
  STAFF REPORT 
 PLANNING COMMISSION 
 
DATE:   JULY 10, 2007 
 
CASE NO. :   SITE DEVELOPMENT PERMIT 2007-891 

  
REQUEST:   CONSIDERATION OF DEVELOPMENT PLANS FOR A 

±105,300 SQUARE FOOT COMMERCIAL RETAIL BUILDING 
(JC PENNEY’S), LANDSCAPING, AND PARKING LOT WITHIN 
THE CENTRE AT LA QUINTA 

    
LOCATION:   SOUTH OF AUTO CENTRE DRIVE, EAST OF ADAMS 

STREET, AND WEST OF LA QUINTA DRIVE 
 
APPLICANT:   STAMKO DEVELOPMENT CO. 
 
LANDSCAPE  
ARCHITECT:   HSA DESIGN GROUP 
 
ENGINEERS:   STANTEC 
 
ENVIRONMENTAL 
REVIEW:   THE CITY COUNCIL CERTIFIED ENVIRONMENTAL 

ASSESSMENT 1997-337 AMENDMENT #1 ON NOVEMBER 
17, 1998 AND AN ADDENDUM ON OCTOBER 18, 2005. NO 
CHANGED CIRCUMSTANCES OR CONDITIONS AND NO NEW 
INFORMATION IS PROPOSED WHICH WOULD TRIGGER THE 
PREPARATION OF A SUBSEQUENT ENVIRONMENTAL 
ASSESSMENT PURSUANT TO PUBLIC RESOURCES CODE 
SECTION 21166. 

 
ZONING/GENERAL 
PLAN DESIGNATION: REGIONAL COMMERCIAL (CR) 

 
SURROUNDING 
ZONING/LAND USE: NORTH: AUTO CENTRE AT LA QUINTA,  
      REGIONAL COMMERCIAL (CR) 
    SOUTH: AVENTINE APARTMENTS, HIGH DENSITY  

  RESIDENTIAL (RH) 
    EAST:  SUPER WAL-MART, REGIONAL COMMERCIAL 

  (CR) 
    WEST: LAKE LA QUINTA, LOW-DENSITY   

  RESIDENTIAL (RL), & HADLEY VILLAS, (RM) 
  MEDIUM DENSITY RESIDENTIAL 

 
 

 



 
BACKGROUND AND OVERVIEW 
 
The project is located on an 18.2± acre site identified as Phase 2 of the Centre at La 
Quinta Specific Plan, a commercial center consisting of a combination of retail and 
automotive uses. The Centre at La Quinta Specific Plan includes the subject property, 
the Auto Centre at La Quinta, Wal-Mart Supercenter, Sam’s Club and several small to 
medium sized retail and service businesses. On October 18, 2005, the City Council 
approved Specific Plan 97-029, Amendment No. 4, which amended vehicular 
circulation, access, and drainage retention provisions. On September 20, 2006, 
Tentative Parcel Map 34855 was approved, which rearranged the various parcels within 
Phase 2. The subject property was previously mass-graded, a partially-completed 
retention basin has been placed at the southeast corner of the property, a smaller 
landscaped retention basin has been constructed at the southwest corner of the subject 
property along Adams Street, and the entire Adams Street frontage has been previously 
landscaped. 
 
PROJECT PROPOSAL 
 
The applicant proposes to construct a ±105,300 square foot JC Penney’s department 
store with optical center, surrounding parking lot, landscaping, and driveways 
(Attachment 1, Sheet 1-7). Vehicles will enter the site from the north on La Quinta 
Drive via Highway 111, from the west via a proposed un-signalized limited left-turn 
entry intersection from Adams Street, and from Auto Centre Way South via the existing 
roundabout on Auto Centre Drive. The site plan identifies up to five future building 
pads, which are not a part of this Site Development Permit application but will share the 
proposed parking, landscaping and circulation improvements. The applicant is providing 
approximately 943 parking spaces for the entire site. Of the total number of parking 
spaces, 521 have been allocated to JC Penney’s and the remainder will serve future 
building pads. The parking count for JC Penney’s is approximately one space for every 
200 square feet of store area. This is in accord with the Specific Plan and exceeds the 
City’s Parking Ordinance standard of one space per 250 square feet for retail uses over 
50,000 square feet in size. The site is located in the Regional Commercial Zoning 
District.  
 
The building proposed for JC Penney’s store is essentially a contemporary box-retail 
structure. Wall parapet height is approximately 26 feet with the prominent architectural 
features consisting of a 34 foot tall glass-walled main entry along the north elevation 
and five large and distinct framed architectural fascias.  Exterior building colors and 
materials will consist of light and sandy brown brick and stucco siding with a similarly 
colored stack-stone veneer placed along the base of all four building elevations and on 
the four pilasters proposed along the rear of the building. Front awnings, bollards, and 
sign fascias will be painted red.  The applicant has submitted a materials board which 
consists of two brick types, three stucco colors, three varieties of stack stone, a sample 
of the glazing with framing, a sample of the red aluminum backing proposed for three of 

 
 

 



red aluminum backing proposed for three of the five fascias, and a sample of the 
cultured stone which will frame all five of the proposed logo fascias. The interior floor 
plan identifies the building as being partially two-story; however the small second floor 
area will be limited in size and used as a stock room.  In addition to the main entrance, 
the store will have a separate front entrance for optical services (Attachment 1, Sheets 
4-1 through 4-4). The applicants have stated that the proposed building is a JC Penney 
corporate prototype. 
 
Mechanical HVAC units will be roof-mounted with most located between 55 and 71 
feet from the front and sides of the store and will be generally located below the 
parapets. One mechanical unit at the rear of the store will be located approximately 12 
feet from the rear parapet. The plans also identify a rooftop satellite dish of undisclosed 
size located approximately 37 feet from the east parapet. The delivery area located at 
the southwest corner of the store will consist of a three bay sunken loading dock, trash 
compactor, and utility transformer.  An eight foot high screening wall will be placed 
along the west side of the sunken loading dock (Attachment 1, Sheets 4-1 through 4-
4).  
 
Perimeter and parking lot landscaping includes a variety of drought tolerant trees, 
shrubs and ground covers, consistent with the existing landscaping in the Centre at La 
Quinta (Attachment 1, Sheet 3-1). The landscaping palate identifies California Fan 
Palms, Date Palms, Willow Acacias, Shoestring Acacias, Palo Verde, and Thornless 
Mesquite trees with 2 inch to 2.5 inch caliper trunk sizes. The southern perimeter (rear) 
of the project site adjacent to Aventine Apartments will be planted with a line of Willow 
Acacia trees, consistent with what exists along the rear of Super Wal-Mart and Sam’s 
Club.  Ground cover will be decomposed granite accented by desert shrubs. Turf will be 
decorative and limited to the intersection of La Quinta Centre Drive and the Access 
Drive.  The Adams Street frontage has been previously landscaped and is not included 
with this Site Development Permit. No landscape lighting is proposed. 
 
ANALYSIS 
 
Site Plan: 

Three previous approvals have set the framework for the current site plan, Specific Plan 
1997-029 Amendments No. 1 and 4, and Tentative Parcel Map 34855. The Specific 
Plan identifies four different development scenarios, incorporating either automotive 
uses, commercial retail uses, or some variation of both. Now that the majority of the 
Centre at La Quinta has been built, including Sam’s Club, the Auto Centre, and Super 
Wal-Mart, Development Scenario No. 2 most closely matches the current and proposed 
configuration (Attachment 2). 
 
Specific Plan 1997-029 Amendment No. 1 identifies site plan standards for an auto mall 
at this location but does not identify any specific criteria for commercial buildings. In 
the auto mall site plan criteria, Specific Plan Amendment No. 1 states “In order to 
maintain the distance from the residential development known as Lake La Quinta, the 

 
 

 



buildings on Pads 5, 6, and 7 will be a minimum of 100 feet from the Adams Street 
property line. (Specific Plan 1997-029 Amendment No. 1, [2.50.4.1.1] pg. 52).”   Staff 
has questioned the applicant’s proposed location of Future Development Area 2 
(Attachment #1, Sheet1-6) as any building pad constructed at this location would be 
within 100 feet of this criterion. Any development at this location would be addressed 
under a separate Site Development Permit application that will likely be submitted at a 
later date. 
 
The design of the parking lot and vehicular access is generally acceptable. Although the 
applicant has not disclosed land uses or square footage for the proposed future building 
pad locations, staff does not foresee issues with parking availability based on the 
parking counts provided and the amount of square footage those counts can 
accommodate. The applicant has identified use of carports adjacent to future 
Development Areas 4 and 5.  However, this will be addressed when the separate site 
development permit applications are submitted for these development areas. 
 
Staff anticipates the majority of vehicles entering the site will come from the north, 
from either La Quinta Drive and the existing Super Wal-Mart site or entering the project 
by way of Adams Street.  Access from Adams Street will come from either the existing 
signalized intersection on Avenue 47/Auto Centre Way, or the limited left turn in leading 
directly into to the project site’s Access Drive.  A deceleration lane will be provided on 
Adams Street for those vehicles entering the site from the south.  Although La Quinta 
Drive and Auto Centre Drive are public rights-of-way, these streets operate as shopping 
center driving aisles. As a result, the Public Works Department has no objections to the 
placement of driveway intersections closer than the 250 foot standard width. 

 
Architecture: 

The proposed building incorporates a standard geometric box-retail design with minimal 
relief and a basic level of architectural detail and variation. The most prominent 
architectural elements of the building are the five square framed fascias, particularly the 
three framed red logo fascias that are proposed to incorporate JC Penney’s signs. The 
two remaining framed fascias at the rear of the structure consist of two-tone brick with 
a five-line banding pattern. 
 
The second most prominent element of the building is the main entry. The proposed 
glass entry design provides an open appearance and will bring natural light into the 
store. The 62 foot long red canopy overhang accentuates the entry, but by illustration 
appears narrower than it possibly should be, as it only partially covers the entire width 
of the front windows. The forward depth of the canopy has been identified by the 
applicant as a minimum of eight feet. Four stack stone pilasters are incorporated into 
the south elevation (rear of store) which faces an existing multi-family residential 
development (Aventine Apartments). 
 
With exception to the five fascias, main entry, and four stack stone pilasters along the 

 
 

 



rear elevation, the building elevations essentially consist of an uninterrupted, linear 
façade with limited undulation and minimal design elements. The proposed color palate 
is limited to various shades of light and sandy brown and the red used on three of the 
logo fascia signs and the storefront entrance awnings. The use of colors other than the 
proposed shades of light and sandy brown is limited to the proposed red sign fascias 
and the front main entry. 
 
The minimalist contemporary architecture, glass entry, and brick façade have little 
relationship to desert architecture. The lineal mass of the building is only interrupted by 
the main entry, framed sign fascias, and the four stack stone pilasters at the rear. The 
framed fascias proposed for the north, east and west elevations in combination with the 
red background give the appearance of very large signs with the purpose of 
incorporating corporate identity as the dominant architectural feature of the building. 
The sign and red background are consistent with the standard logo for JC Penney. The 
two architectural fascias at the rear of the structure have no apparent aesthetic purpose 
except that they remain unused as signs and consistently carry this architectural 
element to all building elevations.  
 
The Centre at La Quinta Specific Plan Amendment No. 1 (referred to in Amendment No. 
4) identifies the City’s Highway 111 Design Guidelines as the official criteria for the 
Centre at La Quinta. The Design Guidelines state that “Buildings shall have architectural 
features and patterns that provide visual interest, at the scale of the pedestrian, as well 
as reduce massive aesthetic effects (pg.6).” They also state that “Architectural designs 
shall incorporate an appropriate variety of qualities, including compatibility with 
adjoining buildings, intimacy of space, layering of views, accent landscaping, richness 
or materials, and appropriateness of roof lines. Variations in roof lines shall be used to 
add interest to and reduce the massive scale of large buildings (pg.7).”  Staff has found 
the proposed architecture for the subject building to be inconsistent with these 
Guidelines, especially in regards to massing, features, and patterns. 

 
In comparing the proposed JC Penney’s retail building to other neighboring 
developments (i.e. Washington 111 and Pavilions) as well as existing stores within the 
Centre at La Quinta, staff finds the proposed architecture to provide fewer architectural 
elements, less variety of architectural detail, and less articulation and undulation of the 
elevations. The proposed building has a more lineal design, especially in regards to the 
side and rear parapets and the banding details proposed for these elevations. Staff finds 
Super Wal-Mart (north elevation) and especially Sam’s Club to have a greater level of 
architectural detail and variety of architectural design elements which break up and 
reduce cubic appearance. Sam’s Club is particularly noted for providing significant 
shade and roof overhangs, numerous pilasters, prominent use of stack stone and 
textured masonry, as well as a varied roofline. The architecture proposed for the subject 
building does not provide the level of architectural detail, variety, and use of elements 
consistent with the two large retail building in the Center at La Quinta as well as other 
neighboring developments. 

 
 

 



 
Staff believes that the proposed building could be a feasible and beneficial addition to 
the Highway 111 retail corridor if the framed fascias are removed, replaced with 
different architectural elements that are complimentary to and aesthetically blend with 
the building, and enhance the building with a greater degree of architectural variety and 
detail. This redesign should bring the building into compliance with the Highway 111 
design criteria and provide a level of architecture consistent with other neighboring large 
retail buildings.   
 
Landscaping: 

The proposed landscaping palate consists of an acceptable variety of water-efficient 
trees and shrubs and a limited use of turf.  Staff has concern regarding the uneven 
location and placement of trees and landscaped areas, particularly the irregular 
placement of tree wells in the west area of the parking lot. The applicant has stated 
that the purpose of the irregular tree placement was dictated by the location of 
underground retention basins and, based upon the ALRC recommendation, has agreed 
to relocate and reorient the tree wells when not in conflict with the basins.  Staff has 
recommended that tree wells be placed in a consistent pattern among all areas where 
there is not a conflict with the proposed underground stormwater retention (COA No. 
68). 
 
Due to the need for accommodating ADA path of travel and the applicant’s desire to 
provide greater visibility to the store, certain portions of the parking lot have not been 
landscaped. The most noticeable location lacking landscaping is along the southern 
portion of the intersection of Auto Centre Way South and the Access Drive.  Because 
the project exceeds the minimum parking requirements by at least 150 spaces, the 
Planning Commission has the discretion to recommend the removal and replacement of 
certain parking spaces with additional landscaping. 
 
Staff also recommends the Planning Commission require an improved pedestrian access 
to the southwest portion of the project site from Adams Street (COA No. 76). The 
current design restricts pedestrian and bicycle travel entry to the Access Drive, the 
probable result of which will be pedestrians walking through the existing landscaping 
and around the retention basin.  An improved path of travel from the existing sidewalk 
to the front of the JC Penney’s store would resolve this. 
 
Screening and Outdoor Lighting: 

Overall, the applicant has proposed outdoor lighting consistent with what has been 
provided for the other retail areas of the development.  The proposed design is 
consistent with the City’s lighting provisions and allowances.  Adequate lighting will be 
provided to accommodate those visiting the proposed development.  However, staff is 
recommending the outdoor lighting be either dimmed into a nighttime mode or possibly 
turned off one hour after closing (COA No. 72).  Outdoor lighting for Sam’s Club 
includes a nighttime mode that significantly reduces the number of lit fixtures after 

 
 

 



after hours.  Additionally, staff recommends that all lighting along the west portions of 
the project adjacent to Adams Street be limited to 24 feet in height and shielded so as 
to prevent light glare towards the residential activity to the west (COA No. 73).  
 
Aventine Apartments currently has a six foot high stucco wall which was not 
constructed in alignment with their north property line. The applicants are proposing to 
construct an eight foot high block wall along their southern perimeter in the same 
manner as the existing Super Wal-Mart. This wall would be complimented with 
screening from Willow Acacia trees.  Because Aventine Apartments have a misaligned 
wall which is located short of their actual property line, the end result will be a one to 
two foot gap between the proposed wall constructed on the property line and 
Aventine’s existing wall. The applicants and Aventine Apartments are currently in 
discussion to resolve this situation. 
 
There have been some concerns from Lake La Quinta residents regarding the adjacent  
Coachella Valley Water District well site located at the southwest corner of the project 
site along Adams Street. The well site is not a part of this Site Development Permit and 
has not yet been constructed by the Water District.  Once completed, the well site will 
be surrounded by a standard eight foot block wall, providing some screening from the 
rear of the store.  Another concern posed by Lake La Quinta residents regards headlight 
glare from the parking lot.  As the parking lot surface will be approximately four feet 
higher than Adams Street, staff is supportive and recommends a condition requested by 
the Lake La Quinta residents to place a three to four foot high raised berm or stem wall 
along the west parking lot perimeter to minimize headlight glare from the parking lot 
(COA No. 75). 
 
ALRC ACTION 
 
The Architecture and Landscape Review Committee reviewed the proposed commercial 
retail project and recommended approval of the project with conditions during their June 
27, 2007 meeting.  In that meeting, the Committee expressed reservations with the 
design of the building, especially the framed fascias located on the sides and rear of the 
building, referring to them as being excessive, linear, and emphasizing the need for 
more articulation. They recommended approval of the front façade and the square 
framed logo fascia with the condition that it be consistent with the Sign Ordinance. The 
Committee Members recommended the side and rear framed fascias be “filled in” with a 
contrasting color and grid pattern in line with the building and supported the placement 
of additional stack stone pilasters, but stopped short of recommending a redesign of the 
architectural features.  
 
The ALRC was not supportive of staffs’ recommendation to remove all of the square 
framed fascias and replace them with architectural features designed to break up the 
massing and provide articulation, detail, and depth to the building. They also did not 
support staffs’ recommendation to increase the loading dock wall height from eight to 
ten feet.  

 
 

 



 
The Architecture and Landscape Review Committee recommended approval of the 
project subject to the following conditions: 
 
 
1.  The applicant shall redesign the side and rear square framed fascias with a 

complimentary color to the building at the discretion of the architect. The front 
framed logo fascia is recommended for approval as proposed. 

2.  Two additional stack stone pilasters shall be placed at the rear corners of the 
building. Stack stone pilasters shall be extended all the way up along the framed 
fascias. The east elevations shall have an additional stack stone pilaster placed at 
the middle. 

3.  Tree wells shall be spaced at regular and consistent intervals throughout the 
parking lot except above the underground storm water retention proposed in the 
western area of the parking lot. 

4.  Exterior lighting shall comply with Section 9.100.150 (Outdoor Lighting) of the 
La Quinta Municipal Code. All lighting shall be shielded and focused with the 
project boundaries. 

5.  Final landscaping and irrigation plans shall be prepared by a licensed landscape 
professional and shall be reviewed by the ALRC and approved by the Planning 
Director prior to issuance of the first building permit. An application for Final 
Landscape Plan Check shall be submitted to the Planning Department for final 
landscape plan review.  Said plans shall include all landscaping associated with 
this project, including perimeter landscaping, shall be certified to comply with the 
50% parking lot shading requirement, and be in compliance with Chapter 8.13 
(Water Efficient Landscaping) of the Municipal Code. The landscape and irrigation 
plans shall be approved by the Coachella Valley Water District and Riverside 
County Agriculture Commissioner prior to submittal of the final plans to the 
Planning Department. 

 
 NOTE: Plans are not approved for construction until signed by the Community 
 Development Director. 

6.  Final carport designs and colors shall be submitted with the Site Development 
Permit application for future building pads 4 and 5. 

 
PUBLIC COMMENTS AND NOTICE 
 
On June 27, staff attended a meeting held by Stamko Development to introduce the 
project to the Lake La Quinta Homeowners Association (HOA).  The HOA raised 
concerns about the overall aesthetics of the building, stating that it was not in line with 
other developments in the City. Concerns were raised over potential traffic impacts and 
having another connection to Adams Street. Concerns were also raised regarding 
parking lot lighting and glare impacts from car headlights. The HOA requested the 

 
 

 



requested the applicant construct a wall along Adams Street to minimize lighting 
impacts.  Additionally, the HOA would like to see parking lot lighting turned-off or 
dimmed after store hours, and that future signage facing Adams Street not be 
illuminated.  
 
 
Since that meeting, staff has received two phone calls from Lake La Quinta residents. 
Both callers voiced concerns with the architecture and asked that the development be 
more upscale than what is currently proposed.  Staff has received one email from a 
Lake La Quinta resident concerned with an increase in traffic on Adams Street and one 
in support of the project.  Staff has also received a letter from the adjacent developer of 
Washington Park suggesting modifications to Auto Centre Drive.  Staff has not received 
any other correspondence or phone calls prior to the filing of this report. 
 
This project was advertised in the Desert Sun newspaper and posted on June 29, 2007. 
 All property owners within 500 feet of the site were mailed a copy of the public 
hearing notice.  
 
FINDINGS 
 
As required by LQMC Section 9.210.010 (Site Development Permits), findings to 
approve Site Development Permit 2006-891 can be made and are contained in the 
attached Resolution. 
 
RECOMMENDATION 
 
With respect to the Architecture and Landscaping Review Committee’s 
recommendation, staff recommends the Planning Commission reconsider the 
recommended Conditions of Approval regarding the proposed architecture (COA Nos. 
69 and 70).   With the architectural revisions previously noted, staff finds the project to 
be technically adequate and recommends the following: 
 
Adopt Planning Commission Resolution 2007-___, approving Site Development Permit 
2007-891 to allow construction of a 105,300 square foot retail store, subject to the 
attached Findings and Conditions of Approval. 
 
Attachments: 
 
1.  Plans and Elevations 
2.  Development Scenario #2 from Specific Plan 1997-029 Amendment #1 
3.  Correspondence from the Public 
4.  Minutes for the June 27, 2007 Architecture and Landscape Review Committee 
 
 
Prepared by:  

 
 

 



 
 
                                             
Andrew J. Mogensen 
Principal Planner 

 
 

 


