PLANNING COMMISSION
STAFF REPORT

DATE: MAY 22, 2007

CASE NO: SITE DEVELOPMENT PERMIT 2006-862

APPLICANT: HIGHLAND LA QUINTA, LLC

ARCHITECT: KKE ARCHITECTS (MARK GILES)

LANDSCAPE

ARCHITECT: CUMMINGS CURLEY AND ASSOCCIATES, LLC

REQUEST: REVIEW OF DRIVE-THRU LANE SCREENING FOR COMMERCIAL
BUILDINGS IN PHASE 2 OF THE DUNES BUSINESS PARK

LOCATION: NORTH SIDE OF HIGHWAY 111, BETWEEN JEFFERSON
STREET AND DUNE PALMS ROAD IN THE DUNES BUSINESS
PARK

ZONING: CR (REGIONAL COMMERCIAL)

SURROUNDING

ZONING AND

LAND USES: NORTH: FP / FLOOD CONTROL CHANNEL
SOUTH: CR / RETAIL CENTER
EAST: CR / RETAIL CENTER
WEST: CR / VACANT

BACKGROUND:

The total project site is approximately 6.38 acres and located immediately west of
the shopping center that houses Jack-in-the-box, Smart and Final, 99 Cents Store,
and other retail users (Attachment 1).

The first phase (SDP2005-553) of the project was approved in June, 2005 with
36,000 square feet of floor space in one inline structure near the north property
line. Construction of the first phase is nearing completion. Phase 2 construction
has not yet begun.

Phase 2 (SDP 2006-863) consist of three freestanding buildings near Highway 111
and was approved by the Planning Commission on August 8, 2006. In an effort to
screen the drive-thru lanes and comply with applicable Conditions of Approval, the
applicant proposes to use a screen wall with some berming and heavy planting.
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Condition of approval #53 requires that the drive-thru lane screening provisions be
approved by the Planning Commission. Additionally, Condition of approval #54E
requires the top of the screen wall be 5’ above the drive-thru lane surface. Lastly,
Condition of approval #54D requires the screen wall extend along the driveway
entry on the west side of building 1 for one-third of the lanes length.

The applicant has submitted plans to show the required screening provisions.

PROJECT PROPOSAL AND DISCUSSION:

Buildings 1 and 2, the two westerly buildings have individual drive-thru lanes that
wrap around the buildings adjacent to Highway 111. Both buildings can be multi-or
single tenant, with the drive-thru lane used by the easterly most tenant of each
building. Building 2 may be a single tenant user.

In addition to the planting plan, the applicant has submitted a cross section through
each building showing how the screening will be provided. Each section shows the
building, drive-thru lane, screen wall, berming, planting concept, Highway 111 and
finish grades.

The wall will be curvilinear with one opening near the east end for pedestrian access
to the street from the center. The screen wall will be constructed of tan split face
block with a precision block cap. The wall will be 5’ in height with one to two feet
of berming provided against it on the street side of the wall to decrease the mass of
the wall when viewed from the street. Planting and groundcover will be provided
on both sides of the wall.

ANALYSIS:

The submitted plans show 5’ of screening height is to be provided by the screen
wall and berming. The wall extends along approximately half of the west side of
Building 1 to screen from view of the driveway entry as required. Additionally,
shrubs and trees will be provided for additional screening.

The wall and berm screening as required by the Site Development Permit approval
has been provided. Upon the Planning Commissions approval, staff will forward the
complete final irrigation and planting plans to the Architecture and Landscaping
Committee for their review, after which the Community Development Director will
consider the plans for final approval. Staff will verify that the Coachella Valley
Water District and Riverside County Agricultural Commissioner has approved the
plans before our final approval.

RECOMMENDATION:

Adopt Minute Motion 2007- , approving the drive-thru screening with the
following conditions:
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1. The north end of the screen wall along the west driveway shall step down to
the satisfaction of the Community Development Director.

2. The screen wall along the west driveway shall be installed in a manner that
will allow the planting of the trees shown on the on-site landscaping plan to
the satisfaction of the Community Development Director.

Attachments:
1. Location map
2. Screening and planting plans

Prepared by:

Stan Sawa, Principal Planner
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