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The City of Rocklin has begun processing the below referenced applications 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 notice will be provided to alert neighbors and interested parties of 
the availability of project information, the opportunity to comment on a project, and of any pending review or action. 

Application Received:  June 4, 2021 

Project Name and Requested Approvals:  

ESTIA AT ROCKLIN 
GENERAL PLAN AMENDMENT, GPA2021-0001 
GENERAL DEVELOPMENT PLAN AMENDMENT, PDG2021-0002 
REZONE, Z2021-0002 
DESIGN REVIEW, DR2021-0012 
TENTATIVE PARCEL MAP, DL2021-0004 

Staff Description of Project:   

This application is a request for approval of a General Plan Amendment, Rezone, and General Development Plan 
Amendment to convert a 20-acre portion of the existing 30-acre site from Professional Office (BP) and Planned 
Development Commercial (PD-C) to Medium High Density Residential (MHDR) (up to 15.4 dwelling units per acre) and 
Planned Development 12 units per acre maximum (PD-12), as well a Design Review to approve the site design, 
parking, landscaping, and architecture of single-story, single and duplex unit for-rent homes, and a Tentative Parcel 
Map to create two lots consistent with the zone boundary change.   

Location:   

The subject site is located on the northerly 20-acre portion of a 30-acre site at the northwest corner of University 
Avenue and Sunset Boulevard 017-276-007. 

Existing Land Use Designations: 

The property is zoned Planned Development Commercial (PD-C).   
The General Plan designation is Professional Office (BP). 

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 a Mitigated Negative Declaration as the appropriate level of environmental review for this project. 

Applicant & Property Owner: 

The applicant is Jeff Pemstein with Towne Development of Sacramento, Inc.  The property owner is Joseph 
Mohamed, Trustee of the Joseph Mohamed, Sr. & Shirley M. Mohamed Charitable Remainder Unitrust II. 

Attached Information: 

For additional detail please see the attached information from the project application form and the submitted 
application exhibits 
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Estia at Rocklin 
Project Description 

 

Estia At Rocklin 

Estia at Rocklin is a 181-unit single-story apartment home community proposed on a 20-acre portion of 
the 30-acre parcel (APN #017-276-007-000). The property is located in the University District of the City 
at Sunset Boulevard and University Avenue.    

Estia represents the first “missing middle” multi-family housing community of its kind in the Region, 
which offers a for-rent setting in a single-family scale and design.  Also known as “Horizontal 
Apartments”, each unit is uniquely designed with private entries, limited shared walls, and private 
fenced backyards.  There will be a mix of 1-bedroom and 2-bedroom units ranging from approximately 
700 square foot to 1,100 square feet.  

Spacious and efficient by design, the units feature 10’ ceilings, hardwood style plank flooring, abundant 
opportunities for natural light, quartz countertops, built-in dog doors, built-in kitchen island, full-size 
washer and dryer, ceiling fans in living and bedrooms, and large bedrooms that accommodate a king 
size bed. 

At approximately 9.3 units per acre, Estia at Rocklin also offers a range of lifestyle options through both 
passive and active recreation in open space areas. Estia at Rocklin will feature an extensive internal 
pedestrian circulation that will provide connectivity to project amenities and the surrounding 
community.  This multi-family rental community will be professionally managed and will include a 
Leasing Office/Community Center featured at the primary entrance to the site, within proximity to all 
housing units.  The Community Center will feature a gym, meeting space, pool, expansive patio, and 
grill area.  Other project amenities include a dog park, pet washing ports, and car washing stations.    

Parking totals are depicted in the table below and are in accordance with Rocklin Municipal Code 
17.66.020.  According to California Green Building Standards, Title 24, Part 11, three percent of spaces 
provided shall be EV charging spaces.  In addition, we plan on having all garage units be EV ready to 
accommodate required charging equipment. 

 Required Parking per 17.66.020 Provided Parking 
72 One-Bedroom Units 108 - 
109 Two-Bedroom Units 218 - 
Visitor Parking 46 - 
Total Parking 372 396  
Covered Parking 181 277 
Garage Spaces n/a 54 
EV Charging Spaces 12 12 

 

Project design incorporates sustainable features consistent with the California Green Building 
Standards Code.  A photovoltaic system is currently being designed to be integrated into a mix of 
building and covered parking rooftops. 



The site will be served by a maintenance facility and four locations of trash receptacles. Modifications 
to the trash enclosure approach have been made in accordance with Staff comments.  Trash enclosures 
have been designed to accommodate trash, recycle, and green waste.  

Architecture 

Estia at Rocklin is designed in accordance with the University Architectural District Guidelines.  The 
proposed Project’s design, heavily influenced by renown architect Frank Gehry, embodies 
contemporary architecture with strong horizontal emphasis on exterior facades, primary colors on 
accent features and surfaces, and buildings consisting of a wide mix of materials allowing for projected 
planes and metallic paneled walls.  Building materials include stucco, corrugated metal siding, brick 
veneer, metal columns, and metal awnings.   

Landscape Design 

Estia at Rocklin is designed with resort level landscaping and amenities to provide an outdoor 
experience to residents by offering abundant open space, internal circulation, shaded outdoor patio 
space along with a luxurious pool/patio area.  The internal circulation will allow residents to access all 
parts of the community from their unit as well as surrounding offsite locations.   The shaded outdoor 
patio will provide an opportunity for the residents to gather and recreate in a communal space 
adjacent to the pool and spa. 

The proposed trees were carefully selected to provide shade, screening, and water conservation.  
Consideration for enhanced landscape areas along entryways and pathways to provide trees with fall 
leaf colors and or flowering plants.  All onsite landscape areas shall be irrigated with an ET based, 
irrigation system that will be compliant with the State of California and Rocklin design standards for 
water conservation.  

Along the project boundary to the south and west is a sewer easement with a wide paved path.  This 
area is currently utilized by Rocklin residents as this pathway meanders through the community for 
several miles.  We are proposing to keep this circulation intact by constructing a sound-wall along the 
Highway 65 border and a secondary tubular fence between the units and the sound wall which will 
provide landscaped corridor for the existing pathway.  Estia at Rocklin residents will have access to the 
corridor via key fab gates and the greater Rocklin community will continue to enjoy unfettered access.    

A community for pet owners, Estia at Rocklin offers an onsite dog park to allow off-leash opportunities.  
Consisting of a small and large dog area, the dog park will have shade trees and a layer of engineered 
wood fiber for cleanliness, water conservation, and to keep paws cool.  

Design Review Request 

Estia at Rocklin requires approval from the Architectural Review Committee, we hereby formally 
request design review for the project.  

Fencing 

Estia at Rocklin will have a variety of fencing and walls in the community.  Along University Avenue and 
commercial property, there will be a six-foot CMU wall. As a buffer to Highway 65, it is anticipated that 
an eight-foot sound wall will be required but final height is pending completion of noise study.  The dog 



park will have a four-foot mesh fence.  The community entry and pool areas will have six-foot tubular 
metal fencing.   

Signage 

Entry monumentation for Estia at Rocklin consists of a single freestanding vertically oriented 
monument sign at the primary project entrance. The monument has been designed with a modern flair 
to match the onsite building architecture and maintain the design aesthetic of the University 
Architectural District guidelines, and the existing architecture immediately across the street.  The sign 
will be backlit and features three sides for reading from any direction along University Avenue.  

Affordable Housing 

Ten percent or 18 units of Estia at Rocklin will be affordable units at 80% AMI in accordance with Policy 
3.4 of the City of Rocklin Housing Element 2021-2029.1  

Housing for Persons with Disabilities 

Estia at Rocklin intends to provide up to four units for housing for persons with disabilities.  Of these 
four units, two are intended to be Affordable and two are intended to be market rate.  

The City of Rocklin Housing Element identifies Provision of Adequate Housing Sites Program #12, 
Housing for Person With Disabilities. “Pursuant to SB 520, the City must address the potential 
constraints to housing for persons with disabilities. In addressing this requirement, the State HCD 
focuses on the zoning and land use provisions for a variety of housing types suitable for persons with 
disabilities. Another concern is the provision of flexibility in the application of land use policies and 
zoning regulations for housing for persons with disabilities.”2 

One objective of this program is to facilitate development of housing for persons with disabilities.  
Approval of Estia at Rocklin will aid the City in achieving it’s goal of producing units for persons with 
disabilities.  

Land Use 

The site has a current General Plan Land Use designation of Business Professional (BP) and the 20-acre 
Estia portion of the parcel will require a change in land use to Medium High Density Residential 
(MHDR).  Estia at Rocklin meets the intent of this land use designation as the product type (horizontal 
apartments) will be located close to commercial and public facilities at a density within the range of 
8.5-15.4 du/ac3.   

A change in the General Plan Land Use designation is justified by the City policies, goals, and programs 
listed below. Approval of Estia at Rocklin will help facilitate the following: 

                                                           
1 City of Rocklin 2021-2029 Housing Element, November 2020, Page 7-102 
2 City of Rocklin 2021-2029 Housing Element, November 2020, Page 7-111 
3 City of Rocklin General Plan, Chapter 4 – Land Use Element, Table 4-1, Page 4A-9. 



• LU-2 - Encourage a variety of building sites, building types, and land use concepts in Medium 
High and High Density Residential, commercial, and industrial areas that are located along 
major streets, rights of way, and highways/freeways.4 

o Approval of Estia at Rocklin is supported by LU-2 as this is a Medium-High Density 
project along major streets and highways/freeways. 

• LU-20 - Encourage Medium High and High Density Residential uses to locate near major arterial 
and/or collector streets.5 

o Approval of Estia at Rocklin is supported by LU-20 as this is a Medium-High Density 
project along major arterial street. 

• LU-25 Encourage mixed use developments to locate near major arterial and/or collector 
streets.6  

o Approval of Estia at Rocklin along with the subsequent application for commercial on 
the adjoining 10 acres is supported by LU-25 as the approvals will result in a 
horizontally integrated mixed-use project.  

• LU-26 Allow a variety of compatible commercial, service and residential uses that will 
contribute to an active pedestrian environment.7 

o Approval of Estia at Rocklin is supported by LU-26 as the project will contribute to an 
active pedestrian environment both internally, through encouraged use of onsite 
amenities, and externally as there is immediate access to regional trail systems and 
adjoining commercial. 

• Goal 2 Facilitate the provision of a range of housing types to meet the diverse needs of the 
community.8 

o Approval of Estia at Rocklin is supported by Goal 2 as there is no similar housing type 
that is currently being offered in Rocklin. 

• Policy 2.1 - Provide quality housing opportunities for current and future residents with a 
diverse range of income levels.9 

o Approval of Estia at Rocklin is supported by Policy 2.1 as there is no similar housing 
type that is currently being offered in Rocklin. 

• Policy 3.4 - Continue to work with developers requesting General Plan Amendments converting 
nonresidential designation to residential uses or from a higher density residential category to a 
lower density residential category to incorporate affordable housing as a component of the 
overall development. As an objective, target up to ten percent of the units as affordable, 
depending on the level of affordability or other amenities provided. Pursue the inclusion of 
extremely low-income units whenever possible in the negotiated target number of affordable 
units.10 

o Approval of the General Plan Amendment and Rezone is supported by Policy 3.4 as 
Estia at Rocklin is supplying 10% of the project as affordable housing.  

                                                           
4 City of Rocklin General Plan, Chapter 4 – Land Use Element, Page 4A-18 
5 City of Rocklin General Plan, Chapter 4 – Land Use Element, Page 4A-20 
6 City of Rocklin General Plan, Chapter 4 – Land Use Element, Page 4A-20 
7 City of Rocklin General Plan, Chapter 4 – Land Use Element, Page 4A-20 
8 City of Rocklin 2021-2029 Housing Element, November 2020, Page 7-101 
9 City of Rocklin 2021-2029 Housing Element, November 2020, Page 7-101 
10 City of Rocklin 2021-2029 Housing Element, November 2020, Page 7-102 



• Production of Housing Program #9, Promote Missing Middle Housing Types. Housing types of a 
scale between single-family detached homes and large apartment buildings are sometimes 
referred to as “missing middle” housing types. Because these homes typically have smaller 
floorplans and are built at higher density, they can be more affordable alternatives to single-
family detached homes without requiring subsidies to maintain their affordability.  

o Objective: Promote the construction of 100 missing middle housing units (e.g., 
duplexes, tri/fourplexes, courtyard buildings, bungalow courts, townhouses, live/work 
units), cluster housing, and other innovative housing types by distributing educational 
and promotional materials on the City’s website. 

o Approval of Estia at Rocklin would enable the City to surpass it’s goal of producing 100 
missing middle housing units. 

  












































































