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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:  March 28, 2022 

Project Name and Requested Approvals:  

UNIVERSITY SQUARE 
DESIGN REVIEW, DR2022-0002 
CONDITIONAL USE PERMIT, U2022-0001 

{Note: a concurrent Tentative Parcel Map application (DL2022-0001) is being processed, but has been 
referred out for comments separately to allow it to process more quickly.} 

Staff Description of Project:   

This application is a request for approval of a Design Review and Conditional Use Permit to allow the 
construction of a commercial center including a daycare, a gas station with convenience store and carwash, 
a hotel, and four shops/pad buildings that include retail space and three quick serve restaurants with drive-
throughs, along with the associated site improvements, including parking, landscaping, and pedestrian 
amenities/outdoor dining. 

Location:   

The subject site is located on the southerly 10-acre portion of a 30-acre site at the northwest corner of 
Sunset Boulevard and University Avenue.  APN 017-276-007. 

Existing Land Use Designations: 

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

This project ____ does / _XX_ 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 Mitigated Negative Declaration of Environmental Impacts for the Estia at Rocklin and University 
Commercial (aka University Square) combined project was previously approved by the Rocklin City Council 
through Resolution No. 2022-192. The requested design review and conditional use permit entitlements are 
generally consistent with the project analyzed by the approved Mitigated Negative Declaration and 
therefore additional analysis is not anticipated to be required. 

Applicant & Property Owner: 

The applicant is Jeffrey Thompson with Morton and Pitalo, 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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                January 13, 2023 

                   

University Square at Rocklin 

Project Description/Justification 

The proposal if for the commercial portion of the Estia project that is located at the North 

West corner of Sunset Boulevard and University Avenue, directly across the street from 

William Jessup University. The project includes two separate and distinct components: a 

residential component and a commercial component. The multi-family residential 

component is on 20 ± acres of the total 30 ± acres for the project at APN 017-279-007-000. 

The commercial component is on the remaining 10 ± acres and connects with the residential 

project.  

The commercial component includes constructing a shopping center on the 10 ± acres of 

the property set aside for commercial. The project proposes to create seven (7) commercial 

parcels ranging in size from 0.71 acres to 3.00 acres.  The commercial center will include a 

116-room, 4-story hotel, a daycare facility, fuel station (with car wash), and various retail 

and restaurant uses serving the proposed residential community, William Jessup University, 

Highway 65, and surrounding offices / industrial uses.  

Table 1 – Project Summary 

 

In total the project proposes 108,500 square-feet with a resulting floor area ratio of 0.249.  

A total of 328 parking spaces are proposed, exceeding the City’s minimum requirement of 

304 parking spaces. The parking total will include 24 future electric vehicle charging 
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locations, 22 ADA accessible parking spaces with both short term and long-term bicycle 

parking.   

Site circulation will include a connection to the Estia residential project, a right-in / right-out 

driveway on Sunset Boulevard, and two driveway connections to University Avenue.  The 

main driveway access is proposed to be from a roundabout on University Ave. with several 

enhanced entry features to create a sense of arrival.   

The project is seeking approval of a Tentative Parcel Map, Design Review, and a Minor Use 

Permit for the hotel building height (55 feet), daycare, and fuel station car wash.   

1. The proposed hotel will have a building height of 49’-8” with roof articulation and 
equipment screening for a total height of 52’-0”. 

2. The 10,000± square foot preschool/daycare is proposed with a 13,700 ± square foot 
playground. The daycare is set back fifteen feet from the residential property line at the 
closest point. The daycare is not at a twenty-five-foot setback from the residential 
property line since both zones are Planned Development Commercial. In addition to the 
traditional areas of language arts, mathematics, science and social studies, the 
curriculum also provides learning experiences in creative and dramatic arts, character 
education and technology, and physical fitness and health, including our participation in 
the national Let’s Move initiative.  The facility will provide hot, nutritious lunches and two 
snacks each day to all enrolled children.    

• Approx # of teachers:                   10-15 Teachers 
• Hours of operation:                       6:30 am – 6:30 pm 
• Approximate # of children:          165 Kids 
• Ages of children:                           6 weeks to 6 years 

3. A car wash is proposed which will be an ancillary use to the proposed fuel station and 
convenience store.  The fuel station may operate 24-hours and includes the sale of 
tobacco, beer, and wine.   

 

The remainder of the site proposed two (2) quick serve restaurants, and two (2) shops/retail 

buildings, one of which can have a drive-thru/pick-up lane. QSR 1 will queue 10 ± cars, QSR 

2 will queue 12 ± cars, and the end cap on Shops 2 will queue 16 ± cars. An alternative site 

plan is also being proposed for approval which eliminates one of the two quick service 

restaurants and replaces the use with a free-standing sit-down restaurant. The sit-down 

restaurant would be subject to a future design review permit for the building; however, the 

site plan and alternative parcel configuration would be approved with the entitlement.   
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The site also provides for outdoor gathering spaces, patios, and has connectivity with the 

proposed adjacent residential development. Two locations have been identified for the 

placement of public art with the specific design to be selected prior to construction and/or 

certificate of completion.   

The University Square at Rocklin architectural features complement the Estia project and 

exemplifies the Modern style described within the University District Guidelines.  

This pedestrian friendly development provides the users the opportunity to access the site 

through various modes of transportation from the surrounding developments and comfortably 

gather outside the various buildings in the seating areas.   

The landscape will consist of a variety of low and medium use trees, shrubs, and groundcover to 

provide seasonal interest and scale to the site. These plant selections will follow the Northwest 

General Development requirements as well as follow the design and palette from the adjacent 

property to ensure continuity of design. Boulders will be integrated into the planting areas to 

provide added interest and follow the theme of the surrounding development.  

 

Large canopy parking lot shade trees, vertical shrubs, and low groundcover will soften the 

transition as the user moves through the site. Columnar and small accent trees within the site will 

provide form and context to the buildings. Vegetated swales with grasses will be located along 

the site perimeter to provide on-site storm water management along with areas of permeable 

pavers.  

  













D

D

D

D

D

D

EV

EV

CART
CART

CART
CART

SUNSET BOULEVARD

ON-RAMP
20' SEWER EASEMENTHWY 65

10' P.U.E.15' LANDSCAPE

UNIVERSITY AVENUE

6 S
HO

RT
 T

ER
M 

BI
CY

CL
E

LO
NG

 T
ER

M 
BI

CY
CL

E

2 SHORT TERM BICYCLE
LONG TERM BICYCLE

2 SHORT TERM BICYCLE
LONG TERM BICYCLE

2 SHORT TERM BICYCLE

LONG TERM BICYCLE

2 SHORT TERM BICYCLE

LONG TERM BICYCLE

2 S
HORT T

ER
M BI

CYC
LE

LO
NG TE

RM BI
CYC

LE

3 SHORT TERM BICYCLE
LONG TERM BICYCLE

30
'x1

5'
SO

CC
ER

 AR
EA

10
'x2

0'
PL

AY
 AR

EA

FA
LL

 ZO
NE

FA
LL

 ZO
NE

INF
AN

T/T
ODD

LE
R

PL
AY

GROUND
PR

ES
CHOOL

PL
AY

GRO
UN

D

LO
NG

 T
ER

M 
BI

CY
CL

E

SD
SD

SD

SD

SD

SD

SD

BOTTOM: 140.0BOTTOM: 145.0BOTTOM: 149.5

BOTTOM: 151.0

BOTTOM: 154.5

BOTTOM: 157.0

BOTTOM: 159.0

BO
TT

OM
: 1

50
.0

BOTTOM: 158.5
IMP 3

IMP 4

IMP 5

IMP 6

IMP 7
IMP 8IMP 1

STORM DRAIN TO BE
CONSTRUCTED AS

PART OF ADJACENT
RESIDENTIAL PROJECT

DMA 1
TOTAL AREA: 74,771 SF
IMPERVIOUS AREA: 49,335 SF
PERVIOUS AREA: 10,794 SF
SELF RETAINED AREA: 8,288 SF
PERMEABLE PAVERS: 6,354 SF

DMA 3
TOTAL AREA: 26,738 SF
IMPERVIOUS AREA: 18,883 SF
PERVIOUS AREA: 1,060 SF
SELF RETAINED AREA: 2,573 SF
PERMEABLE PAVERS: 4,222 SF

DMA 5
TOTAL AREA: 17,298 SF
IMPERVIOUS AREA: 11,838 SF
PERVIOUS AREA: 3,979 SF
SELF RETAINED AREA: 1,218 SF
PERMEABLE PAVERS: 263 SF

DMA 7
TOTAL AREA: 58,004 SF
IMPERVIOUS AREA: 48,358 SF
PERVIOUS AREA: 6,566 SF
SELF RETAINED AREA: 3,080 SF
PERMEABLE PAVERS: 0 SF

IMP 2

IMP 3

IMP 4

IMP 5

IMP 6

IMP 7

DMA 8
TOTAL AREA: 70,615 SF
IMPERVIOUS AREA: 49,628 SF
PERVIOUS AREA: 8,885 SF
SELF RETAINED AREA: 5,128 SF
PERMEABLE PAVERS: 6,974 SF

IMP 8IMP 1

DMA 4
TOTAL AREA: 22,995 SF
IMPERVIOUS AREA: 14,156 SF
PERVIOUS AREA: 5,222 SF
SELF RETAINED AREA: 1,565 SF
PERMEABLE PAVERS: 2,052 SF

DMA 2
TOTAL AREA: 107,275 SF
IMPERVIOUS AREA: 80,732 SF
PERVIOUS AREA: 10,197 SF
SELF RETAINED AREA: 10,320 SF
PERMEABLE PAVERS: 6,026 SF

DMA 6
TOTAL AREA: 32,137 SF
IMPERVIOUS AREA: 21,895 SF
PERVIOUS AREA: 6,482 SF
SELF RETAINED AREA: 3,760 SF
PERMEABLE PAVERS: 0 SF

DMA 10
TOTAL AREA: 14,604 SF
IMPERVIOUS AREA: 5,689 SF
PERVIOUS AREA: 0 SF
SELF RETAINED AREA: 8,915 SF
PERMEABLE PAVERS: 0 SF

DMA 9
TOTAL AREA: 11,297 SF
IMPERVIOUS AREA: 4,257 SF
PERVIOUS AREA: 0 SF
SELF RETAINED AREA: 7,040 SF
PERMEABLE PAVERS: 0 SF

SCALE:

HORIZ.

VERT.

1" =

1" =

BENCH  MARK COMPUTED

DESIGNED

DRAWN

PROJ.  ENGR.

DATE

SHEET

OF

JOB  NO.

web: www.mpengr.com

600 Coolidge Drive, Suite #140
Folsom, CA 95630

phone: (916) 984-7621

Fresno*Folsom

RE
V

IS
IO

N
S

NO. DESCRIPTION ENGR. DATEDATE E.U.
APPD. APPD.

Dw
g: 

\\M
P-

FI
LE

01
\P

RO
JE

CT
S\

20
21

\21
-0

06
9-

00
 (R

OC
KL

IN
 C

OM
ME

RC
IA

L-
SU

NS
ET

 B
LV

D.
)\D

W
G\

PL
AN

\E
XH

IB
IT

S\
23

.02
08

 S
HE

D 
MA

P.
DW

G 
 |  

Sa
ve

d: 
08

-1
2-

22
 12

:50
pm

  D
FI

EL
D

21-0069-00

FEBRUARY 8, 2023

1
1

40'

N/A

SHED MAP FOR

UNIVERSITY COMMERCIAL CENTER
SUNSET BOULEVARD / UNIVERSITY AVENUE

POST-DEVELOPMENT WATERSHED MAP
ROCKLIN, CALIFORNIA

NO
T 

FO
R 

CO
NS

TR
UC

TI
ON

SITE

LEGEND

PERVIOUS LANDSCAPE

SELF RETAINED AREA

PERMEABLE PAVERS

STORM DRAIN MANHOLE

STORM DRAIN INLET


































	2-Project Information (US DR-CUP)
	U Square App scan
	04_Project Description-Justification
	xReferral excerpt from 03a_Univ Square DR 11x17

