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1920 Brea Canyon Cutoff Rd., Rowland Heights



STAFF ANALYSIS 
PROJECT NO. R2008-00549-(4) 

PLAN AMENDMENT NO. 200800004 
 

PROPOSAL 
Canyons Apartments, LLC (“Applicant”) has requested to amend the Rowland Heights 
Community Plan (“Plan”), to create a new residential density category, which would allow 36 to 
50 dwelling units per acre (“Project”). 
 
If the plan amendment application is initiated, the applicant would seek subsequent approvals, 
including an approved plan amendment, a zone change, a conditional use permit, and an oak 
tree permit to develop the subject property with apartment and townhome dwelling units. 
 
PLAN AMENDMENT PROCESS FOR ROWLAND HEIGHTS 
The Plan states “Amendments to the Rowland Heights Plan may be initiated only by the 
Regional Planning Commission or the Board of Supervisors.”  It provides for a two-step process 
to amend the Plan or to create new land use categories.  Consequently in order to fully consider 
the proposal, the Commission would need to:  (1) initiate the request and direct staff to process 
the application, and (2) consider the plan amendment, at a later duly noticed public hearing. 
 
HISTORY 
At the July 16, 2008 meeting of the Regional Planning Commission, the Applicant gave a project 
presentation and requested the Commission “initiate” the plan amendment application.  Three 
members of the public testified in opposition to granting the Applicant’s request to initiate the 
process.  The Commission instructed the Applicant to conduct a community information meeting 
regarding the proposed amendment and Project.  Staff was instructed to schedule a community 
meeting for the Commission, after the Applicant conducted their own community information 
meeting.   
 
At the September 3, 2008 meeting of the Regional Planning Commission, the Applicant 
indicated that they had conducted a community information meeting, and also discussed a 
lower-density project alternative, which would be evaluated in a draft Environmental Impact 
Report (EIR). The Commission took no action on the matter.  Consequently over the past year, 
the Impact Analysis Section and the Applicant prepared a Draft Environmental Impact Report 
(DEIR). 
 
On September 29, 2010, (1) the Commission will hold a community meeting to consider the 
initiation of an amendment to the Plan, (2) staff will provide an analysis of the proposal, (3) the 
Applicant will have an opportunity make a presentation to the Commission, (4) the community 
will have an opportunity to comment on the proposal, and (5) staff will recommend the 
Commission take action on the Applicant’s request to initiate the plan amendment application, 
and direct staff to process the amendment application, including the project-related entitlement 
applications. 
 
PROJECT INFORMATION SUMMARY 
 The project site is 15.7 acres, currently developed with a school and church. 
 
 The site is currently designated U1 (Urban 1), which allows a maximum of 3.2 units per 

gross acre.  The applicant is requesting the Commission initiate an amendment to the Plan 
to create a new land use classification, which would allow 36 to 50 dwelling units per acre. 

 
 The site is surrounded by single-family residences, neighborhood-serving commercial, 

attached condominiums units (4-plexes), and a golf course.  The attached condos are 
developed at density of 13 dwelling units per acre in the Urban 4 (12.1 to 22 dwelling units 
per acre) category. 
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 Many residents have indicated opposition to amending the Plan.  An opposition petition was 

received with 1,647 signatures.  The petition cites concerns over proposed height and 
density, the availability of water, increased vehicular traffic and inadequate parking. 

 
 The Rowland Heights Plan states that “Amendments to the Rowland Heights Plan may be 

initiated only by the Regional Planning Commission or the Board of Supervisors.” 
 

 The purpose of this community meeting is to consider initiating the plan amendment 
application, for staff to provide an analysis of the proposed plan amendment, and to provide 
an opportunity to for the community to comment on the proposal.  If “initiated,” staff would 
commence processing the plan amendment, zone change, conditional use permit and oak 
tree permit applications, and return to the Commission with a recommendation at a duly 
noticed public hearing.  Please note, even if this application process is initiated, there is no 
guarantee of a plan amendment approval.   

 
REQUESTED ACTION  
A request to initiate processing a plan amendment application, to create a new Plan category, 
which would 36 to 50 dwelling units per acre.  
 
The applicant has also submitted a zone change request from A-1-20,000 (Light Agricultural – 
20,000 sq. ft. min. parcels) to RPD (Residential Planned Development), a conditional use permit 
for the residential planned development program and standards, and an oak tree permit 
application.  These applications would be processed simultaneously with the plan amendment 
application.   
 
LOCATION 
1920 Brea Canyon Cut-Off Road, Rowland Heights, San Jose Zoned District. 
Assessor’s Parcel Nos. 8764-001-131 and 8764-001-132. 
 

 
Figure 1 - Vicinity Map. 
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PREVIOUS CASES/ZONING HISTORY 
On December 7, 1977, the Regional Planning Commission authorized Conditional Use Permit 
No. 1120 and Variance No. 565, a phased expansion of the existing church with a new day care 
facility, and reduced parking standards.  The property is now developed with a church and 
school.   
 
EXISTING LAND USE 
The following table shows the existing land uses, located within 500 ft. of the subject property, 
based upon the applicant’s land use map: 
 

Existing Land Uses 

Subject 
Property: Church, private school, athletic fields 

North: Commercial center, assisted living facility, single-family 
residences 

East: Golf course, single-family residences. 

South: Multi-family dwelling units (131 condominium units). 

West: Commercial center, single-family residences. 

 
 

 
Figure 2 - Aerial view perspective (2008), subject property. 
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LAND USE PLAN DESIGNATIONS 
The following are the Plan designations, located within 500 ft. of the subject property: 
 

Land Use Plan Designations 

Subject 
Property: U1 – Urban 1 (1.1 to 3.2 dwelling units per acre) 

North: 
C – Commercial 

U2 – Urban 2 (3.3 to 6.0 dwelling units per acre) 

East: 
O – Open Space 

U1 – Urban 1 (1.1 to 3.2 dwelling units per acre) 

South: U4 – Urban 4 (12.1 to 22 dwelling units per acre) 

West: 

C – Commercial  

U2 – Urban 2 (3.3 to 6.0 dwelling units per acre) 

N2 – Non-Urban 1 (0.2 dwelling units per acre) 

 
 

 
Figure 3 - Land Use Plan Designations 
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PROPOSED LAND USE PLAN 
 

 
Figure 4 – Applicant’s Proposed Land Use Plan Map 

  

36 to 50 
du/acre 
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GENERAL PLAN ANALYSIS 
 
General Plan Goals and Policies 
The General Plan provides broad policy direction for the future of the county.  It is to be used as 
a tool to guide decision-making related to overall land use development.  The following goals 
and polices are applicable to this proposal:   
 
Goal:  Equal Opportunity 
 
Policy:  Promote a balanced mix of dwelling unit types to meet present and future needs, 

with emphasis on family-owned, moderate density dwelling units (twin homes, 
townhouses and garden condominiums at garden apartment densities).   

 
Policy: Promote the provision of an adequate supply of housing by location, type and price.  
 

Staff Comments 
The plan amendment would enable an increase in the mix of housing choices in the 
community, which would include apartments and townhomes.  The proposal would 
also increase the supply of moderate and above-moderate housing units for 
individuals and families seeking one, two and three bedroom units. 

 
Goal:  Urban areas revitalized 
 
Policy:  Preserve sound residential areas and protect them from intrusion of incompatible 

uses.   
 
Policy:  Increase the availability of low and moderate income housing and encourage its 

distribution throughout the urban area.   
 
Policy:  Emphasize the preservation, conservation, and maintenance of stable residential 

areas. 
 

Staff Comments 
Within 1,000 ft. of the subject property, the average density is 4.4 units per acres.  
However, the adjacent U4 property is developed at 13 units per acre.  The proposed 
density is 50 units per acre.  This proposal is approximately 380 percent higher than 
the density of the adjacent south condominium property.  The proposed density is 
significantly higher and is not compatible with the surrounding area.  However, in 
view of the commercial development to the north and the U4 category to the south, a 
density within the lower range of the U4 category may be appropriate. 

 
Goal:  A strong, diversified and full employment 

 
Policy:  Encourage the location of medium and high-density housing in close proximity to 

regional multi-purpose centers.   
 

Policy:  Emphasize the location of low and moderate income housing within easy commuting 
range of multipurpose and single purpose centers with high concentrations of 
employment.   
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Staff Comments 
The property is located adjacent to a suburban-oriented commercial center 
consisting of grocery stores, restaurants and related neighborhood-serving 
commercial uses.  These commercial uses serve the neighboring community and do 
not, generally, have a regional customer base.  However, the project site is located 
within commuting distance of regional multipurpose and employment centers.  The 
Pomona (60) Freeway is approximately 0.75 miles to the north. 

 
General Plan Land Use Element Goals and Policies 
The Land Use Element in the General Plan sets forth policy for the general location and 
intensity of land use.  The policies support encouraging a more concentrated urban pattern 
through revitalization, infilling of bypassed lands and focusing new urban development in the 
most suitable locations.   
 
Goal:  To maintain and enhance the quality of existing residential neighborhoods. 
 
Policy:  Encourage development of well designed twin homes, townhouses and garden 

apartments, particularly on bypassed parcels within existing urban communities.  
 

Staff Comments 
“Garden apartments” are generally considered low-rise apartments, which include a 
substantial amount of open, usually landscaped ground.  The plan amendment would 
provide the opportunity to develop well-designed townhouses and garden 
apartments, (in-fill housing) units between an existing residential neighborhood and 
commercial area.    

 
Goal:  To encourage high-quality design in all development projects, compatible with, 
and sensitive to, the natural and manmade environment.  
 
Policy:  Concentrate well-designed high density housing in and adjacent to centers which 

provide convenient access to jobs and services, without sacrificing livability of 
environmental quality.  

 
Staff Comments 
The project site is located along Brea Canyon Cut Off Rd., which is a four-lane, 90 to 
100 ft. right-of-way.  The Pomona (60) Freeway is approximately 0.75 miles to the 
north.  Metrolink rail service is available from the Industry station, approximately 2.5 
miles from the project area.  The project area is located within commuting distance of 
regional multipurpose and employment centers.  The plan amendment would provide 
additional housing units with access to employment centers.   

 
Urban Residential Development and Residential Infill (General Plan) 
The General Plan policy supports a more concentrated form of urban development.  It 
encourages residential infill at densities compatible with and slightly higher than those of 
surrounding uses.   
 
Residential infill projects must satisfy the following performance criteria: 
 

1. The proposed project will not disrupt sound residential neighborhoods nor adversely 
affect the character of the established community. 
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Staff Comments 
The immediate vicinity is characterized by low to medium-density suburban residences, 
with neighborhood-serving commercial uses at the intersection of Colima Road and Brea 
Canyon Cutoff Road.  Existing densities within a 1,000 ft. radius range from 0.7 to 13 
dwelling units per acre (see map below).  Density averages were calculated by dividing 
the total number of lots by the total number of acres in each respective tract map. 
 

 
Figure 5 – Existing units per acre (density) within 1,000 ft. of the subject property. 

 
Properties across Brea Canyon Cutoff Rd. are designated Commercial, U2 and N2.  The 
Brea Canyon Cutoff Road right-of-way, which separates the subject property and the 
residential properties to the west, varies from 90 to 132 ft.  The residential areas to the 
east are developed at 5.8 and 0.7 dwelling units per acre.  The northwestern corner of 
the subject property is adjacent to a suburban-oriented, commercially developed 
intersection.   
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The 10.8 acres to the south are designated U4 and are developed at 13 dwelling units 
per acre.  The attached condominiums consist of 4 unit buildings.  This project was 
approved with Tract Map 31219, which recorded in May 1974, prior to the adoption of 
the Plan in September 1981.  
 
Properties adjacent to the north are designated Commercial (C) and are developed with 
general neighborhood-serving commercial uses and an assisted living facility.  The 
property adjacent to the east is in the Open Space category and is developed with a golf 
course. 
 
Considering the scale, density and context of the adjacent land uses, staff is of the 
opinion that the lower range of the U4 (12.1 to 22 du/ac) category may be consistent and 
provide a suitable transition between the attached condos to the south and the 
commercial area to the north.   

 
2. The proposed project site is of sufficient size to accommodate design features 

(setbacks, landscaping, buffering, etc.) necessary to ensure compatibility with 
surrounding uses. 

 
Staff Comments 
The subject property is 15.7 acres.  Although project-specific details are not part of this 
analysis, staff is of the opinion that there is sufficient area to accommodate a lower U4 
density with sufficient setbacks, landscaping and buffering, to ensure neighborhood 
compatibility. 

 
3. The proposed project will not overburden existing public services and facilities. 

 
Staff Comments 
At the writing of this report, the draft EIR was not available for distribution.  However, an 
initial review of draft sections indicate that impacts related to public services and facilities 
would have no effect or could be mitigated to a less than significant impact, including 
water, sewer, existing roadways and traffic.   

 
4. Compatibility of the proposed project with surrounding uses, in terms of scale, intensity 

and design, is ensured through specific site plan review.  A conditional use permit is 
used to ensure compliance.   

 
Staff Comments 
The applicant has submitted applications to develop a market-rate residential community 
with a mix of apartment and townhome dwelling units.  However, project-specific details 
are not part of this analysis.   If a plan amendment is initiated and subsequently 
approved, an approved conditional use permit would be required to ensure that any 
project would be compatible in scale, intensity, and design with the surrounding area. 

 
GENERAL PLAN HOUSING ELEMENT  
The Housing Element of the General Plan was adopted by the Board of Supervisors in August 
2008.  Over the last decade, the rising cost of housing, population growth and diminishing 
buildable land have contributed to the scarcity of affordable housing.  Despite recent market 
changes, providing an adequate supply of housing remains a significant challenge.  The 
Housing Element serves as county policy to address these issues in the unincorporated areas, 
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including the Rowland Heights community.  The Housing Element goals and polices are 
intended to guide the county in making decisions related to housing issues, including the daily 
administration of the General Plan.   
 
This proposed plan amendment would support the following goals of the Housing Element: 
 

1. It would increase the supply of housing types to meet the needs of current and future 
residents. 

2. It would provide additional housing near employment centers and within a reasonable 
distance to public transportation services.    

3. It would increase housing choices for moderate and above-moderate income individuals 
and families.   

4. It would provide an opportunity for additional affordable, sound and quality housing in the 
community.   

ROWLAND HEIGHTS COMMUNITY PLAN CONSISTENCY 
The Rowland Heights Planning Advisory Committee (PAC) worked in conjunction with the Dept. 
of Regional Planning in preparation of the Plan.  The PAC identified two key issues:  (1) 
maintaining a single-family lifestyle and (2) the protection of the rural atmosphere through 
maintaining natural hillsides.  The Plan was adopted by the Board of Supervisor’s in 1981 and it 
serves to refine General Plan policies and goals.  It also provides more specific density 
standards for development.       
 
Plan Density Analysis 
This 15.7 acre site provides an opportunity to increase the supply of moderate and above-
moderate income housing choices in the Rowland Heights community.  Consequently, the plan 
amendment would support the goals and polices of the Housing Element, as described above.  
The following table shows the available land use Plan categories, density ranges and additional 
housing unit opportunities for the community: 
 

Plan Category  
(Density Range)  

Housing Units for 15.7 Acres 

Low Mid-Range Maximum 

Existing:  U1 (1.1 to 3.2) 17 33 50 

U2 (3.3 to 6) 51 73 94 

U3 (6.1 to 12) 95 142 188 

U4 (12.1 to 22) 189 267 345 

U5 (22.1 to 35) 346 448 549 

Proposed:  (36 to 50) 565 675 785 
 
There are seven broad goals identified in the Plan:   
 

1. Maintain the rural atmosphere through the preservation of natural hillsides and 
vegetation and livestock keeping areas.   

2. Maintain the single-family character of the community. 
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3. Improve traffic circulation. 
4. Balance projected growth and development with environmental considerations. 
5. Beautify commercial areas and highways. 
6. Preserve major ridgelines and riparian corridors. 
7. Expand recreational facilities including parks, equestrian and hiking trails and bikeways.  

 
Land Use Policies 
The Plan provides for specific land use polices to guide future growth and to achieve the Plan 
goals.  These policies are intended to guide and manage the development of Rowland Heights 
so that reasonable growth can be accommodated and the character of the community 
preserved.   
 
Policy:  Restrict multi-family or attached housing to the U3, U4 and U5 categories.   
 

Staff Comments 
The project site is located in the U1 category, which restricts housing opportunities to 
single-family residences.  Multi-family or attached dwellings are encouraged in the U3, 
U4 and U5 categories.  A plan amendment would allow multi-family housing units and, 
as a result, support the policies and goals of the Housing Element, as previously 
discussed.   
 

Policy:  Design multi-family development to minimize their impacts on surrounding 
neighborhoods and adjacent dwellings.  The project design shall provide for adequate setbacks, 
landscaping, screening, traffic circulation, and parking.   

 
Staff Comments 
Although project-specific details are not part of this analysis, this report is intended to 
provide a basis to consider processing the Applicant’s application.  If this plan 
amendment application is “initiated,” the Applicant would then seek approval of a plan 
amendment, as well as other entitlements to develop the site with apartment and 
townhome dwelling units.  An authorized conditional use permit would be required to 
ensure project compatibility with the neighborhood. 
 

LEGAL NOTIFICATION AND PUBLIC OUTREACH 
Pursuant to the provisions of the Rowland Heights Community Plan, the entire community Plan 
area was appropriately notified of the community meeting by mail, newspaper, a library package 
was transmitted, and the Regional Planning website was posted with meeting information and 
related materials. 
 
PUBLIC COMMENTS 
Staff has received an opposition petition with 1,647 signatures.  The petition cites concerns over 
proposed height and density, the availability of water, increased vehicular traffic and inadequate 
parking. 
 
STAFF RECOMMENDATION 
The following recommendation is made prior to the community meeting and is subject to change 
based upon testimony or evidence presented at the meeting.   
 
The Rowland Heights Community Plan restricts multi-family housing to the U3, U4 or U5 
categories.  The Plan also recognizes that reasonable growth can be accommodated while 
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maintaining existing community character.  Furthermore, the Plan is not a static document.  It 
provides a mechanism for implementation, with a process to carefully review proposed 
amendments of the Plan. 
 
Where appropriate, General Plan polices support a more concentrated form of land 
development.  The General Plan’s polices encourage residential infill at densities compatible 
with and slightly higher than those of surrounding uses. 
 
Staff does not support the Applicant’s request to create a new land use category for the 
Rowland Heights Plan.   
 
Staff is of the opinion that a category less dense than proposed, but similar in scale and density 
to the neighboring development may be appropriate.  An exact recommended density number 
or specific project details are not part of this analysis.  However, an amendment within the lower 
range of the U4 (Urban 4) category would likely be consistent.     
 
Therefore, staff seeks Commission action to process a plan amendment and the other 
requested entitlement applications, to work with the Applicant and the community, and to return 
at a later duly noticed public hearing with a recommendation.  Please note, that even if this 
application process is initiated, the Commission’s action to initiate would not imply an 
endorsement of the proposal or any guarantee of approval. 
 
Staff recommends that the Commission INITIATE the plan amendment application process and 
instruct staff to proceed with the review of the applications associated with Project No. R2008-
00549. 
 
SUGGESTED MOTION  

“I move that a plan amendment application be initiated, and to instruct staff to prepare an 

analysis of the plan amendment application, without creating a new Plan category, and to 

process the other requested entitlements associated with Project No. R2008-00549, and to 

return at a later duly noticed public hearing with the analysis and recommendation.” 

 
Prepared by Phillip Estes, AICP, Principal Regional Planner 
Reviewed by Maria Masis, AICP, Supervising Regional Planner 
 
Attachments:  Land Use Map, Conceptual Site Plan, Photographs 
 
MM:PE   
9/16/10 
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