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The City of Rocklin is processing the below referenced application(s) for project approval.  The request is now being 
reviewed for compliance with the requirements and regulations of relevant City, State, and Federal agencies, and Utility 
providers. Once any issues have been resolved a hearing date will be set and public notice provided to alert neighbors and 
interested parties of the hearing date, availability of project information, the opportunity to comment on the project. 
 
Application Received: April 6, 2023 
 
Project Name and Requested Approvals:  

University Apartments 
 

• General Plan Amendment (GPA2023-0001) 
• General Development Plan Amendment (PDG2023-0004) 
• Zoning Ordinance Amendment (Z2023-0003) 
• Design Review (DR2023-0006) 

 
Staff Description of Project:   

Request for approval of a Design Review (DR2023-0006) to allow for the development of a 324-unit rental apartment 
community on 12.72 total acres. The project proposes a mix of one, two, and three-bedroom units in twelve (12) three-
story buildings arranged around the site. The project proposes a mix of 307 market-rate units and 17 units affordable 
to very low-income households (approximately 5 percent of the total project).  
 
The project includes a General Plan Amendment (GPA2023-0001) to change the land use designation of 0.41-acre of 
the site from Recreation Conservation (R-C) to Mixed Use (MU). A General Development Plan Amendment (PDG2023-
0004) and Zoning Ordinance Amendment (Z2023-0003) are requested to change the zoning designation of 0.41-acre of 
the site from Open Space (OS) to Planned Development Light Industrial (PD-LI).  
 

Location:   

The project site is located west of University Avenue, east of Highway 65, and north of Sunset Boulevard. The 
Assessor’s Parcel Numbers (APNs) are 017-276-005 and -006. 
 

Land Use Designation(s)/Zoning: 

The property is designated MU on 12.31 acres and R-C on 0.41 acre. The property is zoned PD-LI on 12.31 acres and OS 
on 0.41 acre. See discussion above.  
 
This project _XX does / __ does not require modification or change of the land use designations and regulations 
currently applicable to the project site. 
 

Compliance with the California Environmental Quality Act: 

A preliminary review of this project pursuant to the California Environmental Quality Act (CEQA) has tentatively 
identified that the project will be analyzed through an Addendum to the Northwest Rocklin Annexation Area 
Environmental Impact Report.   

Applicant & Property Owner: 

The property owner is UKI Rocklin LLC and El Macero Partners, LLC. The applicant is RSC Engineering, Inc. c/o Tiffany 
Wilson. 



Attached Information: 

For additional detail, please visit the following link:  

https://www.rocklin.ca.us/post/ 

https://www.rocklin.ca.us/post/
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University Avenue Apartments 
Project Description 
April 2023 
 

USA Properties Fund, Inc. (Applicant) proposes the University Avenue Apartments, a 324-unit rental 
apartment community west of University Avenue near William Jessup University in northwest Rocklin.   

 
  Location.  The 12.7-acre project site is west of University Avenue, east of Highway 65, and north of 
Sunset Boulevard in the City of Rocklin.  The site is Parcels 5 (6.75 acres) and 6 (5.97 acres) of the William Jessup 
University Tentative Parcel Map (DL2015-0005). The project site, owned by William Jessup University, consists of 
APNs 017-276-005-000 and 017-276-006-000.   
 

Site Characteristics.  The roughly rectangular 12.72-acre (gross) and 11.23-acre (net)1 project site is 
vacant and undeveloped.  Roadway frontage and landscape improvements have been installed adjacent to 
University Avenue. 

 
 The site is characterized by rocky rolling terrain gently sloping north at elevations ranging from 140 to 

155 feet.  Vegetation consists of annual grassland dominated by non-native annual grasses with no trees.  The 
site contains approximately 0.237 acres of wetland resources including seasonal wetland swales, vernal pools, 
and intermittent drainage.   

 
In 2005-2006, a paved utility road, sewer, and drainage improvements were installed along the 

south and west boundaries of the site as part of a South Placer Municipal Utility District (SPMUD) sewer 
project.  A 20-foot sewer easement contains a sewer line with a paved sewer access road over the line.  
Culverts beneath the sewer access road enable drainage from the site north to wetland features and pond 
north of the site.   

 
 Surrounding Uses.  University Avenue is on the east site boundary, and the William Jessup University 

campus is farther east.  State Route 65 and adjacent landscaping are west of the site, and the parcel to the north 
is open space with wetland resources and a pond. The parcel to the south is currently vacant and approved for 
the 20-acre Estia at Rocklin project with 181 one- and two-bedroom detached rental units. The 10-acre 
University Square commercial project proposed near the corner of University Avenue and Sunset Boulevard will 
include retail, restaurants, and a hotel.   
 
Proposed Project 

 
USA Properties Fund, Inc. (Applicant) proposes the University Avenue Apartments, a 324-unit rental 

apartment community west of University Avenue near William Jessup University in northwest Rocklin.  The 
University Avenue Apartments project provides housing opportunities proximate to the university and retail 
services planned at University Avenue and Sunset Boulevard.   
 

 
1 Net acreage equals gross acreage (12.72 acres) without the 1.49-acre sewer easement. 
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 A mix of one, two, and three-bedroom units are planned in twelve three-story buildings arranged 
around the site.  The apartment unit mix consists of 307 market-rate units and 17 units affordable to very low-
income households.  Two market rate units will be manager units.  The project density is 25.5 units per acre with 
a floor area ratio of 0.67 and site coverage of 24% (128,263 sf/536,482 sf).   
 
 A single-story clubhouse/amenity building containing lounge areas, meeting space, fitness room, and 
the leasing office is near the project entry. A swimming pool, playground, outdoor kitchen, and other outdoor 
amenities are internal to the site.  Vehicle access will be provided from a driveway on University Avenue, and 
drive aisles will access the site.  Surface parking lots adjacent to the residential buildings will include 571 off-
street parking spaces.  All units are accessible by sidewalks among the buildings and outdoor amenities. 
 
 Residential Units.  The project will include a mix of one, two, and three-bedroom apartment homes 
ranging from 722 to 1,240 square feet (sf).  The average unit size is 993 sf. Floorplans include a full kitchen, living 
space, bedroom(s), bathroom(s), storage, washer and dryer, patio, and balcony.  
 

Bedrooms/Baths Unit Area Number of Units Percentage of Units 
1 bedroom/1 bath 722 sf 74 units 23% 
2 bedroom/2 bath 994 sf 169 units 52% 
3 bedroom/2 bath 1,240 sf 81 units 25% 

 324 units 100% 
 
 Affordable Housing.  Of the 324 units, 17 (5%) will be rental units affordable to very low-income 
households with incomes less than 50% of the area median income (AMI).  Affordable rental units, maximum 
incomes, and maximum rents will set a 55-year term in a recorded affordability restriction. The project assists 
the City in meeting its housing goals and obligations under the Regional Housing Needs Allocation (RHNA).  
 
 Amenities.  Community amenities include a 5,390+ sf single-story clubhouse/amenity building near the 
project entry with lounge areas, large-screen television, meeting space, working spaces, fitness room, and 
leasing office.  Outdoor amenities feature a swimming pool, playground with play equipment, outdoor game and 
lawn area, pet wash station, patio with an outdoor kitchen, bar seating, and tables adjacent to the clubhouse 
and pool area. Two amenity areas with hardscape features, outdoor seating, and grills are in central landscaped 
areas. 
 

Design Concept.  The project design is generally consistent with the City Design Review Guidelines and 
the University Architectural District Guidelines.  The proposed project’s design concept consists of a 
contemporary style of rectilinear forms projecting in multiple planes. The buildings feature strong forms with 
alternating building materials (cement plaster, vertical tile, decorative perforated metal panels) and colors that 
create shadowing and depth.   

 
The body finish will be a concrete plaster system with scored construction joints that create an irregular 

grid window pattern and horizontal siding.  Varying flat rooflines create interest in the massing and form of the 
three-story buildings.  The three building types will feature a similar color scheme (pearly white, light grey, light 
tan, brown beige, toffee brown, and slate blue beige).  Color changes, recessed planes, metal railings on 
balconies, perforated metal panels, and light fixtures will create visual interest.  The building elevations 
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complement William Jessup University and offer architectural interest on University Avenue.  The maximum 
building height will be approximately 33 feet to the roof and 38 feet to the parapet.  Parapets will screen the 
building-attached mechanical equipment and rooftop photovoltaic panels from ground view.      

 
Landscape Concept.  The project will install landscape improvements on the University Avenue frontage. 

The landscape concept is water-efficient, low maintenance, and will complement the buildings and enhance the 
site’s aesthetic.  Low-profile landscaping,  screening shrubs, and shade and canopy trees are planned. The 
planting design features various Mediterranean-style, native, drought-tolerant, and low-fuel species to create 
layers of color and text to complement the architectural style and setting. HVAC units will be roof-mounted and 
screened from sight to create more areas for landscaping.   

 
Access and Circulation.  Vehicular access to the project will be from a driveway on University Avenue. 

Drive aisles will provide internal access throughout the site.  The project entry will not be gated.  A gated 
emergency vehicle access (EVA) in the site’s southwest corner connects south to the Estia at Rocklin project.  
Accessible pedestrian paths are planned around the buildings to provide a walking route for residents. Paths will 
connect to sidewalks on University Avenue.  

 
Parking.  The project requires 449 off-street parking spaces (1.4 spaces per unit) under the State Density 

Bonus law (65915(p)) and 692 spaces (2.1 spaces/unit) under Rocklin Zoning Code Section 17.66.020.   
 

 State Density Bonus Law 
Govt Code 65915(p)(1)  

Rocklin Zoning Code 
17.66.020 

Unit Type Units Parking  
Ratio 

Spaces 
Required 

Parking  
Ratio 

Spaces  
Required 

1 Bedroom 74 1 space/unit 74 1.5 space/unit 111 
2 Bedroom 169 1.5 spaces/unit 254 2 spaces/unit 338 
3 Bedroom 81 1.5 spaces/unit 122 2 spaces/unit 102 

Guest - - - 0.25 space/unit 81 
 Total  324   449   692 

 
Spaces/Unit  1.4  2.1 

 
The project provides 571 uncovered parking spaces in surface parking areas adjacent to apartment 

buildings, including spaces for residents and guests.   A density bonus concession is requested to vary from the 
development standard (RMC 17.66.020.A).of one covered parking space per unit.  

 
 Parking Spaces Percentage of Total 
Standard Spaces  329  58% 
Accessible Spaces  12 2% 
EV Charging Spaces 29 5% 
EV Ready Spaces ) 143 25% 
EV Capable Spaces  58 10% 

Total Parking 571 100% 
Ratio 1.8 spaces/unit  
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The project’s parking ratio of 1.8 spaces per unit is between the ratios of the State density bonus law 
(1.4 spaces per unit) and the Zoning Ordinance (2.1 spaces per unit). Ten percent of parking spaces will be 
electric vehicle charging station capable. The proposed parking ratio of 1.8 spaces per unit is comparable to the 
parking supply at other apartment communities owned and managed by USA Properties.  Bicycle parking is 
planned throughout the site adjacent to apartment buildings at the clubhouse. 

 
Sustainability Features.  The project design incorporates sustainable features consistent with the 

California Green Building Standards Code (CALGreen), including electric vehicle charging spaces.  The north-
south orientation of buildings maximizes passive solar access and natural lighting.  The project will include 
rooftop photovoltaic systems. 

 
 Fencing.  Post and cable fencing will be installed on the north and east sides of the site between the 
project and the adjacent sewer access road.  The pool will be enclosed by a six-foot black open-view tubular 
steel fence, and trash enclosures will be constructed of concrete masonry with metal gates. Retaining walls, 
varying in height, are planned on various site segments, including the site’s south edge.  A six-foot masonry wall 
will be installed on the shared property line with the Estia project to the south.  The University Avenue frontage 
will not be fenced. 
 
 Signage.  One freestanding community-identification monument sign is proposed on the University 
Avenue frontage adjacent to the entry.  Monument sign building materials and colors will complement the 
project design style and palette. 
 
 Refuse Collection. Trash enclosures throughout the site are within a short distance of each unit.  Trash 
enclosures, designed to accommodate trash and recycling dumpsters, will be constructed of tan split-face 
concrete masonry units and metal doors painted to match the building color schemes. 
 

Grading, Phasing, and Construction.  Site grading will occur in one phase, and approximately 300,000 
cubic yards of material will be moved, with no import or export of material. The project will be graded and 
constructed in a single phase and will take approximately fourteen months to complete. 

 
 Project Ownership and Management.  The project will be owned and managed by USA Properties Fund, 
Inc.  USA Properties has developed, constructed, or rehabilitated more than 12,000 family and senior 
apartments in approximately 90 communities throughout California and Nevada.  USA Properties owns and 
manages over thirty apartment communities in the Sacramento region. Two residential units for managers will 
be included in the project. 
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Entitlement Request. The following entitlements are requested to implement the project 2: 
 

 General Plan Amendment to change the land use designation of approximately 0.41 acres from 
Resource-Conservation (R-C) to Mixed Use (MU); 
 

 Amendment of the Northwest Rocklin General Development Plan and Rezone to change the 
designation of approximately 0.41 acres from Open Space (OS) to Planned Development – Light 
Industrial (PD-LI); 

 
 Density Bonus development standard concession for covered parking; 
 
 Design Review of the site design, architecture, and landscaping for a 324-unit multi-family 

residential project; and  
 
 Lot Merger to merge Parcels 5 (6.75 acres) and 6 (5.97 acres) into a single parcel. 

   
  General Plan and Zoning Designations.  The site is designated Mixed Use (MU) and 
Recreation/Conservation (R-C) in the General Plan.  Almost all of the site is designated MU, and three small 
areas totaling 0.41 acres adjacent to the north property line are designated R-C.  The MU designation allows for 
residential and non-residential uses.  The R-C designation is applied to lands of existing and future recreational 
use and areas of important environmental resources.   
 
    The site is designated in the Northwest Rocklin General Development Plan (NR GDP) as Planned 
Development – Light Industrial (PD-LI) and Open Space (OS).  The PD-LI designation applies to the site except for 
the three small areas (0.41 acres) on the north property line designated OS.  The PD-LI zoning is intended for 
light industrial uses such as manufacturing, assembly, research and development, and office uses.  The OS 
designation corresponds to the small areas with the R-C General Plan designation.  
  
  The project includes a General Plan Amendment to change the land use designation of the 0.41-acre 
area from R-C to MU.  A General Development Plan Amendment/Rezone is requested to change the zoning 
designation of the 0.41-acre area from OS to PD-LI.  Changing land use designations for the 0.41 acres will it 
consistent with the site’s land use designations. 
 

 
 

Acres 

General Plan Designation Zoning Designation 
Mixed Use 

(MU) 
Recreation-

Conservation 
(R-C) 

Planned 
Development-
Light Industrial 

(PD-LI) 

Open Space 
(OS)  

Existing  12.31 0.41 12.31 0.41 
Proposed 12.72 0 12.72 0 

 
2 The University Avenue Apartments project is a “housing development project” under the Housing Accountability Act 
(Government Code 65589.5) and Senate Bill 330.  On February 27, 2023, USA Properties Fund, Inc. submitted a Preliminary 
Application to the City of Rocklin under Government Code section 65941.1(a) as enacted by SB 330.  This project description 
accompanies the Formal Application to the City of Rocklin under section 65941.1(d)(1). 
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 Permitted Use.  The MU General Plan designation contemplates many uses, including multi-family 
residential.  The General Plan standards for the MU designation require a density between 10 and 40 dwelling 
units per acre and a floor area ratio (FAR) between 0.25 to 1.6. The multi-family residential project has a density 
of approximately 25.5 units per acre and a FAR of 0.67.  The project is consistent with the MU General Plan 
designation.   
 
 Residential uses are prohibited in the PD-LI zone (NR GDP Table 73).  Although the zoning (PD-LI) is 
inconsistent with the General Plan designation (MU), rezoning is not required because the project is consistent 
with the objective General Plan standards and criteria (Government Code 6589.5(j)(4)). 
 

Development Standards. The project is consistent with the NWR GPD development standards for the 
PD-22+ designation 4. 

 
 
Development Standard  

NWR GDP Table 9 
PD-22+ Designation 

Proposed 
Project 

Consistent 
with standard? 

 
Maximum units per gross acre None 25.5 units/gross acre Yes 
Minimum units per gross acre 22 25.5 units/gross acre Yes 
Minimum lot area (sf) 2 acres 12.7 acres Yes 
 
Minimum Lot Width 
  Interior 70 feet N/A N/A 
  Corner 80 feet N/A N/A 
 
Setbacks  
  Front 20 feet 20 feet Yes 
  Front Porch N/A N/A N/A 
  Front Entry Garage N/A N/A N/A 
  Side, Interior North 15 feet 65 feet Yes 
  Side, Interior South 15 feet 20 feet Yes 
  Side, Street 15 feet N/A N/A 
  Rear 15 feet 120 feet Yes 

 
Maximum lot coverage 70% 24% Yes 
 
Maximum Building Height 
Principal building 50 feet 38 feet to parapet Yes 
Accessory building  14 feet N/A N/A 

 
 

  
  

 
3 Northwest Rocklin General Development Plan, Ordinance 1060, Exhibit C, December 13, 2006. 
4 The NR GDP PD-22+ development standards were applied to the proposed project because the site is in the NR GDP, the 
project’s density is consistent with the PD-22+ designation, and the standards are objective. 
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 Density Bonus.  The project includes a request for a Density Bonus, consistent with California 
Government Code (GC) Sections 65915 - 65918. The proposed project will provide 17 units (5%) affordable and 
restricted to very low-income households and is eligible for a 20% density bonus (GC Section 65915(f)(2).  The 
project density is 25.5 units per acre which is consistent with the PD-22 zone standards that require a minimum 
of 22 units per acre with no maximum density.  Therefore, the project does not require density bonus units. 
 
 GC Section 65915(d)(2)(A) allows projects with 5 percent of units affordable to very low-income 
households one incentive or concession.  Incentives or concessions are defined as: 
 

 A reduction in site development standards or a modification of zoning code or architectural design 
requirements, such as a reduction in a setback or minimum square footage requirements; or  
 

 Approval of mixed-use zoning; or  
 

 Other regulatory incentives or concessions which result in identifiable and actual cost reductions. 
 
One concession is requested to vary from the development standard requiring at least one covered 

parking space per unit (RMC 17.66.020.A) 
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