
1 | P a g e  

 

 

 

WALNUT GROVE  
SPECIFIC PLAN 

 

 

 

 

 

 

 

 

 

 

 

 

 

CITY OF WEST COVINA 

 

 

 

DRAFT OCTOBER 2020  



Walnut Grove Specific Plan [DRAFT] 
Version: 10.2020 

2 | P a g e  

 

WALNUT GROVE 

 

 
Prepared for: 

City of West Covina 
1444 West Garvey Avenue 

West Covina, CA 91760 

 

Applicant: 

Lewis Management Corp. 
1156 N. Mountain Avenue 

Upland, CA 91786 

 

Prepared by: 

Kimley-Horn and Associates 
765 The City Drive, 
Orange, CA 92868 

Phone:  
Fax: 

 

Specific Plan Consultant Team: 

Architerra Design Group 
Kimley-Horn and Associates 

DJP Engineering, Inc 
Bassesnian Lagoni 

 

  



Walnut Grove Specific Plan [DRAFT] 
Version: 10.2020 

3 | P a g e  

Table of Contents 

Executive Summary ....................................................................................................................................... 7 

ES.1 Introduction .................................................................................................................................. 7 

ES.2 Specific Plan Principles .................................................................................................................. 7 

ES.3 Document Organization ................................................................................................................ 7 

1. Introduction .......................................................................................................................................... 9 

1.1. Overview ....................................................................................................................................... 9 

1.2. Location and Setting ..................................................................................................................... 9 

1.3. Specific Plan Objectives .............................................................................................................. 12 

1.4. Authority for the Specific Plan .................................................................................................... 12 

1.5. General Plan and Zoning Consistency ......................................................................................... 12 

2. Land Use .............................................................................................................................................. 15 

2.1. Land Use Program ....................................................................................................................... 16 

2.2. Zoning Summary ......................................................................................................................... 18 

2.3. Typical Lots .................................................................................................................................. 18 

3. Development Regulations ................................................................................................................... 21 

3.1. General Provisions ...................................................................................................................... 21 

3.2. Residential Development Standards ........................................................................................... 21 

3.3. Community Preservation/Maintenance ..................................................................................... 24 

4. Architectural Design Standards and Guidelines .................................................................................. 25 

4.1. Purpose and Intent ..................................................................................................................... 25 

4.2. Single Family (Cluster and Townhome Products) ....................................................................... 25 

4.3. Accessory Elements..................................................................................................................... 26 

4.4. Non-Architectural Elements ........................................................................................................ 26 

4.5. Perimeter Security ...................................................................................................................... 27 

5. Landscape Design Standards and Guidelines ...................................................................................... 72 

5.1. Residential Landscape Design Standards and Guidelines ........................................................... 72 

5.2. Rowland Avenue Character ........................................................................................................ 72 

5.3. Community Open Space.............................................................................................................. 72 

5.4. Landscaping ................................................................................................................................. 73 

5.5. Entry Monument Lighting ........................................................................................................... 73 

5.6. Walls and Fences ......................................................................................................................... 73 

5.7. Landscape Plans .......................................................................................................................... 73 



Walnut Grove Specific Plan [DRAFT] 
Version: 10.2020 

4 | P a g e  

5.8. Irrigation Design .......................................................................................................................... 74 

5.9. Landscape Maintenance ............................................................................................................. 74 

5.10. Pedestrian Linkages (Street and Walkways) ........................................................................... 74 

5.11. Plant Palette ............................................................................................................................ 74 

6. Signage ................................................................................................................................................ 85 

6.1. Signs ............................................................................................................................................ 85 

7. Infrastructure, Utilities, and Public Services ....................................................................................... 87 

7.1. Purpose and Intent ..................................................................................................................... 87 

7.2. Vehicle Circulation ...................................................................................................................... 87 

7.3. Grading ........................................................................................................................................ 87 

7.4. Standard Urban Stormwater Mitigation Plan (SUSMP) .............................................................. 87 

7.5. Storm Drain Plan ......................................................................................................................... 87 

7.6. Sewer Plan ................................................................................................................................... 87 

7.7. Water Plan .................................................................................................................................. 88 

7.8. Utilities ........................................................................................................................................ 88 

7.9. Public Services ............................................................................................................................. 88 

7.10. Subdivision .............................................................................................................................. 89 

8. Administration and Implementation .................................................................................................. 92 

8.1. Administration ............................................................................................................................ 92 

8.2. Specific Plan Amendments/Minor Modifications ....................................................................... 93 

8.3. Infrastructure and Public Service Financing Plan ........................................................................ 95 

  



Walnut Grove Specific Plan [DRAFT] 
Version: 10.2020 

5 | P a g e  

List of Exhibits 
Exhibit 1-1. Regional Vicinity Map .............................................................................................................. 10 
Exhibit 1-2. Specific Plan Area ..................................................................................................................... 11 
Exhibit 2-1. Existing and Proposed General Plan Land Use ........................................................................ 15 
Exhibit 2-2. Site Plan ................................................................................................................................... 17 
Exhibit 2-3. Existing and Proposed Zoning .................................................................................................. 19 
Exhibit 2-4. Typical Cluster Lot (Top) and Typical Townhouse Lot (Bottom) .............................................. 20 
Exhibit 3-1. Cluster Homes Development Standards .................................................................................. 23 
Exhibit 3-2. Townhouse Development Standards ....................................................................................... 23 
Exhibit 4-1. Conceptual Floor Plan Composite (Cluster – 1st Floor) ............................................................ 28 
Exhibit 4-2. Conceptual Floor Plan Composite Cluster – 2nd Floor) ........................................................... 29 
Exhibit 4-3. Cluster Product - Typical Elevations (Plan 1) ........................................................................... 30 
Exhibit 4-4. Typical Floor Plan - Cluster Plan 1 ............................................................................................ 31 
Exhibit 4-5. Spanish Colonial Elevation - Cluster Plan 1 .............................................................................. 32 
Exhibit 4-6. Farmhouse Elevation - Cluster Plan 1 ...................................................................................... 33 
Exhibit 4-7. Cottage Elevation - Cluster Plan 1............................................................................................ 34 
Exhibit 4-8. Cluster Product – Typical Elevations (Plan 2) ........................................................................... 35 
Exhibit 4-9. Typical Floor Plan - Cluster Plan 2 ............................................................................................ 36 
Exhibit 4-10. Spanish Colonial Elevation - Cluster Plan 2 ............................................................................ 37 
Exhibit 4-11. Farmhouse Elevation - Cluster Plan 2 .................................................................................... 38 
Exhibit 4-12. Cluster Product – Typical Elevations (Plan 3)......................................................................... 39 
Exhibit 4-13. Typical Floor Plan - Cluster Plan 3 .......................................................................................... 40 
Exhibit 4-14. Spanish Colonial Elevation - Cluster Plan 3 ............................................................................ 41 
Exhibit 4-15. Farmhouse Elevation - Cluster Plan 3 .................................................................................... 42 
Exhibit 4-16. Townhome Product – Typical Elevations (5-Plex) .................................................................. 43 
Exhibit 4-17. Typical Floor Plan - Townhome (5-Plex) – 1st and 2nd Floors ................................................. 44 
Exhibit 4-18. Typical Floor Plan - Townhome (5-Plex) – 3rd Floor .............................................................. 45 
Exhibit 4-19. Spanish Colonial Elevation - Townhome (5-Plex) – Front and Rear ...................................... 46 
Exhibit 4-20. Spanish Colonial Elevation - Townhome (5-Plex) – Side ........................................................ 47 
Exhibit 4-21. Exhibit 4 19. Farmhouse Elevation - Townhome (5-Plex) – Front and Rear .......................... 48 
Exhibit 4-22. Farmhouse Elevation - Townhome (5-Plex) – Side ................................................................ 49 
Exhibit 4-23. Townhome Product – Typical Elevations (6-Plex) .................................................................. 50 
Exhibit 4-24. Typical Floor Plan - Townhome (6-Plex) – 1st and 2nd Floors ............................................... 51 
Exhibit 4-25. Typical Floor Plan - Townhome (6-Plex) – 3rd Floor .............................................................. 52 
Exhibit 4-26. Spanish Colonial Elevation - Townhome (6-Plex) – Front and Rear ...................................... 53 
Exhibit 4-27. Spanish Colonial Elevation - Townhome (6-Plex) – Side ........................................................ 54 
Exhibit 4-28. Farmhouse Elevation - Townhome (6-Plex) – Front and Rear ............................................... 55 
Exhibit 4-29. Spanish Colonial Elevation - Townhome (6-Plex) – Side ........................................................ 56 
Exhibit 4-30 Proposed Color/Materials – Cluster Scheme 1 (‘A’ Spanish Colonial) .................................... 57 
Exhibit 4-31. Proposed Color/Materials – Cluster Scheme 2 (‘A’ Spanish Colonial) ................................... 58 
Exhibit 4-32. Proposed Color/Materials – Cluster Scheme 3 (‘A’ Spanish Colonial) ................................... 59 
Exhibit 4-33. Proposed Color/Materials – Cluster Scheme 4 (‘B’ Farmhouse) ........................................... 60 
Exhibit 4-34. Proposed Color/Materials – Cluster Scheme 5 (‘B’ Farmhouse) ........................................... 61 
Exhibit 4-35. Proposed Color/Materials – Cluster Scheme 6 (‘B’ Farmhouse) ........................................... 62 



Walnut Grove Specific Plan [DRAFT] 
Version: 10.2020 

6 | P a g e  

Exhibit 4-36. Proposed Color/Materials – Cluster Scheme 7 (‘C’ Cottage) ................................................. 63 
Exhibit 4-37. Proposed Color/Materials – Cluster Scheme 8 (‘C’ Cottage) ................................................. 64 
Exhibit 4-38. Proposed Color/Materials – Cluster Scheme 9 (‘C’ Cottage) ................................................. 65 
Exhibit 4-39. Proposed Color Scheme Matrix (Cluster) .............................................................................. 66 
Exhibit 4-40. Proposed Color/Materials – Townhome Scheme 1 (‘A’ Spanish) .......................................... 67 
Exhibit 4-41. Proposed Color/Materials – Townhome Scheme 2 (‘A’ Spanish) .......................................... 68 
Exhibit 4-42. Proposed Color/Materials – Townhome Scheme 3 (‘B’ Farmhouse) .................................... 69 
Exhibit 4-43. Proposed Color/Materials – Townhome Scheme 4 (‘B’ Farmhouse) .................................... 70 
Exhibit 4-44. Proposed Color Scheme Matrix (Townhome) ....................................................................... 71 
Exhibit 5-1. Conceptual Landscape Master Plan ......................................................................................... 76 
Exhibit 5-2. Landscape Planting Zones ........................................................................................................ 77 
Exhibit 5-3. Conceptual Park Enlargement Plan ......................................................................................... 78 
Exhibit 5-4. Conceptual Wall and Fence Plan ............................................................................................. 79 
Exhibit 5-5. Wall and Fence Details ............................................................................................................. 80 
Exhibit 5-6. Conceptual Landscape Buffer Adjacent to Existing Residential............................................... 81 
Exhibit 5-7. Sample Plant Palette ................................................................................................................ 82 
Exhibit 5-8. Sample Tree and Vine Locations by Zone ................................................................................ 83 
Exhibit 5-9. Sample Shrub Locations by Zone ............................................................................................. 84 
Exhibit 6-1. Sample Entry Monumentation and Community Elements ...................................................... 86 
Exhibit 7-1. Conceptual Utility Plan ............................................................................................................ 90 
Exhibit 7-2. Tentative Tract Map ................................................................................................................. 91 
 
List of Tables 
Table 2-1. Land Use Summary .................................................................................................................... 16 
Table 3-1: Residential Development Standards .......................................................................................... 22 
 
  



Walnut Grove Specific Plan [DRAFT] 
Version: 10.2020 

7 | P a g e  

Executive Summary 

ES.1 Introduction 

The Walnut Grove Specific Plan serves as the development framework for approximately 9.11 acres of 
land located in the City of West Covina.  Exhibit 1.1, Regional Vicinity Map and Exhibit 1.2, Specific Plan 
Area illustrate the precise location and boundaries of the Specific Plan Area.   

The Walnut Grove Specific Plan proposes a residential community with a variety of housing options, open 
space amenities areas, and walkable paseos in close proximity to existing commercial areas within West 
Covina.  The project will provide housing opportunities to the City of West Covina at different affordability 
levels, with both single-family detached and attached townhome products.  The proposed project consists 
of: 

• 66 units of Liberty Deluxe detached single-family residences in a cluster configuration  

• 92 units of attached Bedford Townhomes 

• A 0.26 acre private community recreation area  

• Internal drive aisles and a combination of garage and surface parking 

The Specific Plan proposes a number of architectural styles, including, but not limited to:  Spanish Colonial, 
Farmhouse, and Cottage.  Detailed elevations, floor plans and other architectural details are provided in 
Section 4 of this Specific Plan.   

The project requires a General Plan Land Use Amendment, a Zone Change, adoption of a Specific Plan, 
and Tentative Tract Map approvals.   

ES.2 Specific Plan Principles 

Development within the Walnut Grove Specific Plan is designed in keeping with the following principles: 

• Provide a high-quality and livable community; 

• Provide single-family detached and attached housing opportunities within the City of West 
Covina; 

• Provide a mixture of community and private open space opportunities for residents; and 

• Adhere to traditional elements of the proposed architectural styles to contribute to the 
community character within West Covina. 

ES.3 Document Organization 

The Walnut Grove Specific Plan is organized into the following sections: 

Section 1 – Plan Overview 
The Plan overview introduces the project and provides the necessary background information for readers 
to understand the project context.  This section describes the vision, goals and objectives for the project 
and its relationship with the City of West Covina General Plan.   
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Section 2 – Land Use 
The land use section provides existing land use and zoning context and describes the development plan 
of the Specific Plan Area.   

Section 3 – Development Regulations  
This section provides all relevant development standards for the project.  The development standards 
create the design framework that dictates the community and architectural composition for the project 
through setbacks, building heights, open space, and other standards.  This section also contains the 
permitted uses, including those permitted conditionally.   

Section 4 – Architectural Design Standards and Guidelines 
The architectural design standards and guidelines include required and recommended elements relating 
to the architectural design of buildings within the community.  This section contains both written and 
graphic elements to portray the relevant guidelines and standards.  

Section 5 – Landscape Design Standards and Guidelines 
The landscape design standards and guidelines include required and recommended elements relating to 
common and private open space within the community.  This section contains both written and graphic 
elements to portray the relevant guidelines and standards.  

Section 6 – Signage 
This section outlines the signage requirements within the community, including private residences and 
common areas as well as entry monumentation.   

Section 7 – Infrastructure, Utilities, and Public Services 
This section identifies backbone infrastructure requirements for all utilities within the Specific Plan Area, 
including water, wastewater, drainage, and dry utilities.  This section also discusses the vehicular and 
pedestrian circulation elements of the project.   

Section 8 - Implementation and Administration 

This section describes the process for Specific Plan implementation through plan check, timing of 
improvements, maintenance responsibilities, and any amendments or adjustments that may be needed.   
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1. Introduction 

1.1. Overview 

The Walnut Grove Specific Plan is a 9.11-acre planned residential community containing single-family 
detached and attached townhome products as well as a central community open space.   

The purpose of the Walnut Grove Specific Plan is to ensure compatibility of the project with the existing 
surrounding uses and propose a high-quality residential community within the City of West Covina.  Future 
development shall be consistent with the Specific Plan regulations for land use, design standards, 
infrastructure, utilities, and public services.  Subsequent construction of the proposed residential uses 
shall be consistent with the current California Building Code (CBC).   

1.2. Location and Setting 

The Walnut Grove Specific Plan Area is located on the site of the existing Pioneer School site at 1651 E. 
Rowland Avenue in West Covina, California.  As shown in Exhibit 1.1, the Specific Plan Area is located near 
the northern boundary of the City in close proximity to the Interstate 10 Freeway.  Exhibit 1.2 shows the 
Specific Plan Area and surrounding context.   

The Specific Plan Area consists of a 9.11-acre existing school use with administrative buildings and 
classrooms on the southern portion, a parking lot in the northeast corner, and recreational fields in the 
northwest corner.  The site is located near the northwest corner of E. Rowland Avenue and N. Azusa 
Avenue.   

Access to the site is primarily from Rowland Avenue.  Existing North Eileen Street terminates in a cul-de-
sac within the property. 

The existing uses adjacent to the Specific Plan Area are: 

• North:  Single-family residential neighborhoods and shopping center (Food 4 Less and Big Lots) 

• East:  Commercial office center with restaurants, retail stores, offices, and salons 

• South:  East Rowland Avenue, with a large commercial retail shopping center and single-family 
residential neighborhood beyond 

• West:  Single-family residential neighborhood 
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Exhibit 1-1. Regional Vicinity Map 
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Exhibit 1-2. Specific Plan Area 
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1.3. Specific Plan Objectives 

The following objectives guide development of the Walnut Grove Specific Plan area: 

• To provide a high-quality residential community with cohesive design;  

• To increase the diversity in housing options available within West Covina for all a variety of income 
levels; 

• To complement the existing community character of the surrounding neighborhoods; and 

• To provide housing options in close proximity to existing retail hubs within the community.  

1.4. Authority for the Specific Plan 

The Walnut Grove Specific Plan is established through the authority granted to the City of West Covina by 
California Government Code, Title 7, Division 1, Chapter 3, Article 8, Sections 65450 and 65457 (Specific 
Plans).  Government Code establishes the minimum requirements and review procedures for specific 
plans, requiring that a specific plan include text and diagrams that specify all of the following: 

• The distribution, location, and extent of the uses of land, including open space, within the area 
covered by the plan. 

• The proposed distribution, location, and extent and intensity of major components of public and 
private transportation, sewage, water, drainage, solid waste disposal, and other essential facilities 
proposed to be located within the area covered by the plan and needed to support the land uses 
described in the plan. 

• Standards and criteria by which development will be provided, and standards for the 
conservation, development, and utilization of natural resources, where applicable. 

• A program of implementation measures including regulations, programs, public works projects, 
and financing measures necessary to carry out the project. 

A specific plan is a legislative planning tool, regulatory in nature, and serves as the zoning for the property 
involved.  Development plans, site plans, and tentative tract/parcel maps must be consistent with both 
the Specific Plan and the City’s General Plan.   

1.5. General Plan and Zoning Consistency 

1.5.1. General Plan Consistency 
Per the California Government Code Section 65454 “Consistency with the General Plan”, the Walnut 
Grove Specific Plan must be consistent with the City of West Covina’s General Plan.  The Governor’s Office 
of Planning and Research (OPR) defines consistency with a General Plan as “a program or project that will 
further the objective and policies of the General Plan.” 

The Specific Plan area has an existing General Plan Land Use designation of Civic: Schools.  Adoption of 
the Specific Plan requires a concurrent adoption of a General Plan Land Use amendment to the 
“Neighborhood Medium” land use designation, which allows densities between 9 and 20 dwelling units 
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per acre.  Upon amendment, the Specific Plan will be consistent with the General Plan and its relevant 
goals and objectives. 

As required by State law, this section provides an assessment of the Walnut Grove Specific Plan’s 
consistency with the City’s goals and objectives within the Housing and Land Use Elements of the current 
General Plan.  The land uses permitted by the Specific Plan are consistent with the goals, policies, and 
general land uses described in the General Plan 

The Walnut Grove Specific Plan shall serve to implement the following General Plan Goals: 

• Housing Element – Goal 2: “Provide a variety of housing types to accommodate all economic 
segments of the City.”  

Strategies: 
o The intent of this goal is to assist in the provision of adequate housing to meet the needs 

of the community, including the needs of both renter and owner households. Provide high 
quality housing for current and future residents at all income levels to achieve a 
“balanced” community. 

The Walnut Grove Specific Plan implements this goal by providing a mixture of single family 
detached and attached homes in a well-designed community. Development is compatible 
with the surrounding neighborhoods and provides housing opportunities at a variety of 
income levels.    

• Housing Element – Goal 4: “Promote equal housing opportunity for all residents.” 

Strategies: 
o To fully meet the community’s housing needs, the City must assure that housing is 

accessible to all residents, regardless of age, race, religion, family status, or physical 
disability. The City will continue to enforce fair housing laws prohibiting discrimination in 
the building, financing, selling, or renting of housing on the basis of race, ethnicity, 
ancestry, national origin, religion, sex, disability, age, marital status, familial status, source 
of income, sexual orientation, or any other arbitrary factor. 

The Walnut Grove Specific Plan Specific Plan shall implement this goal by allowing anyone, 
regardless of sex, age, race, marital status, ethnic background, handicap, source of income, 
or any other characteristic to live within the community. 

• Housing Element – Goal 5: “Identify adequate sites to achieve housing variety.” 

Strategies: 
o The City intends to provide for a range of residential development types in West Covina, 

including low density single-family homes, moderate density townhomes, higher density 
multi-family units, and residential/commercial mixed use in order to address the City’s 
share of regional housing needs. The City will also explore opportunities for new 
residential development within those areas of the City occupied by vacant or 
underutilized, obsolete commercial and industrial uses. 
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The Walnut Grove Specific Plan shall implement this goal by creating detached single family 
residential and attached townhouse housing options through infill development on an 
underutilized parcel.  

• Land Use Policy – P3.3: “New growth will complete, enhance, and reinforce the form and character 
of the unique West Covina neighborhoods, districts and corridors.” 

Strategies: 
o Adjust regulations for the neighborhoods, districts and corridors to reflect the nature of 

intended change. 

The Walnut Grove Specific Plan implements this policy by creating well designed homes 
compatible with the community character of existing surrounding neighborhoods within West 
Covina. 

• Land Use Policy – P8.4: “Small and frequent open spaces should be dispersed throughout the 
neighborhood.” 

Strategies: 
o Develop new neighborhood parks, pocket parks, and community gardens as feasible and 

appropriate to meet citizen needs and require them in new development. 

The Walnut Grove Specific Plan implements this policy by establishing a primary recreation 
area within the project site as well as a number of internal paseo walkways, creating equal 
access to open space for residents. 

1.5.2. Zoning Consistency 
The site is currently zoned R-1 – Residential Single-Family and will require a zone change to Specific Plan. 
The Walnut Grove Specific Plan has been developed as both a regulatory and a land use policy document, 
which, upon adoption by ordinance will constitute the zoning for the property. Development plans or 
agreements, tract or parcel maps, site plans or any other action requiring ministerial or discretionary 
approval of the subject property must be consistent with the Specific Plan.   

Where conflicts exist between the standards contained in this Specific Plan and those found in the City of 
West Covina Zoning Ordinance or Municipal Code, the regulations and standards in this Specific Plan shall 
take precedence. Any area of site development, administration, review procedures, environmental 
review, landscaping requirements, and regulations not expressly addressed by this Specific Plan document 
shall be subject to the provisions of the City of West Covina Zoning Code, Municipal Code or General Plan, 
using the context and objectives of this Specific Plan as a guide. 
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2. Land Use 
The Specific Plan area has an existing General Plan Land Use designation of Civic: Schools.  Adoption of 
the Specific Plan requires a concurrent adoption of a General Plan Land Use amendment to the 
“Neighborhood Medium” land use designation, which allows densities between 9 and 20 dwelling units 
per acre.  The Specific Plan seeks a density of 16.7 dwelling units per acre with an overall plan area size of 
9.11 acres.   

Exhibit 2.1 shows the surrounding land uses in close proximity to the Specific Plan Area.  

Exhibit 2-1. Existing and Proposed General Plan Land Use 
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2.1. Land Use Program 

The land use program consists of residential and common open space components.  The project is a 
residential community that consists of both detached and attached single-family residential dwelling 
units.   

2.1.1. Residential Uses 
The residential development consists of two housing products, the Liberty Deluxe single-family residences 
totaling 66 units and Bedford Townhomes totaling 92 units, an overall total of 158 homes.  As shown in 
Exhibit 2.2, the Liberty product is designed as a cluster arrangement focused around a private drive alley.  
The individual clusters contain either six or eight units each.  The Bedford townhouse product contains 
either five or six units.   

2.1.2. Recreation and Common Open Space 
The recreation and common open space component of the land use plan consists of 0.27 acres of 
neighborhood park uses.  This will be a private park that is publicly accessible and shared by all residents 
and may contain elements such as a tot lot, open lawn space, and community gathering areas.  Residents 
within the single-family cluster products have private open space as well.   

Exhibit 2.2, Site Plan shows how these uses and dwelling units are allocated throughout the Specific Plan. 
Table 2.1 includes a breakdown of the proposed land uses.   

 

Table 2-1. Land Use Summary 

Land Use Gross 
Acreage 
(Acre) 

Density (Dwelling 
Units /Acre) 

Dwelling Units 

Residential 8.84 15-18 158 
Common Open Space 0.27 -- -- 

Total 9.11 --  
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Exhibit 2-2. Site Plan 
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2.2. Zoning Summary 

The site is currently zoned R-1 – Residential Single-Family and will require a zone change to Specific Plan. 
The Walnut Grove Specific Plan will allow for a density between 15 and 18 single family units per acre.  
The Specific Plan Area is surrounded by parcels with the following zoning designations: 

• Residential Single-Family (R-1) and Neighborhood Commercial (N-C) to the north; 

• Service Commercial (S-C) to the east; 

• Service Commercial (S-C) and Residential Single-Family (R-1) to the south; and 

• Residential Single-Family (R-1) to the west. 

Exhibit 2.3, Existing and Proposed Zoning, shows the proposed zone change and existing zoning of 
surrounding parcels.   

2.3. Typical Lots 

The project consists of two different housing types: a detached single-family cluster with six or eight 
individual units and attached row townhomes with five or six individual units.  Minimum lot dimensions 
for the two products are described in Section 3, Development Plan, of this Specific Plan 

Exhibit 2.4 shows the typical lot configurations for the cluster and townhouse products.  
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Exhibit 2-3. Existing and Proposed Zoning 
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Exhibit 2-4. Typical Cluster Lot (Top) and Typical Townhouse Lot (Bottom) 
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3. Development Regulations 

3.1. General Provisions 

This section has been prepared in accordance with California Government Code Section 65450, et seq. 
and the City of West Covina Zoning Ordinance (Chapter 26 of the West Covina Municipal Code). 
Regulations are proposed for residential uses.  Application of these regulations is specifically intended to 
provide the most appropriate use of the land, create a harmonious relationship among land uses and 
protect the health, safety and welfare of the community. The following General Development Standards 
apply to all uses within the Walnut Grove Specific Plan. 

3.1.1. Applicability 
The Walnut Grove Specific Plan has been developed as both a regulatory and a land use policy document, 
which, upon adoption by ordinance will constitute the zoning for the property. Development plans or 
agreements, tract or parcel maps, site plans or any other action requiring ministerial or discretionary 
approval of the subject property must be consistent with the Specific Plan. California Government Code, 
Section 65454 requires that a Specific Plan be consistent with the General Plan.  

Upon adoption, actions deemed to be consistent with the Walnut Grove Specific Plan shall be judged to 
be consistent with the City of West Covina General Plan. Where conflicts exist between the standards 
contained in this Specific Plan and those found in the City of West Covina Zoning Ordinance or Municipal 
Code, the regulations and standards in this Specific Plan shall take precedence. Any area of site 
development, administration, review procedures, environmental review, landscaping requirements, and 
regulations not expressly addressed by this Specific Plan document shall be subject to the provisions of 
the City of Walnut Gove Zoning Code, Municipal Code or General Plan, using the context and objectives 
of this Specific Plan as a guide. 

3.1.2. Severability 
In the event that any regulation, condition, program, portion or policy of this Specific Plan or the 
application thereof to any person or circumstance is held to be invalid or unconstitutional by any court of 
competent jurisdiction, such portions shall be deemed separate, distinct and independent provisions and 
shall not affect the validity of the remaining provisions of this Specific Plan or applications thereof which 
can be implemented without the invalid provision or application. 

3.1.3. Determination of Unlisted Use 
Any Land use not specifically covered by the provisions contained herein shall be subject to Section 26-
504 of the City of West Covina Zoning Ordinance. 

3.2. Residential Development Standards 

The development standards and product types included herein are intended to establish the minimum 
design parameters. The Walnut Grove Specific Plan allows for medium density single family and 
multifamily residential. The allowable density shall be between 15 and 18 units per acre. The Specific Plan 
shall include two residential products: detached single-family units and attached townhomes.   

Table 3.1 outlines the applicable development standards for both the single-family residential cluster and 
the townhouse product.  Exhibit 3.2 and Exhibit 3.3 outline the applicable development standards for 
each residential development product.    
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Table 3-1: Residential Development Standards 

Development Standards 
Specific Plan 

Setback Label Cluster Homes Townhomes 
Minimum Building Setbacks 

Front to Front (Living Area to Living Area) A 9' 12' 
Front to Street (Building to ROW) B 8' N/A 
Side to Street (Building to ROW) C 7’ 2' 
Building to Building (Cluster to Townhome) -- 15’ 15’ 
Rear Yard (Building to Property Line) D 6'-6" 6'-6" 
Garage Door to Drive Court/Street E 3'-0" 3'-0" 
Garage Door to Garage Door F 30' 28' 
Perimeter Setbacks 
Rowland Avenue (Property Line to 
Building) 

-- 15' 15' 

Rowland Avenue (Parking to ROW) -- 3' 3' 
Existing Residential - West (Property Line 
to Building) 

-- 15' N/A 

Existing Residential - North (Property Line 
to Building) 

-- 15' N/A 

Existing Commercial - North (Property Line 
to Building) 

-- 15' 12' 

Existing Commercial - East (Property Line 
to Building) 

-- N/A 10' 

Other 

Maximum Building Height -- 30’-0” 45’-0” 
Minimum Unit Size -- 1,450 SF 1,300 SF 

Private Parking Requirement 
-- 2 spaces per unit (plus 0.5 

guest space per unit) 
2 spaces per unit (plus 0.5 

guest space per unit) 

Private Recreation Center Parking -- On-street parking within 
project 

On-street parking within 
project 

Common Open Space* -- 100 SF per unit 100 SF per unit 
Private Open Space -- 150 SF per unit 100 SF per unit 
Architectural Projections** -- 3' 3' 
Walls/Fences 

Freestanding Property Line Walls/Fences -- 8' 8' 

Combination Property Line Walls/Fences -- 8' 8' 

Retaining Walls*** -- 4’ 4’ 
NOTES:   
* Includes paseos and recreation center   
** Any architectural feature that projects from the building and seeks to enhance the structure may encroach into the 
setback area provided there is always 3 feet of clearance around the projection.  Projections shall not encroach into 
the required clear space for Fire Department Access.  Examples of architectural projections include, but are not limited 
to, pilasters, chimneys,  belly bands, roof eaves, covered porches,  etc.   
*** Retaining walls permitted up to 4’.  6’ freestanding wall permitted on top of retaining walls.  
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Exhibit 3-1. Cluster Homes Development Standards 

 

Exhibit 3-2. Townhouse Development Standards 
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3.2.1. Minor Exceptions 
Architectural features that project from the building and seeks to enhance the structure may encroach 
into the setback area provided there is always 3 feet of clearance around the projection.  Projections shall 
not encroach into the required clear space for Fire Department Access.  Architectural projections include, 
but are not limited to, pilasters, chimneys, belly bands, roof eaves up to 24” in depth, covered porches, 
patios, etc.  Architectural projections may not contribute to additional floor area or lot coverage.   

3.2.2. Floor Plans 
There shall be three minimum floor plan types for the cluster homes and minimum two floor plans types 
for the townhomes. For the single-family residences varying square footages range from a minimum of 
approximately 1,471 square feet to approximately 1,798 square feet. Refer to Exhibits 4-1, 4-2, 4-4, 4-17, 
4-18, 4-24 and 4-25 for conceptual floor plans. 

3.2.3. Residential Parking Requirements 
This section shall be considered the “Master Parking Requirements” for the Walnut Grove Specific Plan. 
The project shall provide a minimum of 2 parking spaces per unit and 0.5 guest parking spaces per unit 
for all units within the Specific Plan area.  Parking requirements are met through two (2) covered garage 
spaces for each unit and eighty-two (82) uncovered surface parking spaces dispersed throughout the 
community.   

3.2.4. Parking Design and Improvements 
All parking areas shall be surfaced with or paved with porous asphalt concrete, concrete, or other surface 
approved by the City Public Works Department and shall thereafter be maintained in good condition. 

3.3. Community Preservation/Maintenance 

Walnut Grove shall have a private Homeowner’s Association. The association shall provide maintenance 
of all private common area improvements, landscape, entry gate, and fence and wall repairs. 

3.3.1. Permitted Uses 
No building or improvement or portion thereof in the single-family residential area shall be erected, 
constructed, converted, established, altered or enlarged nor shall any lot or premises be used except for 
one (1) or more of the following purposes: 

• Single-family dwellings and single-family condominium dwellings 
• Accessory buildings, including but not limited to,  

o accessory dwelling units subject to the provisions of the West Covina Municipal Code 
o garages 
o carports 
o workshops, or 
o storage sheds or rooms 

• Home occupations subject to the provisions of West Covina Municipal Code 
• State authorized small family day care 
• State authorized residential care facilities (6 or fewer clients) 

3.3.2. Prohibited Uses 
All uses not expressly stated as permitted uses in the previous section are prohibited. 
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4. Architectural Design Standards and Guidelines 

4.1. Purpose and Intent 

The purpose of this section is to ensure that all development within the Walnut Grove Specific Plan 
conforms to high standards of design quality. The standards and guidelines contained within this section 
seek to establish a design framework for the project. In order to keep consistency across the Specific Plan 
area, the architectural styles used carry across the detached cluster product and the attached townhome 
product.  

The terms “shall”, “should”, and “may” are used within the design guidelines. The term “shall” is used to 
denote a design standard where compliance is required. The term “should” is used to denote a guideline 
that is recommended, but not required in all circumstances. The term “may” is used to denote a design 
treatment that is allowed or optional. 

The architectural styles of the cluster product are Cottage, Farmhouse, and Spanish Colonial.  The 
architectural styles of the townhome product include Farmhouse and Spanish Colonial.  Special attention 
was given to choosing architectural styles which are both complementary of the architecture of the 
surrounding community and representative of historical architectural styles found within the region.  This 
section provides standards and guidelines for development within the Walnut Grove Specific Plan area.   

4.2. Single Family (Cluster and Townhome Products) 

Residential development within the Walnut Grove Specific Plan area consists of two different residential 
products.  These are a detached cluster product centered around a private alley, and an attached 
townhouse product.  The Cluster product is envisioned as, however not limited to, Spanish Colonial, 
Farmhouse and Cottage style homes.  The Townhome product is envisioned as, however not limited to, 
“Farmhouse” and Spanish Colonial style homes.   

The following design guidelines will help create a cohesive community through architecture, landscaping, 
and site planning. The exhibits shall provide graphic examples incorporating the guidelines/requirements 
into the project. Also refer to the Residential Development Standards (Table 3.1) for detailed information 
on specific development standards. 

4.2.1. Architectural Style 
All elevations shall be similar to the elevations shown in figures below, incorporating building forms, 
masses, roof design and authentic details and accent features that are consistent with the architectural 
style of the elevation. The exhibits within Section 4 include conceptual floor plan composites, building 
floor plans, and architectural elevations showing the typical architectural styles for each product type.   

4.2.2. Materials 
All surface treatments or materials shall be designed to appear as an integral part of the design, and not 
merely applied. All materials and colors shall wrap architectural elements and terminate at inside corners. 

4.2.3. Roofs 
A variety in roof forms, ridge and eave heights, and direction of hips or gables shall be required to avoid 
a monotonous roofscape as viewed from neighborhood streets, open space, etc. All main roofs have 
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varying pitches, which depend on the architectural style and established plan.  The main roof pitch for the 
cluster products are as follows:  

• Plan 1A, Spanish Colonial:   4.5:12 

• Plan 1B, Farmhouse, main roof pitches:   8:12 to the left and 3:12 to the right  

• Plan 1C, Cottage, main roof pitches:  6:12 to the left and 4:12 to the right  

• Some small shed roofs over entries and windows range from 3:12 to 6:16 

• The main roof pitch for the townhouse product:  8:12, with some overhangs at 3:12.  

Roof materials should consider authenticity of style while balancing economical necessities. Fascia 
elements should be consistent with the architectural style of the building. 

4.2.4. Windows 
Window details, including header, sill and trim elements shall be consistent with the architectural style of 
the building. Window shapes and mullion patterns shall be consistent with the architectural style of the 
building. The shape and size of shutters shall be compatible with the window opening.  

4.2.5. Gutters and Downspouts 
Exposed gutters and downspouts shall be colored to either match or complement the surface to which 
they are attached. 

4.2.6. Exterior Lighting 
Bollard lights shall be permitted in open space areas. Carriage lights, where used, shall be consistent with 
the architectural style of the building. 

4.3. Accessory Elements 

4.3.1. Trash 
Resident trash containers shall be stored in the garage of each unit or out of site from common areas.  
The trash containers shall be wheeled out to the designated area on the driveway apron on trash 
collection day. For those containers not reachable by the trash collection vehicle, the bins shall be placed 
on the nearest curb for trash collection day only. Outdoor trash enclosures, with the exception of common 
trash enclosures in the neighborhood park area, are prohibited. 

4.4. Non-Architectural Elements 

4.4.1. Mechanical Equipment 
No mechanical equipment (air-conditioning, heating units, etc.) shall be mounted on, or attached to, any 
pitched roof. They may be located within either the side yard or the rear yard, outside of the setbacks, 
and fully screened from public view by fencing or adequate plant material.   

Such equipment is not permitted in the front yard or the yard within public view of the street. Mechanical 
devices such as exhaust fans, vents, and pipes shall be painted to match adjacent roof and wall surfaces. 
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4.4.2. Meters 
Natural gas meters and electrical meters shall be mounted onto the external wall of the building. Builder 
shall contact the utility provider for minimum clearances.  Meters shall be easily accessible but screened 
from view from common areas through landscaping.   

4.5. Perimeter Security 

The development will include a new boundary fence or wall (or combination thereof along the northern, 
eastern, and western perimeters of the site.  The southern perimeter will include a combination of privacy 
fencing for individual homes and homes that front directly on to E. Rowland Avenue.  There will be no 
fencing at ingress/egress points or along the street-adjacent parking area at the southern perimeter.  

• The western and northern boundaries will utilize a combination of 6’ tall precision block perimeter 
wall with a 4” cap and 6’ tall enhanced split-face block perimeter wall with enhanced beveled cap.  

• The eastern boundary and southern boundary (where applicable) will utilize a 6’ tall enhanced 
split-face block perimeter wall with enhanced beveled cap. 

• Internal fencing between private yards will be a 6’ tall vinyl privacy fence and 6’ tall single-sided 
split-face interior walls with 4” cap where yards abut common areas. 

• A 3’-8” tall 2-rail vinyl PVC community park fence will be located on the northern and western 
boundaries of the common park space.  
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Exhibit 4-1. Conceptual Floor Plan Composite (Cluster – 1st Floor)  

 

Note: Square Footage may vary due to method of calculation  

Note: Square Footage may vary due to method of calculation  

Note: Square Footage may vary due to method of calculation  

Note:  
• See Landscape Plans for Paseo/sidewalk design, & fence 

locations 
• Verify location and height of step at garage with civil 

plans. Riser to be 6” max in height. 
• Verify utility, parking, and curb location with civil plans 
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Exhibit 4-2. Conceptual Floor Plan Composite Cluster – 2nd Floor) 
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Exhibit 4-3. Cluster Product - Typical Elevations (Plan 1) 

 

 



Walnut Grove Specific Plan [DRAFT] 
Version: 10.2020 

31 | P a g e  

Exhibit 4-4. Typical Floor Plan - Cluster Plan 1 

 

Note: Square Footage may vary due to method of calculation  
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Exhibit 4-5. Spanish Colonial Elevation - Cluster Plan 1 

  

 

PITCH: 4.5:12 UNLESS NOTED OTHERWISE 
RAKE: 4” 
EAVE: 12” 
ROOF MATERIAL: CONCRETE ‘S’ TILE 
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Exhibit 4-6. Farmhouse Elevation - Cluster Plan 1 

  

PITCH: 8:12 UNLESS NOTED OTHERWISE 
RAKE: 2” 
EAVE: 12” 
ROOF MATERIAL: COMPOSITION SHINGLE 
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Exhibit 4-7. Cottage Elevation - Cluster Plan 1 

 

PITCH: 4:12 
RAKE: 3” 
EAVE: 12” 
ROOF MATERIAL: COMPOSITION SHINGLE 
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Exhibit 4-8. Cluster Product – Typical Elevations (Plan 2) 
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Exhibit 4-9. Typical Floor Plan - Cluster Plan 2 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Note: Square Footage may vary due to method of calculation  



Walnut Grove Specific Plan [DRAFT] 
Version: 10.2020 

37 | P a g e  

Exhibit 4-10. Spanish Colonial Elevation - Cluster Plan 2 

 

PITCH: 4.5:12 UNLESS NOTED 
OTHERWISE 
RAKE: 4” 
EAVE: 12” 
ROOF MATERIAL: CONCRETE ‘S’ TILE 
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Exhibit 4-11. Farmhouse Elevation - Cluster Plan 2 

  

PITCH: 4:12 UNLESS NOTED OTHERWISE 
RAKE: 2” 
EAVE: 12” 
ROOF MATERIAL: COMPOSITION SHINGLE 
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Exhibit 4-12. Cluster Product – Typical Elevations (Plan 3)  
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Exhibit 4-13. Typical Floor Plan - Cluster Plan 3 

  

Note: Square Footage may vary due to method of calculation  
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Exhibit 4-14. Spanish Colonial Elevation - Cluster Plan 3

 

 

PITCH: 4.5:12 UNLESS NOTED OTHERWISE 
RAKE: 4” 
EAVE: 12” 
ROOF MATERIAL: CONCRETE ‘S’ TILE 
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Exhibit 4-15. Farmhouse Elevation - Cluster Plan 3

  

PITCH: 4.5:12 UNLESS NOTED OTHERWISE 
RAKE: 2” 
EAVE: 12” 
ROOF COMPOSITION SHINGLE 
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Exhibit 4-16. Townhome Product – Typical Elevations (5-Plex)
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Exhibit 4-17. Typical Floor Plan - Townhome (5-Plex) – 1st and 2nd Floors 

  

Note: Square Footage may vary due to method of calculation  

Note: Square Footage may vary due to method of calculation  

Note: Square Footage may vary due to method of calculation  
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Exhibit 4-18. Typical Floor Plan - Townhome (5-Plex) – 3rd Floor 
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Exhibit 4-19. Spanish Colonial Elevation - Townhome (5-Plex) – Front and Rear 
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Exhibit 4-20. Spanish Colonial Elevation - Townhome (5-Plex) – Side

  

PITCH: 5:12 U.N.O. 
RAKE:  6” 
EAVE: 12” 
ROOF MATERIAL: CONCRETE ‘S’ TILE 
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Exhibit 4-21. Exhibit 4 19. Farmhouse Elevation - Townhome (5-Plex) – Front and Rear
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Exhibit 4-22. Farmhouse Elevation - Townhome (5-Plex) – Side 

 

 

PITCH: 8:12 U.N.O. 
RAKE:  6” 
EAVE: 12” 
ROOF MATERIAL: FLAT CONCRETE TILE 
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Exhibit 4-23. Townhome Product – Typical Elevations (6-Plex) 
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Exhibit 4-24. Typical Floor Plan - Townhome (6-Plex) – 1st and 2nd Floors 

  

Note: Square Footage may vary due to method of calculation  

Note: Square Footage may vary due to method of calculation  

Note: Square Footage may vary due to method of calculation  
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Exhibit 4-25. Typical Floor Plan - Townhome (6-Plex) – 3rd Floor 
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Exhibit 4-26. Spanish Colonial Elevation - Townhome (6-Plex) – Front and Rear 
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Exhibit 4-27. Spanish Colonial Elevation - Townhome (6-Plex) – Side 

 

 

PITCH: 5:12 U.N.O. 
RAKE:  6” 
EAVE: 12” 
ROOF MATERIAL: CONCRETE ‘S’ TILE 
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Exhibit 4-28. Farmhouse Elevation - Townhome (6-Plex) – Front and Rear 
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Exhibit 4-29. Spanish Colonial Elevation - Townhome (6-Plex) – Side 

 

PITCH: 5:12 U.N.O. 
RAKE:  6” 
EAVE: 12” 
ROOF MATERIAL: CONCRETE ‘S’ TILE 
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Exhibit 4-30 Proposed Color/Materials – Cluster Scheme 1 (‘A’ Spanish Colonial) 
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Exhibit 4-31. Proposed Color/Materials – Cluster Scheme 2 (‘A’ Spanish Colonial) 

 

  



Walnut Grove Specific Plan [DRAFT] 
Version: 10.2020 

59 | P a g e  

Exhibit 4-32. Proposed Color/Materials – Cluster Scheme 3 (‘A’ Spanish Colonial) 
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Exhibit 4-33. Proposed Color/Materials – Cluster Scheme 4 (‘B’ Farmhouse) 
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Exhibit 4-34. Proposed Color/Materials – Cluster Scheme 5 (‘B’ Farmhouse) 
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Exhibit 4-35. Proposed Color/Materials – Cluster Scheme 6 (‘B’ Farmhouse) 
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Exhibit 4-36. Proposed Color/Materials – Cluster Scheme 7 (‘C’ Cottage) 
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Exhibit 4-37. Proposed Color/Materials – Cluster Scheme 8 (‘C’ Cottage) 
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Exhibit 4-38. Proposed Color/Materials – Cluster Scheme 9 (‘C’ Cottage) 

 

 

 



W a l n u t  G r o v e  S p e c i f i c  P l a n  [ D R A F T ]  

V e r s i o n :  1 0 . 2 0 2 0  

6 6  |  P a g e  

E x h i b i t  4 - 3 9 .  P r o p o s e d  C o l o r  S c h e m e  M a t r i x  ( C l u s t e r )  
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Exhibit 4-40. Proposed Color/Materials – Townhome Scheme 1 (‘A’ Spanish) 
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Exhibit 4-41. Proposed Color/Materials – Townhome Scheme 2 (‘A’ Spanish) 
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Exhibit 4-42. Proposed Color/Materials – Townhome Scheme 3 (‘B’ Farmhouse) 
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Exhibit 4-43. Proposed Color/Materials – Townhome Scheme 4 (‘B’ Farmhouse) 

  



Walnut Grove Specific Plan [DRAFT] 
Version: 10.2020 

71 | P a g e  

Exhibit 4-44. Proposed Color Scheme Matrix (Townhome) 
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5. Landscape Design Standards and Guidelines 

5.1. Residential Landscape Design Standards and Guidelines 

All landscape plans and graphic designs, such as entry monumentation, shall conform to the guidelines as 
set forth herein, and shall be subject to review and approval by the City of West Covina. 

5.2. Rowland Avenue Character 

Rowland Avenue Landscape Character shall consist of the following:  

• Enhanced Entry – Where the two (2) new entry drive aisles from Rowland Avenue are constructed, 
monument signage, enhanced planting, and large specimen trees shall be provided. 

• Parkway – Where a landscape parkway is provided along Rowland Avenue, tree and shrub 
planting shall be designed to complement and blend the Walnut Grove frontage with adjacent 
properties. 

• Monument Signage – Monuments shall compliment the architectural aesthetic of Walnut Grove 
in materials and colors. Monument signage shall be visible and legible in size and color from 
Rowland Avenue while being resistant to vandalism.  

5.3. Community Open Space 

The Community Open Space Area shall consist of the following elements: 

• Enhanced Entries – Entries shall have wood overhead trellis structures to serve as portals into the 
space. There shall be two (2) entries total; one (1) at the Northeast portion and one (1) at the 
Southwest portion of the Open Space. See Exhibit 6-1 for conceptual design of this amenity.  

• Open Space Amenities  – Bench seating areas and trash receptacles shall be provided throughout 
the open space with a minimum of three (3) seating areas with bench, and trash receptacles. 

• Picnic Area -  The picnic area shall consist of a solid roof covered structure with at least one (1) 
picnic table and seating beneath.  

• Children’s Tot-Lot Area – Tot-Lot shall have play equipment designed for children 5-12 years of 
age, a swing set consisting of at least two (2) swings, bench seating for parental supervision and 
accessible surfacing. Play Equipment and surfacing shall be certified to ISO 9001 and IPEMA 
standards.   

• Open Turf Area – Turf area shall be provided to serve as an informal play area and general purpose 
use. 

• Connecting Walkways – Walkways shall be a minimum of 5’ Wide and designed to meet ADA 
Accessibility Design Standards. 

• Gang Mailbox – USPS approved Gang Mailboxes shall be provided for each residential unit and 
shall be located both in the Northeast and Southwest portions of the Open Space Area.  
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5.4. Landscaping 

Planting designs shall be compatible with existing adjacent residential neighborhoods. Tree selection shall 
help to set the landscape tone and shall be organized by primary function (i.e. Front Yard Trees, 
Streetscape, Entry Specimen Trees, Accent Trees, Screening Trees, Etc.). Shrub and groundcover plantings 
shall also be organized using similar concepts (i.e. background shrub, upright accent shrub, flowering 
perennial border, screening hedge, groundcovers shall be grouped based off water requirements and 
irrigated appropriately. See Plant Palette (Exhibits 5-7 through 5-9), Planting Zones (Exhibit 5-2) and 
Conceptual Landscape Master Plan (Exhibit 5-1) for more detailed information.  A landscape buffer 
adjacent to existing residential uses will be included along the western boundary and a portion of the 
norther boundary.  The landscape buffer is detailed in Exhibit 5-6. 

5.5. Entry Monument Lighting 

Intensely “hot” or bright lighting shall be avoided at the entry. Lighting fixtures shall be selected and 
located appropriately to avoid unwanted glare. Fixtures shall have devices to aim light downward with a 
minimum 70% cut off. 

5.6. Walls and Fences 

• Pilasters – Masonry Pilasters shall be constructed with Split Face Block with an enhanced precast 
Concrete Cap and be provided as indicated on the conceptual Wall and Fence Plan. 

• Perimeter Walls Adjacent to Commercial Area – Located at the north and east property, these 
walls shall be constructed with Split Face Block with a Precision Block Cap. 

• Perimeter Walls Adjacent to Existing Private Residents – Located at the North and West Property, 
these walls shall be constructed with Precision Block with a Precision Block Cap. 

• Perimeter Walls Viewable by Public – Walls along Rowland Avenue to the south, Pioneer Drive to 
the west and N. Eileen Street to the north shall be constructed with Split Face Block with an 
enhanced Masonry Cap. 

• Interior Walls – Interior Walls viewable from public shall be constructed with Single Side Split Face 
Block (Public Side) with a Precision Block Cap.   

• Privacy Fence – Return, side and rear yard privacy fence shall be constructed with vinyl material. 
Side yard gates shall also be constructed with vinyl material. 

Refer to Exhibit 5-4, Conceptual Wall and Fence Plan and Exhibit 5-5, Wall and Fence Details for 
additional information. 

5.7. Landscape Plans 

All landscaping shall comply with Division 1 – Water Efficient Landscaping (Section 26-750.1100) of the 
West Covina Municipal Code. A landscape architect, licensed in California, shall be retained to prepare 
planting and irrigation plans for all common areas. 
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5.8. Irrigation Design 

Irrigation for both public and private landscapes shall be designed to be as water efficient as possible and 
shall comply with the latest water efficient landscape Ordinance. All irrigation systems shall be controlled 
using automatic controllers designed to properly apply water to plant materials given the sites soil 
conditions and evapotranspiration rates. Controllers shall be connected to an automatic rain shut off 
devices and shall be capable of adjusting the program based on real time weather data. Spray systems 
shall have low-volume, matched precipitation nozzles fitted on pop-up bodies that are outfitted with 
pressure compensating devices and integral check valves. Hydrozones shall be developed to control the 
water to specific plant material and adhere to environmental conditions. Pop-up bodies shall be specified 
in areas that may experience pedestrian traffic such as walkways and separation between turf and shrub 
beds. Standard 12” high risers may be specified for areas next to buildings and where foot traffic will not 
be encountered.  

The common area on-site irrigation system will be entirely private and maintained by the planned H.O.A. 

5.9. Landscape Maintenance 

All landscaping, trees, lighting, and irrigation systems within the boundaries of Walnut Grove’s common 
areas, shall be maintained by the private Homeowner’s Association.  

5.10. Pedestrian Linkages (Street and Walkways) 

Pedestrian pathways shall be organized to promote hierarchy of circulation relative to location and use. 
These circulation paths lead users to front doors of the residences. 

• A 5’ wide sidewalk (minimum) shall be provided adjacent to street curb (6’ wide at head in 
parking).  

• A 4’ wide pathway (minimum) shall be provided between building corridors.  

• A 3’ wide pathway (minimum) shall be provided to each unit front door.  

Sidewalks and pathways shall be constructed of concrete. Pedestrian Walkways shall be clearly marked 
where they cross vehicular drives and roadways. 

5.11. Plant Palette 

The following legend gives reference to possible species used for specific conditions shown on specific 
plan exhibits (i.e. Large accent tree). Other drought tolerant trees and shrubs shall be permitted; this is 
only a sample of drought tolerant planting that could be used. For further details, refer to the Plant Legend 
in Exhibits 5-8 and 5-9. 

• Tristania conferta - Brisbane Box 
• Hymenosporum flavum - Sweetshade Tree 
• Malaleuca quinquenervia - Paperbark tree 
• Arbutus ‘Marina’ – Strawberry Tree 
• Lagerstroemia indica x fauriei ‘Arapaho’ - Arapaho Crape Myrtle 
• Cupressus sempervirens ‘Monshel’ - Tiny Tower Italian Cypress 
• Handroanthus chrystrichus - Golden Trumpet Tree 
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• Bauhinia x. blakeana - Hong Kong Orchid Tree 
• Jacaranda mimosifolia - Jacaranda 
• Prunus caroliniana ‘Bright and Tight’ - Carolina Laurel Cherry 
• Parthenocissus tricuspidita - Boston Ivy
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Exhibit 5-1. Conceptual Landscape Master Plan 
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Exhibit 5-2. Landscape Planting Zones 
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Exhibit 5-3. Conceptual Park Enlargement Plan 
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Exhibit 5-4. Conceptual Wall and Fence Plan 
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Exhibit 5-5. Wall and Fence Details 

 



Walnut Grove Specific Plan [DRAFT] 
Version: 10.2020 

81 | P a g e  

 

 

 

 

Exhibit 5-6. Conceptual Landscape Buffer Adjacent to Existing Residential 
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Exhibit 5-8. Sample Tree and Vine Locations by Zone 
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Exhibit 5-9. Sample Shrub Locations by Zone 
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6. Signage 

6.1. Signs 

This section provides standards and guidelines for the aesthetic design and quality of all signage within 
the Specific Plan area.  Signage types anticipated within the Specific Plan area include entry 
monumentation (free-standing monuments) and residential identification (wall signage).  Signage is 
intended to be clear, aesthetically pleasing, and complement the aesthetic of the overall community.   

6.1.1. Signage Design Guidelines 
Entry Monumentation Signage 
Entry monumentation signage is intended to identify the community and provide a consistent aesthetic 
within public spaces that complements the architecture of the residential units.  Monumentation signage 
is proposed at both entrances along Rowland Avenue.  Entry monuments shall incorporate appropriate 
landscape elements that complement the architecture of the signage and soften the aesthetic 
appearance.   

Sample entry monument design is shown in Exhibit 6-1.   

Private Residential Signage 
Private residential signage is limited to building identification sign such as addresses or unit numbers.  This 
signage is intended to aid with wayfinding and be minimal.  The design, materials, and colors of signs shall 
be coordinated with the design, materials, and colors of the building exteriors and other design features 
of the site on which they located.   

Private residential signage shall be flat and permanently fixed to a door or exterior wall.  No other signage 
types are permitted to identify individual units.  Signs shall be proportionately related to the scale of the 
building and the scale of the facade on which signs may be located.   

Illumination  
Signs shall be lit at night to aid with wayfinding and identification.  Signage lighting shall be aimed directly 
at the designated signage and designed so as not to negatively impact pedestrian or vehicle line-of-sight 
with unwanted glare.  
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Exhibit 6-1. Sample Entry Monumentation and Community Elements 
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7. Infrastructure, Utilities, and Public Services 
 

7.1. Purpose and Intent 

The purpose of this chapter is to identify the infrastructure, utilities, and public services required to serve 
the Walnut Grove Specific Plan.  Any development within the Specific Plan area shall pay its fair share of 
traffic mitigation measures required by the traffic study.  The following exhibits and text shall discuss 
infrastructure improvements for vehicle circulation, grading, storm drain, sewer, water, utilities, public 
services, site access and subdivision of the property.   

7.2. Vehicle Circulation 

The two primary ingress and egress points for the Project are located off E. Rowland Avenue.  An additional 
fire access point is provided from the north via the existing cul-de-sac at the end of N. Eileen Street.  A 
series of 24’ wide private drive aisles provide direct access to all units from the primary on-site 25’ wide 
loop road.  Ingress and egress to the Project and all on-site circulation patterns are shown on Exhibit 7.1. 

7.3. Grading 

Proposed grading of the site is intended to comply with City of West Covina requirements.  Site 
development includes retaining walls and perimeter walls along the west, north, and easterly property 
lines.  Due to grade differences from offsite adjacent properties, combination retaining and freestanding 
walls will be required, with a combined height between 9’ to 10’.  All retaining walls will comply with City 
of West Covina requirements.  The site generally drains from the northeast to southwest. 

7.4. Standard Urban Stormwater Mitigation Plan (SUSMP) 

The Standard Urban Stormwater Mitigation Plan was developed as part of the municipal stormwater 
program to address stormwater pollution from new developments and redevelopment projects.  The 
proposed site improvements are intended to comply with the City of West Covina and County of Los 
Angeles’ water quality SUSMP requirements and shall include a detention system with infiltration to clean 
the stormwater first flush before discharging from the project. 

7.5. Storm Drain Plan 

A private storm drain system located within the main drive aisles will convey the sites stormwater runoff 
to an underground detention system in the guest parking lot adjacent to Rowland Avenue.  Stormwater 
will infiltrate and be detained and meter the runoff onto Rowland Avenue to match historical drainage 
patterns and volumes.  In addition, stormwater from Eileen Avenue will be intercepted and re-routed 
through the onsite storm drain system.  This will allow for abandonment of the existing storm drain swale 
and easement along the westerly boundary of the site, and improved drainage for the area.  Exhibit 7.1, 
Conceptual Utility Plan, shows the layout of the proposed storm drain improvements. 

7.6. Sewer Plan 

Sewer service for the project shall be provided through the City of West Covina.  The project shall convey 
sewage through an onsite 8” PVC sewer line and 4” PVC laterals which will tie into the existing sewer main 



Walnut Grove Specific Plan [DRAFT] 
Version: 10.2020 

88 | P a g e  

in Rowland Avenue.  Exhibit 7.1, Conceptual Utility Plan, shows the layout of the proposed sewer 
improvements. 

7.7. Water Plan 

Water service for the project will be provided by Suburban Water.  The onsite water system shall be a 
minimum 8” water line that shall provide both domestic and fire service to the site.  Exhibit 7.1, 
Conceptual Utility Plan, shows the layout of the proposed water improvements. 

7.8. Utilities 

7.8.1. Electricity 
Southern California Edison (SCE) shall provide electric service to the Project Area and shall extend service 
to the Project in accordance with rules and policies for extension of service on file with the California 
Public Utilities Commission. 

7.8.2. Natural Gas 
The Southern California Gas Company shall provide natural gas service to the Project at the time 
contractual arrangements are made in accordance with Gas Company policies and extension rules and 
policies for extension of service on file with the California Public Utilities Commission. 

7.8.3. Telephone Service 
Verizon provides telephone service to the project area and shall extend service to the project in 
accordance with extension rules and policies for extension of service on file with the California Public 
Utilities Commission. 

7.8.4. Cable TV 
Charter Communications provides cable service within the City of West Covina and shall provide service 
at the time contractual arrangements are made. 

7.8.5. Internet Access 
Both Verizon or Charter Communications offer Internet service within the project area and shall provide 
service at the time contractual arrangements are made. 

7.8.6. Solid Waste 
Athens Services is contracted by the City of West Covina to provide waste hauling services within the city 
and for their material recovery facility (MRF) program.  Athens Services shall provide solid waste collection 
services to the project.   

7.9. Public Services 

7.9.1. Fire 
Fire services shall be provided by the City of West Covina Fire Department.  Per the City’s Fire District Map 
(current at the adoption of this Specific Plan), the Project will be served by Fire Station No. 3, located at 
1433 West Puente Avenue.  The Project is located approximately 2 miles (5-6 minutes) from Fire Station 
No. 3.  The Mitigated Negative Declaration (MND) for the Project, once completed, will require adequate 
fire protection services for the project pursuant to Section 1.4 of this document.   
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7.9.2. Police 
Public safety and general law enforcement services for the Project shall be provided by the City of West 
Covina Police Department. This includes patrolling services, traffic enforcement, and criminal 
investigations.  The Project is located within Service Area 1 (North) as depicted on the current West Covina 
Police Department coverage map (as of adoption of this Specific Plan). The Mitigated Negative Declaration 
(MND) for the Project, once completed, shall provide adequate fire protection services for the project 
pursuant to Section 1.4 of this document.   

7.9.3. Schools 
School services will be provided by the Covina-Valley Unified School District.  The Project will be served 
by the following schools: 

• Elementary School: Rowland Avenue Elementary School (approximately 0.4 miles away) 

• Middle School: Traweek Middle School (approximately 0.4 miles away) 

• High School: Covina High School (approximately 0.6 miles away) 

Pursuant to Government Code Section 65995, the project will be required to offset impacts to the school 
system by paying a mandatory mitigation fee per square foot, paid at the time of building permit issuance.   

7.9.4. Public Library 
The West Covina Library is part of the County of Los Angeles Public Library and is located near City Hall at 
1601 West Covina Parkway. 

7.9.5. Community and Recreation 
The City of West Covina Community Services Department manages all public park and community facilities 
within the City.  These parks and facilities provide a range of community and recreational services to 
residents.  In addition to public facilities, there are also privately run facilities that provide additional 
recreational opportunities for residents.  The City currently operates fifteen public parks and the seven 
City facilities, including community and senior centers, equestrian area, pool facilities, and a nature 
center.   

7.10. Subdivision 

Tentative Tract Map No. 83134 (Exhibit 7.2) proposes 11 single-family residential cluster lots (Lots 1 – 8, 
and 18 - 20), 9 townhome lots (Lots 9 – 17) and 9 open space/driveway lots (Lots A - I) serving the project 
that will be maintained by a Home Owners Association. 
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Exhibit 7-1. Conceptual Utility Plan 
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Exhibit 7-2. Tentative Tract Map 
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8. Administration and Implementation 
The purpose of this chapter is to provide an outline of the steps necessary to implement the Walnut Grove 
Specific Plan and applicable conditions, mitigation measures and regulations in coordination with the City 
of West Covina and other governing public agencies. This chapter is intended to address each of these 
elements for the benefit of the development team, the City and other approving agencies, and interested 
citizens. The approval of this Specific Plan, certification of a Mitigated Negative Declaration, and adoption 
of conditions of approval and a Mitigation Monitoring and Reporting Program (MMRP) will assure that 
timely mitigation of project impacts take place at the appropriate milestones and in accordance with 
project implementation.   

Pursuant to California Government Code, Section 65451(a)(4), the following describes the financing 
measures or programs necessary to finance the infrastructure and service requirements to support the 
Walnut Grove Specific Plan. 

8.1. Administration 

8.1.1. Purpose and Applicability 
All development within the Walnut Grove Specific Plan area shall comply with the requirements and 
standards set forth in this Specific Plan document and the accompanying environmental documentation, 
conditions of approval and Mitigation and Monitoring Report. Where conflicts exist between the 
standards contained in this Specific Plan and those found in the City of West Covina Comprehensive Zoning 
Ordinance or Municipal Code, the regulations and standards in the Specific Plan shall take precedence. 
Any area of site development, administration, review procedures, environmental review, landscaping 
requirements, and regulations not expressly addressed by this Specific Plan document shall be subject to 
the provisions of the City of West Covina Zoning Code, Municipal Code or General Plan, using the context 
and objectives of the Specific Plan as a guide. 5-2 April 2013 The name “Walnut Grove Specific Plan” refers 
to this specific plan document and its supporting information. The final marketing name of the project 
may differ and will be determined by the project’s Developer/Builder. 

8.1.2. Interpretation 
The development standards and regulations contained in this Specific Plan shall supersede the standards 
contained in the West Covina Municipal and Zoning Codes, except where specifically provided in the 
Specific Plan. Whenever the provisions contained in the Specific Plan conflict with the Municipal or Zoning 
Codes, the provisions of the Specific Plan shall take precedence. Any ambiguity concerning the content or 
application of the Walnut Grove Specific Plan shall be resolved by the City’s Community Development 
Department, its Director or their designee. Such interpretations shall take into account the stated goals 
and intent of the Specific Plan. If requested, the Planning Commission may review any administrative 
interpretation, subject to appeal to the City Council. 

8.1.3. Application Processing 
At the time of adoption of the Walnut Grove Specific Plan, concurrent applications shall be approved for 
overall site development, General Plan Amendment, Zone Change, and Tentative Tract Map.   
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The Application Processing Section is intended to provide the regulatory framework for any subsequent 
entitlements that shall be required and is consistent with the West Covina Municipal Code. 

8.2. Specific Plan Amendments/Minor Modifications 

8.2.1. Specific Plan Amendments 
If a project applicant seeks a modification or adjustment to the Specific Plan which is deemed by the 
Planning Division to be a substantial modification, the Community Development Director shall have the 
discretion to refer any such requests to the City’s Planning Commission for review and consideration. 
Minor modifications and adjustments to the Specific Plan may be approved by the City’s Community 
Development Director or their designee as stated in Section 8.2.2 below.  

An amendment to the Specific Plan is required if the following occur:  

a. Changes to the overall Specific Plan boundaries;  

b. A change in any other provision, purpose, or standard of the Specific Plan, which would 
significantly alter the basic intent, identity, or concepts of the Specific Plan; or  

c. An increase in the overall development density thresholds within the Specific Plan.  

An applicant may request amendments to the Walnut Grove Specific Plan at any time pursuant to Section 
65453(a) of the Government Code.  

An amendment to the Specific Plan requires public hearings, including a recommendation by the Planning 
Commission and approval by the City Council. Specific Plan amendments are governed by California 
Government Code, Section 65456, and require an application and fee to be submitted to the City’s 
Planning Division. The application shall state in detail the reasons for the proposed amendment.  

The Walnut Grove Specific Plan shall not be approved or amended unless the following findings are made 
by the Planning Commission and City Council: 

• The Specific Plan or amendment systematically implements and is consistent with the General 
Plan;  

• The Specific Plan allows for a more coordinated and cohesive development compared to what is 
allowed under traditional zoning classifications; and  

• The Specific Plan or amendment provides for the construction, improvement, or extension of 
transportation facilities, public utilities and public services required for the long term needs of the 
project and/or other area residents and complement the orderly development of the City of West 
Covina.  

If the proposed amendment requires additional environmental analysis pursuant to the California 
Environmental Quality Act (CEQA), the applicant(s) for the proposed amendment are responsible for all 
fees and costs associated with the preparation of any necessary CEQA documentation. 
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8.2.2. Minor Modifications 
In order to provide flexibility to the project review process, the Planning Division, without a public hearing, 
may approve through a Minor Site Plan Review any minor adjustments to the project of a development 
standard for yards, setbacks, and architecture.   

The Community Development Director or their designee may allow minor modifications or adjustments 
to the Specific Plan through an administrative review process, so long as those minor modification and 
adjustments are consistent with the intent of the Specific Plan. 

Minor modifications may be warranted to accommodate changes resulting from final design and 
engineering that cause adjustments in roadway alignments, location of utilities or other infrastructure, 
development of innovative product design, or other similar modifications deemed to be minor. 

Minor modifications or technical adjustments may include, but are not limited to the following:  

a. Modifications necessary to comply with final Conditions of Approval or mitigation measures;  

b. Addition of information to the Specific Plan (including maps or text) for purposes of clarification 
that does not change the intent of any plan or regulation, as well as correction of any clerical or 
grammatical errors;  

c. Adjustments to the alignment, location and sizing of utilities and facilities or a change in utility 
and/or public service provider may be approved by the City’s Engineering so long as the 
adjustments or changes are found to be in compliance with applicable plans and standards of the 
agency responsible for such utilities and facilities;  

d. Minor adjustments to any of the development standards or regulations such as modification of 
wall heights for noise attenuation purposes, modification of allowable encroachments into 
setbacks, etc. that are specifically allowed under the Development Regulations of this Specific 
Plan; 

e. Minor changes to landscape materials, wall materials, entry design, and streetscape design which 
are consistent with the design criteria set forth in the Design Guidelines of the Specific Plan;  

f. Minor changes to the architectural or landscape design guidelines, which guidelines are intended 
to be conceptual in nature and flexible in implementation; and 

g. Modification of any design element in this Specific Plan that improves circulation, reduces grading, 
improves drainage, improves infrastructure, or provides similar utility and reduces operations and 
maintenance costs. 

The minor modifications described and listed above are not comprehensive. Any modification that is 
deemed by the Community Development Director to be in substantial conformance with the purpose and 
intent of the Specific Plan shall be permitted. The documentation of substantial conformance may include 
text and/or maps which describe the nature of all proposed modifications or adjustments to the Specific 
Plan. This application of substantial conformance with the adopted Specific Plan shall undergo any 
necessary technical review by City agencies or departments as the Community Development Director or 
their designee deems necessary. 
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8.2.3. Appeals 
An appeal of any determination, decision, or requirement of City staff or the Planning Commission shall 
be made in conformance to the appeal procedures established by the West Covina Municipal Code. 

8.3. Infrastructure and Public Service Financing Plan 

8.3.1. Infrastructure 
All private infrastructure improvements shall be funded entirely by the developer of the project.  Public 
improvements shall be conditioned to be completed by the developer as determined appropriate by the 
City.  The developer shall pay any applicable fees to the City of West Covina or other agencies if required 
for connection and/or capacity expansion fees (or other similar fees).  The City of West Covina shall ensure 
and the Developer shall install adequate facilities available to serve the project prior to the issuance of an 
occupancy permit for any portion of the project.  
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