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Cameron 2 - West Covina, CA

MLC Holdings, INC.
Project No.: MLC02
Date: Oct. 05, 2020

1st City Submittal

Community seating area with bench seating, dog-bag station, and specimen trees.
Six community cluster mailboxes and two parcel lockers, per USPS review and approval.
Proposed wall, pilaster, gate or fence, per Wall & Fence Plan.
Proposed tree, per Planting Plan.
4' wide community natural colored concrete sidewalk, with light top-cast finish and saw-cut
joints.
Accessible parking stall and striping, per Civil plans.
Guest parking stall.
Natural colored concrete driveway, with light broom finish and tooled joints.

LEGEND

16.

Private patio area, homeowner maintained.
Common area landscape, builder installed and HOA maintained.
Community dog bag station (black in color), for pet owners.
Property line, per civil plans.
Proposed public street sidewalk ROW, per Civil plans.
Transformer to be screened with landscape, quantity and final locations TBD.
Large decorative planters.
Proposed entry sign, per wall and fence plan.
5' square enhanced paving node at courtyard entrance.
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*Images herein are conceptual in nature and subject to change.
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Property Information

•	 APN: 8468-015-010 & 
8468-015-024

•	 Street Address:  
1600 & 1616 West Cameron Avenue
West Covina, CA 91790

•	 Existing Use: Office
•	 Proposed Use: Residential 

•	 Existing General Plan Designation:  
Neighborhood Medium

•	 Proposed General Plan Designation: 
Neighborhood High 

•	 Zoning Designation:  
T-4: General Urban 

•	 Property Owner:
First Financial Federal Credit Union
1600 West Cameron Avenue  
West Covina, CA 91790

Plan Mix 

•	 Plan 1 (1210 SF, 2 bedrooms): 24 homes
•	 Plan 2 (1500 SF, 3 bedrooms): 30 Homes
•	 Plan 3 (1796 SF, 3 bedrooms): 30 Homes
•	 Total: 84 Homes

Code Analysis

Design Team

•	 Applicant:
MLC Holdings
5 Peters Canyon Road Suite 310
Irvine, CA 92606
Ph: (949) 372-3309

•	 Architect: 
Kevin L. Crook Architects, Inc. 
1360 Reynolds Avenue Suite 110 
Irvine, CA 92614 
Ph: (949)660-1587

•	 Civil Engineer: 
Blue Engineering & Consulting, Inc, 
12223 Highland Avenue #106-594 
Rancho Cucamonga, CA 91739 
Ph. (909) 248-6557 

•	 Landscape Architect: 
Studio PAD, Inc. 
23276 S. Pointe Dr., Ste. 103 
Laguna Hills, CA  92653 
Ph: (949) 770.8530 

 

No. Standard Required Provided
4.2B Setbacks

Primary Street (W. Cameron Ave.) 0’ Min/10’ Max 7.0’ Max
Side Street 0’ Min/10’ Max N/A
Side Yard (interior) - NW and SW Boundary 0’ Min 7.2’ Min.
Rear yard with Alley - SW Boundary 50’ 50’

4.2C Building Type, Height and Lot Size

Building Type Flex, Court, Hybrid Court, Liner, Rowhouse, 
Live-Work Rowhouse

Rowhouse Height
1-3 stories/24’-40’

25’ within 50’ of SFR
35’ within 100’ of SFR

3 stories
34’10” within 50’ of SFR

38’6” max with stoop at frontage2

First Floor Height 12’ 10’ (Not including Stoops)
Second Floor Height 10’ 10’
Lot WxD 125’/125’-110’ N/A 

4.2D Parking

Required Parking 2 per unit = 168 Total

168 garage spaces
+ 14 parallel

 1 ADA 
= 183 Total

Parking Location 30 feet from Primary Street (West Cameron)
5 feet from rear and side property line

No parking proposed at Primary Street
Parking setback 7’ from rear PL

4.2E Frontage Types
Frontage Type Forecourt, Shopfront, Stoop, Gallery, Arcade Stoop

5.2C Rowhouse 
Lot Size 125 x110 to 125 x125 N/A 
Pedestrian Access Primary Street Primary Street
Frontage Porch, Stoop, Dooryard Stoop
Vehicle Access & Parking Enclosed, covered, or open Enclosed (garage) and open

Individual Rowhouse Width 12’-36’
(see footnote 1)

Plan 1 = 25’
Plan 2 = 16’ 
Plan 3 = 16’

Private Open Space -  
Minimum Area

100 SF Min. Plan 1 = 140 SF
Plan 2 = 101 SF
Plan 3 = 101 SF

Private Open Space -  
Minimum Dimension

8’ min dimension for ground floor space
6’ for upper floor space 

(see footnote 1)

6’ min dimension upper floor decks 
(Please refer to floor plans)

6.1C Stoop

Size 5’ min 
(see footnote 1)

5’-6’ depth
5’-16’ width

Finish level above sidewalk 18” min. 20” min.2

1.	Pursuant to Proposed Code Amendment
2.	Maximum height may vary at final but shall meet the minimum required
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 Project Summary

•	 Total Net Site Area: 3.25 Acres
•	 Number of Homes: 84
•	 Density: 25.8 Homes/Acre
•	 Occupancy: R3 Townhome/U
•	 Type of Construction: VB
•	 Sprinkler System: NFPA 13D
•	 Number of Stories: 3

PROJECT SUMMARY
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Urban Streetscene
•	 Three story townhomes create an urban 

street wall, defining the street edge and 
enhancing the pedestrian experience. 

•	 Contemporary architectural design, 
consistent with the adjacent community, 
provides a strong front door presence to 
activate the public realm and create an 
inviting and engaging streetscene.

•	 Stoop frontage elevates windows and 
entries to establish a transition between 
the public and private realm, enhance 
residential entries, and maintain 
resident privacy.

Enhanced Community Entry
•	 Focal point trees
•	 Large Decorative Planters
•	 Community Signage

Paseos
•	 Walkway provides access to front 

doors.
•	 Private patios provide additional private 

open space.
•	 Landscaping to emphasize front door 

entries and enhance the pedestrian 
experience

Three-Story Townhomes
•	 84 two and three bedroom homes
•	 Upper story decks and patios provide 

private outdoor space.
•	 Garages provided in side-by-side and 

tandem configurations.

•	50-foot Building Setback
•	 Buildings are setback to maintain the 

privacy of neighboring single-family 
properties.

•	 Perimeter wall with landscape 
screening preserves neighbor privacy.

•	 Open parking located at rear of site and 
behind buildings to screen it from West 
Cameron Avenue.

•	 Includes pet area, seating, and 
community mailboxes

West Cameron Avenue
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SHEET S-3DIMENSIONED SITE PLAN

Legend
C-C	 Curb to Curb Dimension

G-G 	 Garage Door to Garage Door 
Dimension

ADA	 Accessible Unit

Upper	 Upper Floor Cantilever to 
Cantilever Dimension

Typ.	 Typical Dimension

Min. 	 Minimum Dimensions

Max.	 Maximum Dimension

	 Air Conditioning Condenser 
(see Sheet L-2 for Screening)
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Residential Cart Assumptions
· Assumes two 96 Gallon Carts per unit

(trash/recycling + green waste)
· Carts shown with a minimum of one-foot

between each cart on collection day
· Carts will be stored in garages in a dedicated

space free and clear of required parking
spaces or in rear fenced yards

· Green waste, which will be generated by
common area landscaping to be hauled away
by HOA's landscape maintenance provider.
Townhomes may be reduced to one cart
(trash/recycling) only if desired.

Typical Cart and Staging Detail
Not to Scale

26"

34
"

12"

26"

Trash/
Rec

Green

Curb

Legend

Truck Route (26-foot 
Curb-to-Curb with 19' inside 
radius/45' outside radius)

Two Carts (See Detail Below)
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2nd Floor

1st Floor

3rd Floor

2nd Floor

1st Floor

3rd Floor
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Architect
PLANNING + ARCHITECTURE

12 PLEX - SECTION B (PLAN 2)
0 2 4 8

10 PLEX - SECTION A (PLAN 2)
NOTES:
Stoop ranges from 1'-8" to 3'-1"
Preliminary - not for construction.
Final dimensions may vary
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PROJECT 20058
CREATED 9/22/2020
CClliieenntt  RReevv 1111//99//22002200

SSCCHHEEMMEE  22 SSCCHHEEMMEE  33

STUCCO 1 1572 1572 STUCCO: OMEGA
STUCCO PAINT MATCH*** SW7757 HIGH REFLECTIVE WT SW7757 HIGH REFLECTIVE WT PAINT: SHERWIN WILLIAMS

STUCCO 2
SW7072                             
ONLINE

SW7740                            
MESSENGER BAG ROOF: GAF TIMBERLINE

LLAAPP  SSIIDDIINNGG
SW7075                             

WEB GRAY
SW2816                                         

RKWD DARK GREEN BRICK: ELDORADO

FASCIA / TRIM / 
GARAGE DOORS

SW7757                              
HIGH REFLECTIVE WHITE

SW7757                                   
HIGH REFLECTIVE WHITE

FRONT DOORS
SW2854                       

CARIBBEAN CORAL 
SW2858                        

HARVEST GOLD
ROOF: REFLECTOR 
SERIES PLUS

STONE GRAY PLUS SAGEWOOD PLUS

BRICK: TUNDRA IRONSIDE RIVERBED

ALL FLASHING, GUTTERS, DOWNSPOUTS ETC. TO BE PAINTED TO MMAATTCCHH ADJACENT SURFACE.

*** For photoshop renderings only, do NOT use in the field
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CAMERON II
WEST COVINA, CA NOV. 11, 2020

#20058

DIGITAL COLOR BOARD
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*COLORS MAY VARY DUE TO SCREEN AND PR INTER CAL IBRAT ION. 

REFER TO PAINT  CHIPS  AND MATER IALS  BOARDS FOR ACTUAL COLORS.

COLOR BOARD 

CAMERON II
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WALL LEGEND

±7'-0" High existing metal fence (to be painted black).

6'-0" High split-face CMU wall, with 4" high split-face CMU cap (tan color).

3'-6" High stucco patio wall, with flat stucco cap (color to match adj. building).

±6' to 3'-6" (varying) Height stucco entry / planter wall, with flat stucco cap (color to

match adj. building).

3'-6" High metal accent screen.

6'-6" High (16" sq.) split-face CMU pilaster, with 4" high split-face CMU cap (tan color).

3'-6" High metal patio gate (black paint color).

±3' High decorative pot on stucco pedestal.

Entry accent monumentation / wall with signage.

ADA Path of Travel.

CAMERON 56
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Schematic Wall & Fence Plan

Cameron 2 - West Covina, CA

MLC Holdings, INC.

Project No.: MLC02

Date: Feb. 2, 2021

3rd City Submittal
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*Images herein are conceptual in nature and subject to change.

NOTES:

1. Graffiti-resistant coatings shall be used on all

walls, fences, sign structures, glass panels or

similar structures to assist in deterring graffiti.

40'

Scale: 1" = 20'

0 20'10'6784
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Type/Form

Cupressus sempervirens (Italian Cypress)

PLANTING LEGEND

Symbol

Specimen

Street

Columnar

Trunk

Natural

Single

Columnar

Botanical Name (Common Name)

Suggestions

Tristania conferta (Brisbane Box)

Olive sp. (Field Grown Olive)

Arbutus unedo (Strawberry Tree)Evergreen Multi

Flowering

Medium Geijera parvilflora (Australian Willow)

Evergreen
Single

Size

B&B

24" Box

15 Gal

24" Box

24" Box

TREES

Canopy Single 24" Box

Deciduous

Low

Low

Medium

Qty.

Platanus racemosa (California Sycamore)

Low

Low

Medium

Wucols (R3)

TOTAL = 111

Magnolia g. 'Little Gem' (L. Gem Magnolia) Single 36" Box LowFocal

2

3

8

8

42

4

3

Lagerstroemia i.xf. 'Arapaho' (Crape Myrtle)Deciduous Single/

Flowering

15 Gal Medium 16

PALMS

Phoenix dactylifera (Date Palm)Vertical Single 10' BT Low 4
Syagrus romanzoffiana (Queen Palm) Low

Prunus c. 'Bright 'N Tight™ (Carolina Laurel) Medium

(10'x10')

City Liriodendron tulipifera (Tulip Tree)
Parkway Single 24" Box Low

*Final selections per City of West Covina Stds. 16

Multi

Conceptual Planting Plan

Cameron 2 - West Covina, CA

MLC Holdings, INC.

Project No.: MLC02

Date: Feb. 2, 2021

3rd City Submittal

NOTES:

1. Irrigation (including spray and/or drip) will be provided, in the

Construction Document phase, and to be installed per local California

water regulations (AB1881) .

2. Transformers, back-flow preventers & other above-ground utilities to

be screened with landscape as permitted per local codes &

regulations.

3. The plant palette listed provides a list of plant material to select from

when preparing final landscape construction documents for this

project. However, substitutions may be required due to availability,

soils tests, or other conditions.

4. All trees within 5' of hardscape to be installed with deep root barriers.

Salvia sp. Sage

VINES & ESPALIERS

Bougainvillea 'Monka' Bougainvillea

Macfadyena unguis-cati Cat's Claw Vine

(Oo-La-La® Bougainvillea)

Trachelospermum jasminoides Star Jasmine

Low

Low

Med Rhaphiolepis indica 'Clara"

Ligustrum japonicum "Texanum"

SHRUBS and GROUND COVER

Agave sp.

Aloe sp.

Bougainvillea sp.

Carissa m. 'Green Carpet'
Lavandula stoechas 'Larkman Hazel'

Rosmarinus p. 'Huntington Carpet'

Chamaerops humilis

Xylosma congestum 'Compact'

Anigozanthos

Carex divulsa

Muhlenbergia rigens

Kalanchoe thyrsiflora

Delosperma cooperi

Callistemon citrinus 'Little John'

Cordyline 'Pink Passion'

Dasylirion longissimum

Westringia sp.

Dianella revoluta 'Little Rev'

Yucca gloriosa

Low

Low

Low

Low

Low

Low
Low

Low

Low

Low

Low

Low

Low

Low

Low

Low

Low

Low

Low

Low

Low

WUCOLS (R3)

India Hawthorn

Japanese Privet

Agave

Aloe

Bougainvillea

Dwarf Natal Plum
Hazel™ Spanish Lavender

Groundcover Rosemary

Mediterranean Fan Palm

Compact Xylosma

Kangaroo Paw

Berkeley Sedges

Deer Grass

Flapjack Paddle Plant

Trailing Ice Plant

Dwarf Bottlebrush

Pink Passion Dracaena Palm

Mexican Grass Tree

Westringia

Little Rev™ Flax Lily

Spanish Dagger

Low

WUCOLS (R3)

40'

Scale: 1" = 20'

0 20'10'

Cameron 56 streetscape tree well

design and trees carried over

along our frontage.

SHRUBS and GROUND COVER WUCOLS (R3)

SHRUBS and GROUND COVER WUCOLS (R3)
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Conceptual Photometrics Lighting Plan

Cameron 2 - West Covina, CA

MLC Holdings, INC.

Project No.: MLC02

Date: Feb. 2, 2021

3rd City Submittal

NOTES:

1. Site lighting & landscape up-lights, down-lights, path lights/bollards, etc.) to be shielded to not

allow more than .01 foot-candle beyond property line when adjacent residential dwellings.

2. Landscape lighting (landscape up-lights, path lights/bollards, etc.) to be coordinated with Electrical

Engineer in future phase.

*Conceptual images (provided herein are conceptual and subject to change)
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*NOTE: ALL SCHEDULES ARE SHOWN AT 10 SCALE
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BENCHMARK
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OWNER:
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EARTHWORK QUANTITIES
CUT FILL  NET
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