three-story building that is connected by internal 

hallways and has a central courtyard that contains amenities.  There are 69 one-bedroom units 

that range in size from 672 square feet to 772 square feet, 27 one-bedroom w/ den units that 

range in size from 928 square feet to 1,050 square feet, 44 two-bedroom units that range in size 

from 960 square feet to 1,143 square feet, and 3 three-bedroom units that are 1,630 square feet.  

Each unit also provides for useable private open space in the form of a patio or balcony.     

 

There are two points of vehicular access to the project site from Winchester Road.  The first is a 

right in right out only access at the southern end of the project.  The second is a full movement 

access at the northern end of the project that will include the installation of a new traffic signal to 

allow those traveling south on Winchester Road to make a left hand turn into the project from a 
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dedicated left turn lane as well as residents, guests, or employees that are leaving the project to 

make either a left or right onto Winchester Road with the assistance of the proposed signal.   The 

project is required to provide 101 parking spaces for the senior housing community use per Table 

17.24.040 of the City of Temecula Development Code.  The project proposes 206 parking 

spaces.  The project is also providing the required amount of motorcycle spaces and bicycle 

racks per the Development Code.  

The project is proposing a plenitude of indoor and outdoor amenities including individual private 

open space (balconies or patios) for all units, two (2) pickleball courts, dog park (including shade, 

dual drinking fountain, and seating), pool & spa, bocce ball court, game lawn areas, fire pits, 

billiards, yoga, fitness center, and a media lounge.   

 

Architecture 

The Objective Design Standards for Multi-Family Development were adopted by the City of 

Temecula in January 2022.  These standards provide a clear set of architectural and site design 

requirements for multi-family residential developments and are set up in a manner to facilitate 

efficient review and completion of a project.  The Architectural Design Standards include 

requirements for, but not limited to, architectural style, roof design, walls and windows design, 

decorative accents and details, and colors and materials.     

The proposed architectural style is American Rural which reflects Temecula’s agricultural and 

ranching history and regional context.  This style utilizes vertical and horizontal siding, neutral 

colors colors with contrasting accents along with medium to high-pitched roofs and minimal 

detailing consisting of metal awnings, porches, and gooseneck lights.  

Landscaping 

The project, when completed, would provide 27.9% landscaping which exceeds the development 

standard minimum of 25%.  Plant types include marina strawberry trees, Australian willow, blue 

oak, yellow yucca, and hot lips graham sage. 

 

LEGAL NOTICING REQUIREMENTS 

The notice of the public hearing was published in the Press Enterprise on March 7, 2025 and 

mailed to the property owners within 600-foot radius. 

 

ENVIRONMENTAL DETERMINATION 

Staff has reviewed the project in accordance with the California Environmental Quality Act 

(CEQA) and based on an Initial Study, it has been determined the project will not have a 

significant impact on the environment; therefore, a Draft Mitigated Negative Declaration (MND) 

was prepared under staff’s direction by Kimley-Horn and Associate, Inc. and was distributed to 

responsible agencies, interested groups, and organizations.  The 30-day public review and 

comment period for the Draft MND commenced on November 21, 2024 and concluded on 

December 23, 2024.  Signs were placed on the property and a notice was placed in the local 

paper.  The City of Temecula received five (5) written comments and responded to each 

comment in the Final MND, which includes all timely received written comments and responses 

thereto.  Comments were received by the Riverside County Flood Control and Water 

Conservation District, Eastern Municipal Water District, Department of Toxic Substances 

Control, Riverside Transit Agency, and Caltrans.  The Final MND was provided to commenting 
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agencies in compliance with State Law.  A copy of the Final MND has been provided to the 

Commission. 

 

The MND determined that project impacts can be mitigated to levels considered less than 

significant assuming implementation of mitigation measures for biological resources, cultural 

resources, geology and soils, and tribal cultural resources environmental factors. 
 

FINDINGS 

Conditional Use Permit (Code Section 17.04.010.E) 
 

The proposed conditional use is consistent with the General Plan and the Development Code. 

Parking areas, game courts, and private recreation facilities are conditionally permitted uses 

within the Open Space zoning district. The parking areas, game courts and private recreational 

facilities are located within the Open Space land use designation of the General Plan.  

Therefore, the use is consistent with the General Plan for Temecula as well as the requirements 

for State law and other Ordinances of the City. 

The proposed conditional use is compatible with the nature, condition and development of 

adjacent uses, buildings and structures and the proposed conditional use will not adversely affect 

the adjacent uses, buildings or structures. 

The proposed conditional use is compatible with the nature, condition and development of 

adjacent uses, buildings and structures, and the proposed conditional use will not adversely 

affect the adjacent uses, buildings or structures as the parking areas, game courts, and private 

recreation facilities will service the senior housing portion of the project.  The senior housing 

project and conditionally permitted uses are surrounded by vacant undeveloped land and a 

major roadway that do not contain buildings or structures.   

The site for a proposed conditional use is adequate in size and shape to accommodate the yards, 

walls, fences, parking and loading facilities, buffer areas, landscaping, and other development 

features prescribed in the Development Code and required by the Planning Commission or City 

Council in order to integrate the use with other uses in the neighborhood. 

The project will allow for a parking area, game courts, and private recreational facilities to be 

constructed as part of the senior housing project.  The site will remain adequate in size and 

shape to accommodate the yards, walls, fences, parking and loading facilities, buffer areas, 

landscaping, and other development features prescribed in the Development Code as required by 

the Planning Commission or City Council in order to integrate the use with other uses in the 

neighborhood as the parking area provides the space for the senior apartment community to 

meet the minimum parking requirements and provides active amenities to the residents of the 

project. 

The nature of the proposed conditional use is not detrimental to the health, safety and general 

welfare of the community. 
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As conditioned, the project will meet all requirements of the Development Code, General Plan, 

and Fire and Building Codes which provide safeguards for the health, safety and general 

welfare of the community.  Therefore, the project is not anticipated to be detrimental to the 

health, safety and general welfare of the community. The project has been reviewed for, and as 

conditioned, has been found to be consistent with, all applicable policies, guidelines, standards 

and regulations intended to ensure that the development will be constructed and function in a 

manner consistent with the public health, safety and welfare. 

That the decision to conditionally approve or deny the application for a Conditional Use Permit 

be based on substantial evidence in view of the record as a whole before the Planning 

Commission or City Council on appeal. 

The decision to conditionally approve the application for a Conditional Use Permit has been 

based on substantial evidence in view of the record as a whole before the Planning Commission.  

Development Plan (Code Section 17.05.010.F) 

 

The proposed uses are in conformance with the General Plan for Temecula and with all 

applicable requirements of State law and other Ordinances of the City; 

The proposed project consists of the construction of a senior housing community.  The General 

Plan allows for this type of project at the project site. By proposing a senior housing apartment 

community that offers various unit types and sizes the project conforms to Policy 1.2 of the 

General Plan Housing Element which encourages residential development that provide a wide 

range of housing types in terms of cost, density, unit size, configuration, and type, and presents 

the opportunity for local residents to live and work in the same community by balancing jobs and 

housing types.  The buildings of the senior housing project are located on the portion of the 

property that has a Neighborhood Commercial land use designation.  The parking and 

recreational amenities are located on the portion of the property that has an Open Space land 

use designation. Therefore, the project is consistent with the General Plan.  The project, as 

conditioned, is also consistent with other applicable requirements of State law and local 

Ordinances, including the California Environmental Quality Act (CEQA), the Citywide Design 

Guidelines, and Fire and Building codes. 

 

The overall development of the land is designed for the protection of the public health, safety, 

and general welfare. 

The overall design of the project, including the site, building, parking, circulation and other 

associated site improvements, is consistent with, and intended to protect the health and safety of 

those working and living in an around the site as the project is consistent with the General Plan, 

Objective Design Standards for Multi-Family Development, and Development Code.  The project 

has been reviewed for, and as conditioned, has been found to be consistent with all applicable 

policies, guidelines, standards and regulations intended to ensure that the development will be 

constructed and function in a manner consistent with the public health, safety, and welfare. 

 

ATTACHMENTS 1. Aerial Map 

2. PC Resolution – Mitigated Negative Declaration 
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3. Exhibit A – Final Mitigated Negative Declaration & Mitigation 

Monitoring and Reporting Program  

4. PC Resolution – Development Plan 

5. Exhibit A – Draft Conditions of Approval 

6. Exhibit B – Plan Reductions 

7. Exhibit C - Regulatory Agreement (Density Bonus; Senior Housing) 

8. PC Resolution – Conditional Use Permit 

9. Exhibit A – Draft Conditions of Approval 

10. Notice of Determination 

11. Notice of Public Hearing 

 

 


