
STAFF REPORT 
PLANNING COMMISSION 

 
 
DATE:    APRIL 10, 2007 
 
CASE NO:   VILLAGE USE PERMIT 2005-030 
 
APPLICANT/OWNER: BORREGO RESORT HOLDINGS, INC. 
 
LANDSCAPE  
ARCHITECT:  LEYVA & WILDE, INC. 
 
REQUEST:  REVIEW OF PRE-CONSTRUCTION LANDSCAPING AND 

STREET SCAPE PROGRAM, FOR A 20-UNIT, TWO AND 
ONE-HALF STORY RESIDENTIAL CONDOMINIUM 
BUILDING IN THE VILLAGE AT LA QUINTA  

 
LOCATION: SOUTH SIDE OF CALLE TAMPICO, BOUNDED BY 

AVENIDA VILLA AND AVENIDA NAVARRO 
(ATTACHMENT #1) 

 
BACKGROUND:  
 
The 1.23-acre project site encompasses almost one full block in the Village at La 
Quinta. Properties adjacent to the site are developed with a mix of residential and 
commercial uses, with vacant property to the south, adjacent to Frances Hack 
Park. The Village Use Permit for the project was approved by City Council on May 
2, 2006, under Resolution 2006-50. 
 
PROPOSAL 
 
As part of the project approval, the City Council did place a condition on the 
Specific Plan (Attachment 2), requiring that the applicant prepare a streetscape 
program to address the inclusion of street trees and the potential modification of 
the curb line relative to pop-out planters. The streetscape program is to be 
reviewed by both the ALRC and Planning Commission; per Conditions 95 and 96, 
the on-site landscape plans require ALRC review only. They are included for 
reference but do not require any action by the Planning Commission. 
 
The applicant was directed to provide this submittal in two parts; as a streetscape 
program to show the off-site improvements within the ROW, and the second 
component being the on-site landscaping for the exterior perimeter and interior 
courtyard areas. The landscape architect also submitted a streetscape program 
design letter, briefly outlining each of the three proposed concepts, and stating 
their preferred option (Attachment 3). 
 
The streetscape program identifies three options for the streets around the building. 
Sections through the planter locations for each option are shown as Attachment 4. 
Calle Tampico is not included, as it is a Primary Arterial and the provision of street 



trees in this situation is not applicable. The three options are as follows: 
 

Option 1 - This illustrates the option of actual parking planter “islands” protruding 
into the street. This option was discussed with Public Works, in regard to the 
appropriate requirements for parking space length, and ingress/egress into the 
actual parking spaces adjacent to the islands. 

Option 2 - This option shows street trees/tree grates incorporated into the 
sidewalks at the curb line, with sidewalk access surrounding them. Additionally, 
planting spaces have been included between the back of sidewalk and low planter 
walls to discourage skateboarding “on top of” the walls. The planter (stem) walls 
are designed to provide a decorative way of reducing the slope angle up to the 
building.   

Option 3 - This option illustrates the same concept as Option #2, with the walls 
designed to a larger radius, to give a little more space between the building and low 
walls. 
 
The actual street trees are shown to be Tipuana Tipu, with an alternative tree being 
Australian Willow (Attachment 5). Front elevations and sections are provided or 
each option. The applicant will have renderings available for the meeting. 
 
ALRC Action - On March 21, 2007, the ALRC reviewed the proposed streetscape 
program and landscape plan for the project, and unanimously recommended 
approval (Committee Member Christopher absent) of the proposal by Minute 
Motion 2007-004 (Attachment 6), subject to incorporation of the following: 

 
1. Streetscape Program Option 3 to be forwarded as preferred design option. 
 
2. The Tipuana Tipu street trees shall be specified as a 36” box size equivalent. 
 
In regard to the courtyard and perimeter on-site landscaping, the ALRC made the 
following recommendations: 
 
3. Replace Star Jasmine in the perimeter landscaping with a more heat-tolerant 

shrub. 
 
4. Provide additional shade trees along Calle Tampico, at locations to provide 

optimum shade along the sidewalk. 
 
5. Limit use of Heavenly Bamboo and Indian Hawthorn shrubs to the east side 

of the building to allow afternoon shade. 
 
6. Extend decorative hardscape accents into the streetscape/sidewalk areas 

around the street tree well/grates.  
 
7. The stem walls behind the street tree locations for Option 3 shall incorporate 

a stone cap, with key pedestrian locations being suitable to accommodate 



seating area. Appropriate locations/design to be reviewed and determined by 
staff. 

 
In regard to the streetscape program, the ALRC selected option 3 as being the 
most appropriate, based primarily on the less severe sidewalk curvature around the 
street trees/grates. The ALRC discussed plant types to be used, mulching material, 
concerns with the long-term viability of the Tipuana Tipu as a street tree, 
hardscape materials proposed, potential use of the stem walls for seating purposes 
as opposed to being a purely functional, decorative feature. The ALRC felt there 
should be seating opportunities at certain locations, such as the building entries, to 
further promote a pedestrian-friendly environment, and, while not a 
recommendation, that alternative street trees species may warrant consideration. It 
was also recommended that a decorative hardscape treatment or accent be 
provided to tie in with the sidewalk at the stem wall areas. The ALRC also 
recommended that the proposed 24” box size be consistent with the proposed 
museum street trees at a 36” box size equivalent. After some discussion about the 
use of mulch (stated to be a gorilla grass), as opposed to a decomposed granite, 
pea gravel or small river rock, it was determined that the use of mulching is not 
appropriate, and that other alternatives exist. Staff’s recommendation is to use a 
small diameter river rock material in open areas between shrubs in lieu of any 
mulch. 
 
The applicant has provided a letter outlining revisions made to the streetscape 
exhibits, reflecting some of the ALRC recommendations and concerns (Attachment 
7). Most notably, decorative paving has been added in three optional arrangements, 
at the base of the stem walls and out to the tree well area. These three 
arrangements are based on the Option 3 streetscape design, as it is the 
recommended option. The stem walls have also been designed to allow seating 
along the wall. The updated streetscape exhibits are included in the review 
materials and will be presented at the meeting for discussion. 
 
ANALYSIS 
 
The Planning Commission review is limited to the streetscape program design, 
based on the requirement of the approval conditions for the project. However, staff 
has included the plans as approved by the ALRC for the courtyard and other on-site 
landscaping, for reference. Although the ALRC recommended Option 3 as the 
preferred option, it is at Planning Commission discretion to make the actual 
decision. Therefore all three options are provided for review. 
 
Streetscape Tree Program – The intent of requiring this program is an attempt to 
affect a more pedestrian scale, by moving street amenities out from the building to 
more clearly define the pedestrian and street travel areas, as well as to address the 
architectural massing of the project. The goal is to achieve a streetscape balance, 
between the urban scale associated with higher density development and the more 
village/town scale envisioned for the Village at La Quinta. 
 
The options provided essentially present two conceptual layouts; one with tree 
planter islands extending into the street with parking areas in between tree 



locations, and the second with street trees at the curb line, with a radial sidewalk 
providing access around the tree well. The third option is simply a variation on the 
second option with a larger radius for the sidewalk and stem walls. In general, it 
appears that the curb line tree designs in Options 2 and 3 would allow for more 
tree stands without reducing available on-street parking. The Option 1 tree planter 
islands require spacing that will effectively limit the number of trees that could be 
placed, but would create the appearance of a somewhat “deeper” streetscape, and 
provide a measure of traffic calming. However, this will be less effective because 
there will be a minimal number of trees that can be placed to allow a consistent 
and well-defined frontage, and in order to gain enough trees to do so, there will be 
almost no on-street parking opportunity. In the Village area, there is a significant 
value placed on parking availability, and in this area, a high potential need for on-
street parking is anticipated, due to the site proximity with respect to the Frances 
Hack Park (park use and ongoing events), Benjamin Franklin School (school-related 
activities), and surrounding commercial and other land uses in the Village (Old 
Town, offices, restaurants, etc. Additionally, this would be the only project within 
the Village to have such a streetscape design extending into the roadway. Such a 
design would be more applicable on a larger scale, possibly Village-wide, resulting 
in a consistent design for aesthetic and traffic calming benefit. 
 
Other difficulties arise in trying to adapt a streetscape design to existing street 
configurations. Both Navarro and Villa exist as a 36-foot roadway travel width. 
Public Works requires that the Option 1 street planters extend 8 feet into the travel 
area for safety purposes and delineation of parking areas, which creates an 
effective travel width of 24 feet. With similar pop-outs applied to the opposing 
side, a 20-foot wide roadway for two-way travel is created. This could very well 
result in a disproportionate amount of vehicle/pedestrian conflict in the area. In 
addition, the Durango office building to the west has an existing stairwell along its 
east frontage on Villa, which reduced the existing roadway to 32 feet, where the 
road bends outward to accommodate the stairwell.  
 
Based on discussions with Public Works, a number of other staff concerns relate to 
maintenance and final engineering issues. Any street tree improvements within City 
ROW creates potential City liability/repair/maintenance items, such as 
pavement/curb upheavals from root formation, tree droppings, landscape 
maintenance, and the potential for conflicts with existing sewer/water and other 
utility improvements. However, trees do need properly trimming, water and care to 
avoid conflicts with passing pedestrians, bicycles, cars, commercial and emergency 
vehicles, and their access to the building and surrounding street environment. 
There is a certain amount of control that the City would have under its own 
maintenance program. These options are not based on City-approved plans/specs, 
and Public Works staff has indicated they would not support maintenance of the 
tree planter areas, parking striping, etc. as proposed under Option 1. Options 2 and 
3 employ a street tree concept more similar to the City-maintained street trees 
along La Fonda and Estado frontages, which are currently maintained by the City.  
 
There are also conflicts with the site itself. The meandering of the sidewalk, and 
the placement of the stem walls will encroach into a 5-foot public utility easement 
(PUE) currently shown along the south leg of Avenida Villa, and a 20-foot 



easement along Calle Tampico (Attachment 8). These easements are required on 
the final tentative condominium map to be recorded for the project, and their final 
locations have not been fully determined, and may be required to be established 
around the entire site. Unless there can be some flexibility in allowing 
improvements in the PUE, the stem wall and sidewalk configurations may not be 
viable, and only street tree Option 1 would appear to avoid this conflict. It may be 
possible to consider the stem walls, due to their low height, as a minor landscaping 
related improvement, but as of this report the restrictions of this easement have 
not been fully determined. 
 
The key consideration from a staff perspective, is based in policy. Any streetscape 
program that the City may ultimately adopt for the Village, or anywhere in the City, 
will need to include responsibility for maintenance. Staff recommends that any 
street tree program be maintained entirely by property owners (i.e. the HOA), 
inclusive of trees, planters, tree grates, sidewalk and other related improvements, 
with the maintenance provisions clearly stipulated in the project CC&R’s. 
 
Finally, there are no design criteria for streetscapes in the Village or anywhere else 
in the City, although the pilot project improvements associated with La Fonda and 
Estado can be drawn from. The museum project is using Tipuana trees as a shade 
tree at curb line along the south extension of Avenida Mendoza, and staff  directed 
the applicant to use the same species for these plans based on that. This particular 
design allows an advantage in that it is confined to an entire block, which will 
avoid a segmented improvement condition. With current streetscape planning being 
done on a case-by-case basis, from a design perspective this particular program 
may serve as an opportunity to create an image in a focused area, as an example 
of the type of treatments that might work best, and developing general standards 
that can be used more universally throughout the Village.  
 
RECOMMENDATION: 
 
Adopt Planning Commission Minute Motion 2007-______, approving streetscape 
design Option 3, for incorporation into the development of Village Use Permit # 
2005-030, in accordance with the ALRC recommendation and the following 
provisions: 
 
1. All streetscape improvements will be maintained by future property owners 

through an HOA, to include street tree care, tree wells/grates, sidewalk and 
stem walls, decorative paving, and other related improvements. Provisions 
for the maintenance and rehabilitation of streetscape areas shall be defined 
and set forth in the project CC&R’s, for review and approval by the City 
Public Works and Community Development Departments, and the City 
Attorney’s office. 

 
2. The decorative hardscape material in the sidewalk and around the stem wall 

areas shall be the paver type specified and used in the Village, along Calle 
Estado and La Fonda. 

 



3. Seating areas along the stem walls shall incorporate material(s) that 
discourage the potential for skateboard sliding, or “grinding” maneuvers. 

 
4. City staff shall investigate final design requirements for Option 3 as approved 

by the Planning Commission on April 10, 2007, including the potential for 
the encroachment of improvements into the 5-foot Public Utility Easement 
(PUE) as shown for reservation on the project’s final map (TT 34038). If an 
alternative streetscape program design is warranted, it shall be reviewed by 
the ALRC and Planning Commission as part of the plan check process, or any 
requisite alternative procedure. 

 
 
Prepared by:      
 
 
                                                  
Wallace Nesbit, Principal Planner   
       
 
Attachments: 
 
1. Location Map 
2. Related Approval Conditions from SP 2005-076 and VUP 2005-030 
3. Streetscape Program Design Options letter 
4. Sections through tree planter locations for Options 1, 2 and 3 
5. Street tree species photos 
6. ALRC minutes of March 21, 2007 
7. Letter to PC on applicant’s revisions 
8. Final map sheet showing easement locations 
 


	BACKGROUND:  
	Wallace Nesbit, Principal Planner   

