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Case No.: 7 13.3333 MAJ, 7.1320 AMM and.TTM 36185

Application Type: Major Architectural Application, Admlnistratlve Minor Modtflcat[on
and Tentative Tract Map

Location: - | 3130 North Indian Canyon Drive
Applicant: Comrhunify Dynamics Iné.
Zone: _ R-2 Multi-Fami[y Residential
General Plan: Mixed Use/Mulii-Use
APN: 501-031-.028
From: Craig A. Ewihg, AICP, Director of Planning Services

Project Planner:  Ken Lyon , Associate Planner

PROJECT DESCRIPTION

An application by Commun'ity Dynamics, Inc. requesfing approval of a Major

- Architectural Application, an Administrative Minor Modification and a Tentative Tract

Map for condominium purposes to construct a 51-unit moderate income for-sale
condominium town-home development. The project features -off-street parking and
landscaping on an approximately 3.6 acre parcel owned by the City's Redevelopment
Agency at the southeast corner of San Rafael Drive and North Indian Canyon Drive.

The project, which was previously submitted as Planned Development District (PDD) B

-5.1231, has been revised and is no longer required to be submitted as a PDD.

RECOMMENDATION

That the Planning Commission approves Case 3. 3333 MAJ, 7. 1 230 AMM subject to the
attached Conditions of Approval and recommends approval of Tentative Tract Map
36185 by the City Council subject to Conditions of Approval.
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PRIOR ACT!O_NS TAKEN ON THE PROJECT

On August 19, 2008, Pre-application 08-006 was processed by the Planning
Department for proposed 52-unit for-sale condominium development at 3130 North
indian Canyon Drive.

On April 20, 2009, the Architectural Advisory Committee (AAC) re\newed the proposed
project and voted 5-0-1 (Parker absent) to restudy the project.

On June 8, 2009, the applicant submitted a revised design. The Architectural Advisory
Committee evaluated the revised project and voted 3-0-1-2 (Motion O’Donnell/second
Sahlin) (Hudson, Ortega absent, Parker abstained, Cohen voting to make a quorum) to
recommend approval of the project subject to the following conditions:

1 Create a pedestrian walkway between the back-to-back patlos with access
gates into each patio.

2 Reduce the parapet heights at least 9 to 12 inches to reduce the top heavy
appearance of the buildings.

On September 3, 2009, the applicant resubmitted the project as a Planned
Development District seeking relief from certain development standards.

On October 14, 2009, the Planning Commission reviewed the project and voted 6-1 to
continue the project requesting the applicant consider the followmg de5|gn rews;ons and
return to the AAC for review and recommendation:

» Revise the parking from one smgle lot to distributed parking areas closer to the
individual units.
Consider less density.

+ Vary the building heights (create portlons that are one story-and two stories in
height).

¢ Seek and incorporate community concerns and mput

On January 27, 2010, the Planning Commission reviewed a Request for
Reconsideration by the applicant. At this hearing the applicant requested the Planning
Commission reschedule a hearing on the project as previously submitted, to a date
certain. The Planning Commission voted 6-1 directing staff to return the project to the
Commission and notice a public hearing for an undetermined date.

-On April 12, 2010, the Architectural Advisory Committee reviewed specific changes

made on the project including the following: :
“Changing the six easternmost units from two-story to one- story units,

* Relocation of the trash enclosures,

e The addltlon of Ilght shields on the eastemmost carports,
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» incorporation of pedestrian pathways and trees between the rows of back-to-
back patios, and 7 ,
» Incorporation of fixed obscure glass on the second floor easternmost windows.

Staff will report the actions of the AAC’s April 12, 2010 meeting at today’s hearing.
BACKGROUND AND SETTING

The proposed muiti-unit residential condominium project is located on an approximately
3.6 acre vacant parcel at the southeast corner of North Indian Canyon Drive and San
Rafael Road. The parcel is essentially flat with a variety of scrub vegetation. It was
purchased by the City’'s Redevelopment Agency several years ago for the purpose of
developing affordable housing. The site was previously graded for a low-income
housing project called “Garden Springs” but construction was halted. The site is located
in an area of single family and multi-family residences. There is a scattering of
commercial/industrial uses northwest of the site. The project application is in response
to a Request for Proposal from the City's Community Development Agency to produce
at least 30 affordable housing units on the site.

- The table below denotes the Zoning, General Plan and existing land uses surrounding
. the parcel.

Table 1.0; Surrounding land uses, General Plan, Zoning

General Plan Zone Land Use '

North MDR (Medium PDD Multi-Famity Residential {Palermo Development (Case
Density Residential) . | 315 5.1029) wicommercial uses at the immediate corner

South | MDR R-2 Muiti-Family Residential (Sunnyview Villas)

East VLDR (Very Low R-1-C Single Family Residential (Racquet Club Estates
Density Residential) Neighborhood Association)

Woest Mixed/Multi Use, R-1-A, Vacant (scattered single family residential) (Racquet Club -
Estate Residential, RGA-6 | West Neighborhood Association)
Low density resid. &R-2 :

The project site is located along North Indian Canyon Drive, a major thoroughfare and
designated truck route which generates a significant amount of road noise’.
Immediately to the east, are six architecturally significant single family “Wexler Steel
Homes” which are designated Class 1 Historic Sites. The neighborhood to the east is
essentially built out with single family residences on quarter acre lots. To the west is a
neighborhood of estate residential lots with a scattering of built homes and some vacant
lots. Sunnyview Villas, a low-income rental apartment complex, is located to the south.
To the north is the recently constructed condominium development called Palermo. The
‘Palermo project was approved with approximately 10,000 square feet of commercial
retail uses at the northeast corner of San Rafael and Indian Canyon Drive that have not

! The speed limit on this section of Indian Canyon Drive is 45 mtles per hour and this is a demgnated
. Truck Route in the City’s General Plan Circulation Element. . : :
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- yet been constructed. This area of the City is exposed to very high winds and blowing
sand.

PROJECT DESCRIPTION:

The proposed prOJect is comprised of 51 residential town- home condominium units
within nine buildings?. Six of the buildings contain six to eight units each and three of
the buildings contain two to three units. The buildings are configured to create three
common-use courtyards and individual outdoor patios for each unit. There are six, two-
bedroom units at approximately 1,000 square feet each; twenty-four, two-bedroom units
at approximately 1,200 square feet each; and twenty-one, three-bedroom units
approximately 1,500 square feet. The units are intended to prowde moderate income
for-sale units W|th a prlce range between $237,500 and $267,500.

Site Plan Concept: The project has been designed with the front doors of the units
facing the courtyards as a means of encouraging interaction among residents and to
provide a sense of community within the complex. In doing so, roughly half the back
yard patios are oriented toward the surrounding streets and the remaining units have
patios in a “back-to-back” configuration. The applicant incorporated a recommendation
from the AAC and added a common-access pedestrian sidewalk and trees between the
back-to-back patios to provide direct pedestrian access to the patio and kitchen areas
from the parking lot.

Roughly twenty-two of the units have their back patios facing north. The applicants’
shade studies indicate that these patios will likely be entirely in shade during the winter
months. In response to winter shade concerns by the Architectural Advisory Committee
during the pre-application process, these particular units are also provided with small
front yard patios facing south. These patios are surrounded with low, two foot high
- masonry walls. These “front porch patios” face the three courtyards and are intended to
provide a sense of social and community connection between the residents. Similar
patios can be seen in the Sunnyview apartments to the south of the proposed

development.

Landscaping: The project proposes a drought tolerant landscape palette in a
contemporary, geometric arrangement. The proposed plant material requires minimal
" maintenance and provides areas of shade, color, and texture. Landscape material
along the east property line is designed to provide visual separation and privacy
between the R-2 structures on the site and the homes and yards of the adjacent R-1
zone, once it is mature. Minimal turf is proposed in the courtyards for recreational
purposes and “smart controllers” are proposed to avoid watering during times of natural

precipitation.

? Addendum 1 of the City's RFQ for developer selection clarified that the prospective developer may
_ propose as few as 30 units, but is also free to propose to develop up to the maximum unit density allowed
by the zone, (in this case 53 units}). This developer proposed 51 units.
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Parking. A 116-car parking lot (102 spaces are provided with carports) is located on the
east half of the site and is separated from the courtyards and buildings by a meandering
drive aisle that is accessed from Simms Road and San Rafael. The carports vary in
height between 8-68" and 9-6” in height in order to break up the long horizontal
rooflines. Low-profile *flat-to-the-roof” photovoltaic panels are proposed on one set of
westernmost carports to power the common area lighting and power needs of the
complex. Open landscaped walkways also break the carports into smaller clusters. In
response to concerns about light spillage from the carports into the back yards of the
~ adjacent single family homes to the east, the applicant has added vertical light shields
on the eastern side of the last row of carports to prevent light from spilling into the
adjacent residences at night.

Fourteen guest parking are provided and accessible parking is provided that conforms
to the Zoning Code.

The site is not gated or walled, but a series of masonry walls around the individual

patios and at the ends of the carports provide a sense of enclosure around the

perimeter of the site. Two trash/recycling enclosures are provided within the parking
~area. Based on input from the community, the applicant relocated the trash enclosures

further away from the adjacent single family residences that are east of the project site.
Sidewalks are proposed along the perimeter street fronts, around the perimeter of the
courtyards, and along the internal driveway and parking lot.

in response to Planning Commission comments, the applicant studied alternative site
designs to break up the parking and place it closer to the respective units; however
reductions in unit count, loss of outdoor recreational space and unacceptably tight
- vehicular maneuvering areas in motor courts resulted. Therefore the apphcant decided
to retain the current layout. - :

Open Space: Open space is provided in three common area courtyards that are -
created between the rows of town-homes. These contain covered barbeque areas and
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one water play area for children in the center eourtyard. Areas for construction of future
swimming pools are identified in the two smaller courtyards but for now, these are
proposed as landscaped, grassy play areas.

Setbacks. The setback along San Rafael is considered the front yard setback. It is
proposed at 24 feet. The proposed buildings are also 24 feet from the property line
fronting Indian Canyon Drive and 24 feet from the property line fronting Simms Road.
The six longer buildings are sited in an east west orientation. Four of the buildings are -
approximately 147 feet from the east property line to the two story part of the buildings.
Two of them are approximately 131 feet from the east property line to the two story part.
The remaining three buildings are approximately 186 feet from the east property line.
The average setback of the two story buildings from the east property line that abuts the
adjacent R1 zone is an average of 155 feet. This conforms to the reqwrement of PSZC
‘Section 92.03.03(E)(2) and is discussed in more detail below..

Architecture: The architecture of the buildings is comprised of simple contemporary
volumes using muiti-colored muted tones of stucco and brightly colored front doors that
differentiate one unit from the other. The back of the buildings are articulated with deep
window insets with accent colors that give the buildings a fresh, modern appearance.
The parapet height and surface of each unit are varied and create visual separation
between units. - Thin metal sun shades are proposed over some of the windows, while
others are set back into the fagade to protect them from the direct impact of the sun.
The back yard patios are enclosed with six foot high masonry walls in a stack bond
- appearance. The patios facing Indian Canyon Drive are designed with seven foot high
masonry walls and seven foot high solid gates to mitigate road noise in those particular
patios. All the buildings are proposed with various sustainability features including
photovoltaic (PV) panels to power the common interior areas and circuitry to
accommodate future PV's for the individual units. In response to privacy concemns of
the adjacent single family homeowners, the glazing in the second story, east-facing
- windows of the easternmost units will be fixed obscure (frosted) glass. The design is
anticipated to exceed Title 24 standards by approximately 25%. Bicycle racks are
integrated in the site plan as well. '

ANALYSIS:
GENERAL PLAN ANALYSIS:

The project is located in an area designated as “mixed use/multi-use” on the General
Plan. The General Plan describes mixed use as follows:

(GP page 2-7) “Specific uses intended in these areas include community-

serving retail commercial, professional offices, service businesses,
restaurants, daycare centers public and quasi-public uses. Residential
Development at a maximum density of 15 du/acre is permitted; planned
development djstricts may allow residential densities up to 30du/ac and also
ensure that all proposed uses are properly integrated and allow the
implementation of development standards that are customized to each site.”
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The specific mixed use area in which this project is located is “The Indian Canyon Drive
and San Rafael Road Mixed Use area”. The General Plan describes it as follows:

“The northwest corner of Indian Canyon and San Rafael is characterized by -
a coflection of small industrial businesses, multifamily residential uses and

- several vacant parcels. This area provides a prime opportunity to introduce
a mixed-use area that contains uses that would be complementary to and
supported by a higher education campus, which is proposed a block north
of this area.”

The project does not propose a mix of uses; rather, it proposes a development of only
residential uses. - The General Plan does not require that a project include a mix of
uses, only that it is encouraged. Interconnecting residential and commercial uses
through pedestrian linkages is encouraged. Development of facilities and gathering
places that provide for the social and health needs (daycare centers, social-service
providers, medical facilities, etc) are also encouraged, but not required.

The project proposes 51 residential units on 3.6 acres, or roughly 14.1 du/acre and thus
conforms to the General Plan density limit of 15 du/acre for Mixed Use areas.

The project is consistent with the following policies of the City’'s General Plan:

Policy LU8.1: "Encourage new mixed-use/multi-use developments in areas that
are currently vacant or underutilized”

The project proposes a residential development on a vacant site within a de3|gnated
mixed-use/multi-use area. : :

- Policy LU8.7: On-site parking is encouraged to be accessed from side streets or
public alleys to minimize traffic impaots on major streets...”

The project provides access to the on-site parking lot from entry pomts on the side
streets of Simms and San Rafael which abut the prolect site.

Action item HS1.3 "Continue to offer fmanc:al mcenhves for the productlon of
affordable housing”.

" The Redevelopment Agenoy has prowded the parcel to the applicant for the express
purpose of developing affordable housing.

Action item HS3.1 “Provide home ownership ass.rstance for moderate income
households”

Through the provision of the land at no cost, the Redevelopment Agency has aSS|sted '
-the developer in creating moderate income housing units for purchase
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Policy CD3.3 “Ensure that nodes and activity centers are provided with
appropriate pedestnan amenities such as shade structures, seatmg, bike racks,
drinking fountains...

The project as p'roposed provides three courtyards for recreational use by the residents
of the development. These include shade structures, seating, barbeque facilities, a
ch.ildren's water play feature, and provision for future swimming pools.

Policy NS1.7 Allow new developments in areas exposed to noise levels greater -
than 60 dB CNEL only if appropriate mitigation measures are mcluded such that
applicable noise standards are met

The project is located along a portion of North Indian Canyon Drive that is designated
as an enhanced landscape corridor in the City's General Plan Circulation Element’. A
condition of approval to construct a landscaped median island is included in the
conditions for this project.

North Indian Canyon Drive is designated a major thoroughfare that is also a truck route
in the City's General Plan. The outdoor patios and other outdoor living space along the
west side of the parcel are located in a portion of the site that is predicted in the City's
General Plan Noise Element to be exposed to 70 dB CNEL noise levels. The applicant
has secured the services of a licensed acoustical consultant to evaluate the potential
impacts of road noise on the proposed outdoor patios (letter attached). The consultant
has concluded that the noise impacts can be reduced to less than significant levels
(65dB CNEL is stated in the General Plan as an acceptable noise level for multi-family
outdoor spaces) by constructing the perimeter patio walls and solid gates to a height of
7 feet. The maximum height of such walls pursuant the Zoning Ordinance is 6 feet, thus
the added height is a development standard for which the AMM seeks relief. The
proposed project has incorporated these seven foot high masonry walls into the base
design scope, therefore, no further mitigation measures are necessary.

The Regional Housing Needs Assessment Goals (“RHNA”). The State of California,
through the regional associations of governments, makes periodic projections of
affordable housing needs throughout the state. The Southern California Association of
Governments (SCAG) has the task of assigning “fair share goals” to Cities and Counties
in its jurisdiction. The City of Palm Springs ‘RHNA goals” include the production of 421
moderate income housing units during the planning period 2006 to 2014. The 51
moderate income units proposed in this application will count toward Palm Springs
efforts to encourage the production of affordable units during this planning period. -

Based on the above analysis, staff has concluded that the proposed project is
conS|stent with the General Pian. : :

3 That portion of North Indian Canyon Drive from Vista Chino Road north to Sunrise Parkway (at the
Whitewater River wash} is designated as one of the City’s enhanced landscape corridors. '
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Table 2 shows the development standards and the proposed project parameters. The
applicant is seeking reduced setbacks along Indian Canyon Drive, San Rafael Road,
and the east interior side yard. The amount of setback relief sought can be evaluated
using the findings of PSZC Section 94.06.01 “Administrative Minor Modification”.

Table 2.0: Zone R-2 Development Standards

R-2 Development 'Standards

Propoéed Development

from adjacent
zZones.

landscaping between R-1 & R-2.

Lot Area 20,000 square feet 158,058 square feet 3.63 ac.)
. - ' (conforms)
Lot Width 170 Feet 266 Feet (conforms)
Lot Depth . 150 Feet 551 Feet (conforms)
Yards between | 150’ when R-2 zoned property Nine - 2 story buildings, an
R-1 and R-2 abuts R-1 zoned property, for average of 155 feet from the
zones structures greater than fifteen (15) | east of the site. (conforms)’
feet and more than one (1) story '
Density 3,000sf of lot area/unit 3,099 sf of lot area/unit (51
: Units) (conforms)

Building 24 Feet (two stories) - 24 feet (conforms)
Height - -
Front Yard | 30 Feet | 24 feet (requires AMM
(San Rafael : approval to conform)
Road) ' _ .

. | Side Yard 30 Feet (side fronting a major 24 feet (requires AMM

| {N. Indian ‘thoroughfare) approval to conform)
Canyon)
Side Yard 10 Fest 8 feet to carports (requires
(interior east AMM approval to conform)
side yard) _ '

| Rear Yard 15 Feet 24 feet (conforms)

(Simms Road) | B '
Landscape | 50% of the site area shall be usable | 50% - (conforms)
Open Space open space. _ _
Lot coverage | Not to exceed 30% 24% - (conforms)
Separation 6 ft. high wall & screening - 6 foot high wall provided with

landscaping (conforms)

Walis

Maximum 6 foot high

7 foot high masonry walls at
patios fronting Indian Canyon
to mitigate road noise
(requires AMM approval to

conform)
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April 14, 2010

R-2 Development Standards

Proposed Development

116 spaces provided —
Parking Per PSZ0 93.06.00 51 units as conforms — see below for
‘ designed requires 105 spaces more detail on parking
conformance |
Building 15-0" & bldgs. opposite a courtyard \éiﬁise(‘:grﬁnlsis?;”est
- | Distance shall be 30" apart (confgrms) ‘ _

~ Parking Analysis: In accordance -With PSZO Section 93.06.00 Off-street parking, the

‘project’s 51 units require 110 spaces. The project provides 116 spaces. These are
comprised of 46 compact and 70 standard spaces and include five accessible spaces.
One hundred and two (102) spaces are provided with carport structures to provide
shade along the eastern portion of the site. Photo-voltaic panels to power the common

~areas of the buildings are mounted on one of the carport structures. Down-directed

- lighting will be mounted on the underside of these carports and will be required to
conform to the City's outdoor lighting ordinance for cut-off angles and control of light
spillage and glare onto adjacent parcels. As noted earlier, in response to concerns
expressed by the community, a. vertical fascia will also be applied to the easternmost
carports to control light spillage from the carports onto the adjacent single family homes.
As configured, the project conforms to the City’s off-street parking requirements. A
condition of approval is added requiring a photometric site plan study to confirm the
projects conformance with the Outdoor Lighting Ordinance of the Zoning Code:

- Construction Phasing: The project is proposed to be constructed in phases. Phase “1”

involves construction of all site improvements including underground utilities and
infrastructure, private drives, curb & gufter, parking, etc. This will be followed by two
- phases of “vertical construction”;. 27 townhomes (on the northern part of the site) as
Phase “2” and 24 townhomes (on the southemn part of the site) as Phase “3”. Common
area improvements such as-courtyard improvements, walkways and landscaping will be
constructed as part of the two vertical construction phases. The north side landscaping
will be completed in Phase “2” and the south side landscaping completed in Phase “3”,

REQUIRED FINDINGS

Plannihq Commission and Architectural Advisory Comrhittee Review Guidelines.

" There are no specific findings for. Major Architectural Applications; however PSZC
- Section 94.04.00(D) provides guidance for. the Planning Commission and the
Architectural Advisory Committee in considering = applications. “The planning

- . commission

shall examine the material submitted with the architectural approval

application and specific aspects of design shall be examined to determine whether the
proposed development will provide desirable environment for its occupants as well as
being compatible with the character of adjacent and surrounding developments, and
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whether aesthetically it is of good composition, materials, tektures and colors.
Conformance will be evaluated, based on consideration of the folfowing:”

1. Site layout, orientation, location of structures and relationship to one
another and to open spaces and topography. Definition of pedestrian and
vehicular areas; i.e., sidewalks as distinct from parking lot areas;

The project proposes 51 residential units in nine buildings located on the western half of
the site arranged around three recreational use courtyards. The site is relatively flat.
Parking is located in a single lot on the eastern half of the site. A drive aisle with access
from Simms Road and San Rafael Road is aligned between the buildings and the
. parking lot. Pedestrian sidewalks are provided around the perimeter and throughout the
_site and effectively separate vehicular and pedestrian areas. Small outdoor. patios
enclosed in six foot high masonry walls are provided at the back of each unit and some
units have small outdoor patios enclosed by low two foot high masonry walls at the front
of the units. Patios facing Indian Canyon Drive have 7 foot high masonry walls and
- solid gates to mitigate road noise to levels acceptable by the General Plan Noise

‘Element. The three recreational courtyards will provide common outdoor space for
children to play and for the residents of the development to mix in an informal
atmosphere. The courtyards will provide an alternative outdoor area for enjoyment by
the residents when environmental conditions render some of the patios unusable.

2. Harmonious relationship with existing and proposed adjoining
developments and in the context of  the immediate -
neighborhood/community, avoiding both  excessive vanety and
monotonous repetition, but allowing srmllanty of style, if warranted;

The architecture of the project is proposed in a simple contemporary style with boid
geometrical forms and a subtle use of neutral and accent colors. Materials include
painted stucco, scored masonry units and painted steel (carports). The surrounding
development includes a mix of architectural styles including 6 architecturally significant
- modern homes, - conventional tract style single story ranch homes, two story
contemporary apartments and condominiums, and custom-designed estate residential
homes in more traditional styles. The proposed development is complementary to the
existing surrounding development in the vicinity.

3. Maximum height, area, setbacks and overall mass, as well as parts of
any structure (buildings, walls, screens, fowers or s:gns) and effective
concealment of all mechanical equrpment : '

The prOposed maximum height of the buildings is 24 feet and two stories. The
maximum permissible height for the zone is 24 feet and thus the project conforms. The
" project proposes lot coverage of 24%. Thirty percent is the maximum allowable lot
coverage for the zone, and thus conforms. The project conforms to setbacks along
Simms Road, but is seeking 20% relief for setbacks along Indian Canyon, San Rafael, -
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and for the carports along the interior side yard property line. Wlth the approval of the
AMM, the project will conform to these setbacks. ‘ :

Buildings greater than 15 feet in height in an R-2 zone that abuts an R-1 zone must set
back an average of 150 feet. The project proposes an average of 155 feet setback for
two story buildings from the adjacent R-1 zone and thus conforms to Zoning Code.
The project’s massing is broken down into nine buildings along the west half of the site.
The buildings are arranged to create three recreational courtyards. The east half of the
site is comprised of a parking lot, trash enclosures and a drive aisle. Parapets are
proposed on the roofs of the buildings to screen future photovoltalc panels and roof-
mounted air conditioning condensing units. The parapets are within the overall
maximum height limit imposed by the Zoning Code.

4. Building design, materials and colors to be sympathetic with desert
surroundings; AND

5. Harmony of materials, colors and composition of those elements of a
structure, including overhangs, roofs, and substructures, which are visible
simuftaneously; AND _

6. Consistency of composition and treatment;

The buildings are designed in a contemporary style with deep inset windows and thin
metal shade structures to control heat gain from the sun. The colors are muted neutral
tones with subtle accent colors at windows and doors. The nine buildings are handled
in a similar architectural style and color palette, but are varied in the apphcatton of base
color and accent colors to avoid monotony or repetition. ‘

7. Location and type of planting, with regard for desert climate conditions.
Preservation of specimen and landmark trees upon a-site, with proper
irrigation to insure maintenance of all plant materials;

The landscape design incorporates drought tolerant, low = maintenance trees,

groundcovers and accent plants in geometric patterns. A minimal use of turf is

- proposed in the recreational areas. The project will be conditioned to conform to the
- State’s and City's Water Efficient Landscape Ordinances. -

Administrative Minor Modifications (AMM)

The application includes a request for approval of a series of minor modifications. Minor
Modifications are regulated by Section 94.06.01 of the Zoning Code. The applicant is
~ requesting minor modification from the underlying development standards as follows:

1. Front yard setbacks (20% reduction) from 30 feet to 24 feet along San Rafael

Drive.
2. - Side-front yard setbacks (20% reduction) frorn 30 feet o 24 feet along North

_ Indian Canyon Drive.
3. Interior side yard setbacks (20% reduction) from 10 feet to 8 feet for the

carport structures along the east side of the site.
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4. Increase in height of masonry walls around the patios facing Indian Canyon
Drive from 6 feet to 7 feet to mitigate road noise impacts on these outdoor

patios. -

Before approval of a minor modification, the following findings shall be made based on
evidence presented, that the modification as approved will not have any detrimental
effect on neighboring properties. Staff has evaluated the AMM requests and makes the
following findings:

a. The requested minor modification is consistent with the general plan,
applicable specific plan(s) and overall objectives of the zoning ordinance;

The General Plan provides goals and policies for the harmonious development of the
City. Policy LU-1.5 states, “"Allow for flexible development standards provided that the
potential benefits and merit of projects can be balanced with potential impacts”. Under
“New Housmg Opportunities” on General Plan page 2-27, it states, “3. Inclusion of open
space in excess of the minimum requirements... Design of the open space shall give it
distinctive character created through special Iandscape elements such as ... courtyards
and entry elements.” - The project proposes open space in excess of the minimum
amount required. It also proposes slightly reduced perimeter yard setbacks in order to
‘create courtyards for common recreation, outdoor play and for the mixing and relaxation
of residents within the development. Back patios facing the perimeter streets are
provided with individual entry elements. The size and type of minor modifications
requested conform to those permitted in PSZC Section 94.06.01(A5 & A7).

b. The neighboring properties will not be adversely affected as a result of the
approval or conditional approval of the minor modification;

Two of the setbacks proposed are along street frontages. Indian Canyon is a major
thoroughfare and the lots on the opposite of the street will not be impacted by the
proposed reduced setback on Indian Canyon Drive. The parcels to the north of the
parcel on San Rafael are anticipated for future construction of a commercial/retail use
-and therefore the proposed setbacks on this site will not adversely impact those future
uses. The requested setback of the carports will have no adverse impact on the single
family residences to the east because the carports are relatively low, below the sitelines
to the mountains further to the west and with the proposed landscaping, the carports will
be effectively screened from view. Furthermore, the applicant has elected to add
vertical panels to the easternmost carports to prevent any light spiltage at night onto the
adjacent residential parcels. The proposed increased wall height for the patlos along
Indian Canyon will also not impact any adjoining properties.

¢. The approval or ‘conditional approval of the minor modification will not be
- defrimental to the health, safety, or general welifare of persons residing or
' workmg on the site or in the vicinity; : :
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The requested reductions in setback are all within the allowable reduction permitted with
an AMM and do not adversely impact the usability, view sheds or cause any other
adverse impacts to the adjoining residents and workers in the vicinity. As noted above,
any potential light spillage from the reduced east side carport setbacks will be avoided
with the addition of the vertical Ilght shield on those carports. No detrimental impact will
occur.

d. The approval of the minor modification is justified by environmental features,
site conditions, location of existing improvements, or historic development
- patterns of the property or neighborhood.

~ The proposed setback dimensions are consistent with the existing development pattern

in the vicinity in which single family homes along San Rafael are set back 25 feet from
the front property line. The setbacks along Indian Canyon will be consistent with
setbacks of the adjacent existing apartment building. The width of the site, and the
required 150 foot setback for structures over 15 feet in height necessitate slight
adjustments in the setbacks in order to create the proposed outdoor recreational
courtyards and separation of vehicular and pedestrian movement, while still prowdlng
adequate yards for landscaping. Total open space for the proposed project is |n excess
of the minimum required for the zone.

Based on the above analysis, Staff believes the AMM requests are reasonable and in
conformance with the required findings for approval of the AMM.

Tentative Tract Map Pursuant to Section 66474 of the Subdivis‘ion Map Act of the State
of California, the following findings relating to the Tentative Tract Map application apply:

a. The proposed Tentative Parcel Map is consistent with alf applicable
general and specific plans. :

The proposed project is consistent with the General Plan designation of Mixed-
use/Multi-use, which provides a maximum density maximum of 15 dwelling units per
acre. There are no Specific Plans related to this site. The prOJect proposes a density of

" 14 du/acre which is consistent with the General Plan.

b The design and improvements of the proposed Tentative Tract Map are
consistent with the zone in which the property is located.

The subjeot property is zoned R-2 (Muitiple Family Residential), which allows one
dwelling unit per 3,000 square feet of lot area. The proposed design conditions are

- consistent with the zone as shown in Table 2 above. With the approval of the

Administrative Minor Modifications, the project will be consistent with the development
standards of the zone. :

c¢. The site is physically suited for this type of development.
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The 3.6 acre site accommodates the density permitted in the Zoning Ordinance and
General Plan and provides adequate outdoor landscaped recreational space and off-
street parking. The site is able o accommodate the necessary access for the off-street
parking from the side streets which is consistent with policies of the City's General Plan.
The site is physically adequate for provision of the total off-street parking requirements.
Therefore staff has concluded that the site is physically suited for this type of
development even though the proposed site design requires minor relief from certain
development standards.

d. The site is physically suited for the proposed density of development.

The proposed tract map would create a map for condominium purposes on a site that
conforms to the density requirements (15du/acre) for this land use designation in the
Palm Springs General Plan and conforms to the density of the Zoning Ordinance for the

R-2 zone. The site is therefore physically suited for the proposed density. '

e. The design of the subdivision is not likely to cause environmental damage or
substantially and avoidably injure fish, wildlife, or their habitats.

The project propdses a residential complex of buildings, parking, landscape, and play
areas. It is not within or near a conservation area as deSIQnated by the City. Therefore
the project conforms to this finding.

f. The design of the subdivision or type of lmprovements is not likely to cause
serious pubhc health problems.

The subdivision in which this project is located has all the required public utilities and the
existing street provides an orderly system of ordinary and emergency access fo the project
site. The adjacent roadway network is predicted in the General Plan Traffic Study to
adequately handle the projected vehicular traffic loads contemplated with this density of
development. Therefore, there are no serious public health problems that would be
created by the proposed tentative tract map or the proposed site improvements.

g. The design of the subdivision or type of improvements will not conflict with -
easements, acquired by the public at large, for access through or use of the
propen‘y within the proposed subdivision. :

The publrc easements at the subject property for roadway right of ways are not in conflict
with the development because there are no proposed improvements or site modification
proposed with this tract map. All utilities are located within and around the existing
development. Roadway width right of way dedications are noted on the tract map and are
consistent with the local and state requirements for these segments of roadway.
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CONCLUSION

The project is consistent with the policies of the General Plan. It is consistent with the
findings of the State Subdivision Map Act and with most of the applicable provisions of
the City's Zoning Ordinance. The minor modifications sought from the development -
standards through the AMM are consistent with the required findings for approval of .an
AMM and are not detrimental to surrounding future or existing uses. The integration of
the recommendations by the AAC for access to the back-to back patios and lowered -
parapet heights improve the project. The recommendations from the community for

relocation of the trash enclosures, the added light control on the carports, the use of

fixed obscure glass at east facing second story windows and the reduced height of the

easternmost units enhance the overall project and protect the privacy and mountain .
views of the adjacent R1 zoned residences. The project would add to the City's

inventory of moderate income housing stock and creates a complex with many

attributes including sustainability features.

ENVIRONMENTAL ASSESSMENT

Pursuant to the California Environmental Quality Act (CEQA) Guidelines, an initial study
was completed for the proposed project and the project has been determined to be
“Categorically Exempt” from further environmental review pursuant to Section 15332
(infill development) The City has concluded that the project is an infill development and
meets all the following conditions of Section 15332: :

a The project is consistent with the General Plan and Zoning designation and

reguiations.
b The site is less than five acres.
c The site is not habitat for endangered, rare, or threatened species.
d The project would not resuit in any significant effects relating to traffic, noise, air
quality or water quality. '
e The project can be adequately served by all required utilities and public services.
NOTIFICATION:

Notification. of the public hearing was provided to property owners within a 400 foot
radius of the subject site and on pubic notice bulletin boards at City Hall. The City's
‘Office of Neighborhood Organizations has also published notice of the hearing. Staff
has received correspondence and public comment subsequent to the January 27, 2010
hearing, which are attached to this report. :

[
[lsh—
‘Ken liyon ] -
Assofiate Planner '

Services
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ATTACHMENTS
Vicinity Map
" Draft Resolution w/Condltlons of Approval (Exhlblt A)
Reduced plans
Hale to Roberts letter dated 9-23-09 on acoustical anaIySIS of road noise
Public Correspondence.
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CITY OF PALM SPRINGS -

| CASE NO:  3.3333 MAJ/
|- 7.1230 AMM /
TTM 36183

APPLICANT: ComDyn PS, LLGC

DESCRIPTION: A Major

'R2, Section 2 (IL)T4/R3.

| Architectural
Administrative Minor Modification application by Com-
Dyn PS, LLC for a 51-unit moderate income resi-
dential’ condominium development on approximately
3.6 acres at 3130 North Indian Canyon Drive; Zone

and




RESOLUTION NO.

OF THE PLANNING COMMISSION OF THE CITY OF PALM
SPRINGS, CALIFORNIA, APPROVING CASE 3.3333 MAJ / 7.1230
AMM, A MAJOR ARCHITECTURAL APPLICATION AND

- ADMINISTRATIVE MINOR MODIFICATION FOR CONSTRUCTION
OF A 51-UNIT MODERATE INCOME RESIDENTIAL CONDOMINIUM
COMPLEX WITH OFF-STREET PARKING AND LANDSCAPING,
AND RECOMMENDING APPROVAL BY THE CITY COUNCIL OF
TTM 36185 A TENTATIVE . TRACT MAP FOR CONDOMINIUM
PURPOSES ON AN APPROXIMATELY 3.6 ACRE PARCEL AT 3130
NORTH INDIAN CANYON DRIVE, ZONE R-2, SECTION 2(IL), T4/R3,
APN 501-031-028.

WHEREAS, Com Dyn, LLC. (“Applicant”), has filed a Major Architectural Application
(MAJ), an Administrative Minor Modification (AMM) and a Tentative Tract Map
application (TTM) with the City pursuant to Section 9.62 of the Municipal Code (Maps),

 Section 94.04.00 of the Zoning Code (Architectural Review) and Section 94.06.01

(Minor Modification), for construction of a 51-unit moderate income condominium
complex with off-street parking, and landscaping; and

WHEREAS in accordance with the California Environmental Quality Act (CEQA
Guidelines, an Initial Study was conducted, the proposed project was evaluated and
determlned to be Categoricaly Exempt under CEQA Section 15332 “Infill
Development", and ) :

WHEREAS, on July 22, 2009 a noticed public hearing was scheduled by the Planning
Commission.in accordance with applicable law: and

WHEREAS, said public hearing was continued to a date certain of September 9, 2009,
and

WHEREAS, on September 9, 2009, a noticed public hearing was scheduled by the
- Planning Commlssmn in accordance with applicable law, and .

WHEREAS, at said publlc hearing the subject prOJect was continued to an indefinite
,date and

WHEREAS, on October 14, 2009, a nottced public hearing was scheduled by the
Plannlng Commission in accordance with applicable law, and

WHEREAS, at said public heanng, the P!annlng Commission carefully reviewed and
~ considered all of the evidence presented in connection with the hearing on the project,
including but not limited to the staff report, all written and oral testimony presented and
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‘voted 6-1 to continue the project to a date uncertaln and directed the appllcant to revise
the project, and .

WHEREAS, on January 27, 2010, the Planning Commission at its regularly scheduled
meeting heard a Request for Reconsideration by the Applicant, and voted 6-1 to direct
staff to notice a public hearing for review of the project on an undetermined date, and

WHEREAS on April 14, 2010 a noticed public hearlng was scheduled in accordance
with applicable law, and

WHEREAS at said public hearing, the Planning Commission carefully reviewed and
considered all the evidence presented in connection with the hearing on the project,
including but not limited to the staff report, all written and oral testimony presented and

THE PLANNING COMMISSION HEREBY FINDS AS FOLLOWS:

Section 1.  Pursuant to the California Environmental Quality Act (CEQA Guidelines‘,
the Planning Commission has determined that the proposed project is
Categorically Exempt under Section 15332 “Infill Development”.

Section 2:  Pursuant to Section 94.04.00 (Architectural Review) of the Zoning Code,
' - the Planning Commission finds as follows:

There are no specific findings for Major Architectural Applications;
however PSZC Section 94.04.00(D) provides guidance for the Planning
Commission and the Architectural Advisory Committee in considering
applications. “The planning commission... ... shall examine the material
submitted with the architectural approval application and specific aspects
of design shall be examined to determine whether the proposed
“development will provide desirable environment for its occupants as well
as being compatible with the character of adjacent and surrounding
developments, and whether aesthetically it is of good composition,
materials, textures and colors. Conformance will be evaluated based on
consideration of the following.”

1. Site layout, orientation, location of structures and relationship to
one another and to open spaces and topography. Definition of
pedestrian and vehicular areas; ie., sidewalks as distinct from
parking lot areas;

The project proposes 51 residential units in nine buildings located on the
western half of the site arranged around three recreational use courtyards.
The site is relatively flat. Parking is located in a single lot on the eastern
‘half of the site. A drive aisle with access from Simms Road and San
Rafael Road is aligned between the buildings and the parking lot.
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Pedestrian sidewalks are provided around the perimeter and throughout
the site and effectively separate vehicular and pedestrian areas. Small
outdoor patios enclosed in six foot high masonry walls are provided at the
back of each unit and some units have small outdoor patios enclosed by
low two foot high masonry walls at the front of the units. Patios facing
Indian Canyon Drive have 7 foot high masonry walls and solid gates to
mitigate road noise to levels acceptable by the General Plan Noise
Element. The three recreational courtyards will provide common outdoor
space for children to play and for the residents of the development to mix

- in an informal atmosphere. The courtyards will provide an alternative
outdoor area for enjoyment by the residents when environmental
conditions render some of the patios unusable.

2. Harmonious relationship with existing and proposed adjoining
developments and in the -confext of the immediate
neighborhood/communily, avoiding both excessive variety and
monotonous repetition, but allowing similarity of style, if warranted;

The architecture of the project is proposed in a simple contemporary style
with bold geometrical forms and a subtle use of neutral and accent colors.
Materials include painted stucco, scored masonry units and painted steel
(carports). The surrounding development includes a mix of architectural
styles including 6 architecturally significant modern homes, conventional
tract style single story ranch homes, two story contemporary apartments
and condominiums, and custom-designed estate residential homes. in
“more traditional styles. The proposed development is complementary to
the existing surrounding development in the vicinity.

3. Maximum height, area, setbacks and overall mass, as well as
parts of any structure (buildings, walls, screens, towers or s;gns)
and effectlve concealment of all mechanical equipment;

The proposed maximum height of the buildings is 24 feet and two stories.
The maximum permissible height for the zone is 24 feet and thus the
project conforms. The project proposes lot coverage of 24%. Thirty
percent is the maximum allowable ot coverage for the zone, and thus

- conforms. The project conforms to setbacks along Simms Road, but is
seeking 20% relief for setbacks along Indian Canyon, San Rafael, and for
the carports along the interior side yard property line. With the approval of
the AMM, the project will conform to these setbacks.

Buildings greater than 15 in height in an R-2 zone that abuts an R-1 zone
must set back an average of 150 feet. The project proposes an average
of 153 feet setback for two story buildings from the adjacent R-1 zone and
thus conforms to Zoning Code. The project’'s massing is broken down
into nine buildings along the west half of the site. The buildings are




Planning Commission Resalution April 14, 2010
Case 3.3333 MAJ /7.1230 AMM, TTM 36185 Page 4 of 8

Section 3:

arranged to create three recreational courtyards. The east half of the site
is.comprised of a parking lot, trash enclosures and a drive aisle. Parapets
are proposed on the roofs of the buildings to screen future photovoltaic
panels and roof-mounted air conditioning condensing units. The parapets
are within the overall maximum height limit imposed by the Zoning Code.

4. Building design, materials and colors to be sympathetrc with
desert surroundings; AND

5. Harmony of materials, colors and composition of those elements
of a structure, including overhangs, roofs, and substructures, which
are visible simuftaneously; AND

6. Consistency of composition and treatment;

The buildings are designed in a contemporary style with deep inset
windows and thin metal shade structures to control heat gain from the sun.
The colors are muted neutral tones with subtle accent colors at windows
and doors. The nine buildings are handled in a similar architectural style
and color palette, but are varied in the application of base color and

~ accent colors to avoid monotony or repetition.

7. Location and type of planting, with regard for desert climate
conditions. Preservalion of specimen and landmark trees upon a
site, with proper irrigation to insure maintenance of all plant
materials;

- The landscape design incorporates drought tolerant, low maintenance

trees, groundcovers and accent plants in.geometric patterns. A minimal
use of turf is proposed in the recreational areas. The project will be

~ conditioned to conform to the State’s and City’s Water Efficient Landscape

Ordinances.

Pursuant to Section 94.06.01 (Minor Modlﬂcatlon) of the Zoning Code, the

- Planning Commission finds as follows:

Before approval of a minor modification, the following findings shall be
made based on evidence presented, that the modification as approved will
not have any detrimental effect on neighboring propérties. The Planning
Commission has evaluated the AMM requests and makes the following
findings:

a. The requested minor modification is consistent with the general
plan, applicable specific plan(s) and overall objectives of the zoning
ordinance;
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The General Plan provides goals and policies for the harmonious
development of the City. Policy LU-1.5 states, “Aflow for flexible
development standards provided that the potential benefits and merit of
projects can be balanced with potential impacts”. Under “New Housing
Opportunities” on General Plan page 2-27, it states, “3. Inclusion of open
space in excess of the minimum requireinents... Design of the open space
shall give it distinctive character created through special landscape
elements such as ... courtyards and entry elements.” The project
proposes open space in excess of the minimum amount required. it also
proposes slightly reduced perimeter yard setbacks in order to create
courtyards for common recreation, outdoor play and for the mixing and
relaxation of residents within the development. Back patios facing the
perimeter streets are provided with individual entry elements. The size and -
type of minor modifications requested conform to those perm|tted in PSZC
Sectlon 94.06.01(A5 & A7).

b. The neighboring propertres will not be adversely affected as a
result of the approval or conditional approval of the minor
modification;

Two of the setbacks proposed are along street frontages. Indian Canyon
Is a major thoroughfare and the lots on the opposite of the street will not-
be impacted by the proposed reduced setback on Indian Canyon Drive.
- The parcels to the north of the parcel on San Rafael are anticipated for
future construction of a commercialiretail use and therefore the proposed
setbacks on this site will not adversely impact those future uses. The
requested setback of the carports will have no adverse impact on the
single family residences to the east because the carports are relatively
low, below the sitelines to the mountains further to the west and with the
proposed landscaping, the carports will be effectively screened from view.
Furthermore, the applicant has elected to add vertical panels to the
easternmost carports to prevent any light spillage at night onto the
adjacent residential parcels. The proposed increased wall height for the
patios along Indian Canyon will also not impact any adjoining properties.

c. The app'roval or conditional approval of the minor modification
will not be detrimental to the health, safety, or general welfare of
persons residing or-working on the site or in the vicinity;

The requested reductions in setback are all within the allowable reduction
permitted with an AMM and do not adversely impact the usability, view
sheds or cause any other adverse impacts to the adjoining residents and
workers in the vicinity. As noted above, any potential light spillage from
the reduced east side carport setbacks will be avoided with the addition of
the vertical light shield on those carports. No detrimental impact will
occur.
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Section 4:

d. The approval of the minor modification is justified by
environmental features, sife conditions, location of existing
improvements, or historic development patterns of the property or
neighborhood.

The proposed setback dimensions are consistent with the existing
development pattern in the vicinity in which single family homes along San
Rafael are set back 25 feet from the front property line. The setbacks
along Indian Canyon will be consistent with setbacks of the adjacent
existing apartment building. The width of the site, and the required 150
foot setback for structures over 15 feet in height necessitate slight
adjustments in the setbacks in order to create the proposed outdoor
recreational courtyards and separation of vehicular and pedestrian
movement, while still providing adequate yards for landscaping. Total
open space for the proposed project is in excess of the minimum required
for the zone.

Based on the above analysis, the Plannmg Commission concludes that
the AMM requests are reasonable and in conformance with the required

_ findings for approval of the AMM

Pursuant to Section 66474 of the Subdivision-Map Act of the State of
California, the Planning Commission makes the following findings relating

- o Tentative Tract Map No. 36185:

a. The proposed Tentative Parcel Map -is consistent with all
applicable general and specific plans.

The proposed project is consistent with the General Plan designation of
Mixed-use/Multi-use, which provides a maximum density maximum of 15
dwelling units per acre. There are no Specific Plans related to this site.
The project proposes a density of 14 du/acre which is consistent with the

General Plan.

b. The design and improvements of the proposed Tentative
- Tract Map are consistent with the zone in which the property
is located.

The subject property is Zoned R-2 (Multiple Family Residential), which
allows one dwelling unit per 3,000 square feet of lot area. The proposed
design conditions are consistent with the zone as shown in Table 2 above.
With the approval of the Administrative Minor Modifications, the project will
be consistent with the development standards of the zone. -

c. The site is physically sdited for this type of development.
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The 3.6 acre site accommodates the density permitted in the Zoning
Ordinance and General Plan and provides adequate outdoor landscaped
recreational space and off-street parking.- The site is able to
accommodate the necessary access for the off-street parking from the
side streets which is consistent with policies of the City's General Plan.
The site is physically adequate for provision of the total off-street parking
requirements. Therefore staff has concluded that the site is physically
suited for this type of development even though the proposed site design
requires minor relief from certain development standards.

d. The site is physically suited for the proposed density of
development.

The proposed tract map would create a map for condominium purposes
on a site that conforms to the density requirements (15du/acre) for this
land use designation in the Palm Springs General Plan and conforms to
the density of the Zoning Ordinance for the R-2 zone. The site is therefore
physically suited for the proposed density.

e. The design of the subdivision is not likely fo cause
environmental damage or substantially and avo;dably injure
- fish, wildlife, or their hab!tats

The project proposes a residential complex of buildings, parking,

landscape, and play areas. It is not within or near a conservation area as

designated by the City. Therefore the project conforms to this finding.

f. The design of the subdivision or type of improvements is not
likely fo cause serious public health problems.

The subdivision in which this project is located has all the required public
utilities and the existing street provides an orderly system of ordinary and
emergency access to the project site. The adjacent roadway network is
predicted in the General Plan Traffic Study to adequately handle the
projected vehicular ftraffic loads contemplated with this density of
development. Therefore, there are no serious public health problems that
would be created by the proposed tentative tract map or the proposed site

_improvements.

g. The design of the subdivision or type of improvements will not
conflict with easements, acquired by the public at large, for
access through or use of the property within the proposed

~ subdivision. ,
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The public easements at the subject property for roadway right of ways are
not in conflict with the development because there are no proposed
improvements or site modification proposed with this tract map. All utilities
are located within and around the existing development. Roadway width
right of way dedications are noted on the tract map and are consistent with
the local and state requirements for these segments of roadway.

NOW, THEREFORE, BE IT RESOLVED that, based upon the foregoing, the Planning
Commission hereby approves Case 3.3333 MAJ / 7.1230 AMM subject to the attached
Conditions of Approval in Exhibit A, and recommends that the City Council approves
Tentative Tract Map 36185 subject to the conditions set forth in Exhibit A

ADOPTED this fourteenth day of April, 201 0.
AYES:

NOES:

ABSENT:

ABSTAIN:

ATTEST: CITY OF PALM SPRINGS, CALIFORNIA

- Craig A. Ewing, AICP _
Director of Planning Services




RESOLUTION NO.
EXHIBIT A
Case 3.3333 MAJ/7.1230 AMM (formerly 5.1231), TTM 36185
: 3130 North Indian Canyon Drive
Fifty-one moderate-Income for-sale condominium town-homes

- April 14, 2010

CONDITIONS OF APPROVAL

Before final acceptance of the project, all conditions listed below shall be completed to the
satisfaction of the City Engineer, the Director of Planning Services, the Director of
Building and Safety, the Chief of Police, the Fire Chief or their designee, depending on
which department recommended the condition. -

Any agreements, easements or covenants required to be entered into shall be in a form
approved by the City Attorney.

ADMINISTRATIVE CONDITIONS

- ADM1

ADM2

ADM3

ADM4

- ADM5

Project Description. This approval is for the project described as Case
(3.3333 MAJ / 7.1230 AMM, TTM 36185), and delineated in the drawings
date stamped April 1, 2010, except as modified by the conditions below;

Reference documents. The site shall be developed and maintained in
accordance with the approved plans, including site plans, architectural
elevations, exterior materials and colors, landscaping, and grading on file in
the Planning Division except as modified by the approved conditions below.

Conform to_all codes and regulations. The project shall conform to the
conditions contained herein, all applicable regulations of the Palm Springs

‘Zoning Ordinance, Municipal Code, and any other City County, St_ate and

Federal Codes, ordinances, resolutions and faws that may apply.

Minor Deviations. The Director of Planning or designee may approve minor
deviations to the project description and approved plans in accordance with
the provisions of the Palm Springs Zoning Code.

Tentative Map. This approval is for Tentative Tract Map 36185 located at

3130 North Indian Canyon Drive. This approval is subject to all applicable

regulations of the Subdivision Map Act, the Palm Springs Municipal Code,

and any other applicable City Codes, ordinances and resolutions.
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Conditions of Approval ' Page 2 of 24
Case 3.3333 MAJ / 7.1230 AMM, TTM 36185 3130 North Indian Canyon Condominiums April 14, 2010-
ADM6  indemnification. The owner shall defend, indemnify, and hold harmless the

City of Palm Springs, its agents, officers, and employees from any claim, -
action, or proceeding against the City of Palm Springs or its agents, officers
or employees to attach, set aside, void or annul, an approval of the City of
Palm Springs, its legislative body, advisory agencies, or administrative

: officers concerning Case 3.3333 MAJ / 7.1230 AMM, TTM 36185. The City of

 ADM7

ADMS8

ADM9

ADM10

Palm Springs will promptly notify the applicant of any such claim, action, or
‘proceeding against the City of Palm Springs and the applicant will either -

undertake defense of the matter and pay the City's associated legal costs or
will advance funds to pay for defense of the matter by the City Attorney. If the
City of Palm Springs fails to promptly notify the applicant of any such claim,

“action or proceeding or fails to cooperate fully in the defense, the applicant

shall not, thereafter, be responsible to defend, indemnify, or hold harmiess
the City of Palm Springs. Notwithstanding the foregoing, the City retains the
right to settle or abandon the matter without the applicant's consent but

- should it do so, the City shall waive the indemnification herein, except, the

City's decision to settle or abandon a matter following an adverse judgment or

. failure to appeal, shall not cause a waiver of the indemnification rights herein.

Maintenance and Repair. The property owner(s) and successors and
assignees in interest shall maintain and repair the improvements including
and without limitation all structures, sidewalks, bikeways, parking areas,
landscape, irrigation, lighting, signs, walls, and fences between the curb and
property line, including sidewalk or bikeway easement areas that extend onto
private property, in a first class condition, free from waste and debris, and in
accordance with all applicable law, rules, ordinances and regulations of all

- federal, state, and local bodies and agencies having jurisdiction at the

property owner's sole expense. This condition shall be included in the
recorded covenant agreement for the property if required by the City.

Time Limit on Approval. Approval of the Tentative Tract Map (TTM) and
major architectural application approvals shall be valid for a period of two (2)

-years from the effective date of the approval. Extensions of time may be

granted by the Planning Commission upon demonstration of good cause.

Extensions of time may be approved pursuant to Code Section 9.63.110.
Such extension shall be required in writing and received prior to the expiration
of the original approval.

Right to Appeal. - Decisions of an administrative officer or agency of the City
of Palm Springs may be appealed in accordance with Municipal Code
Chapter 2.05.00. Permits will not be issued until the appeal period has
concluded.

Public Art Fees. This project shall be subject to Chapters 2.24 and 3.37 of

the Municipal Code regarding public art. The project shall either provide
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ADM11

ADM12

ADM13

public art or payment of an in lieu fee. In the case of the in-lieu fee, the fee
shall be based upon the total building permit valuation as calculated pursuant
to the valuation table in the Uniform Building Code, the fee being 1/2% for
commercial projects or 1/4% for residential projects with first $100,000 of total
building permit valuation for individual single-family units exempt. Should the
pubfic art be located on the project site, said location shall be reviewed and
approved by the Director of Planning and Zoning and the Public Arts
Commission, and the property owner shall enter into a recorded agreement to
maintain the art work and protect the public rights of access and viewing.

Park Development Fees. The developer shall dedicate land or pay a fee in
lieu of a dedication, at the option of the City. The in-ieu fee shall be
computed pursuant to Ordinance No. 1632, Section IV, by multiplying the
area of park to be dedicated by the fair market value of the land being
developed plus the cost to acquire and improve the property plus the fair
share contribution, less any credit given by the City, as may be reasonably
determined by the City based upon the formula contained in Ordinance No.
1632. In accordance with the Ordinance, the following areas or features shall
not be eligible for private park credit: golf courses, yards, court areas,
setbacks, development edges, slopes in hillside areas (unless the area
includes a public trail) landscaped development entries, meandering
streams, land held as open space for wildlife habitat, flood retention facilities
and circulation improvements such as bicycle, hiking and equestrian trails

(unless such systems are directly linked to the City's community-wide system

and shown on the City's master plan).

Community Services District. The Project will bring a significant number of -
additional residents to the community. The City's existing public safety and
recreation services, including police protection, criminal justice, fire protection

‘and suppression, ambulance, paramedic, and other safety services and
-recreation, library, cultural services are near capacity. Accordingly, the City

may determine to form a Community Services District under the authority of

 Government Code Section 53311 et seq., or other appropriate statutory or

municipal authority. Developer agrees to support the formation of such
assessment district and shall waive any right to protest, provided that the
amount of-such assessment shall be established through appropriate study
and shall not exceed $500 annually with a consumer price index escalator. -
The district shall be formed prior to sale of any lots or a covenant agreement
shall be recorded against each parcel, permitting incorporation of the parcel in

the district.

CC&R’'s The applicant prior to issuance of building permits shall submit a

draft declaration of covenants, conditions and restrictions (“CC&R’s”) to the
Director of Planning for approval in a format to be approved by the City

Attorney. These CC&R’s may be enforceable by the City, shall not be
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ADM 14,

- ADM 15,

ADM 16.

amended without City approval, and shall require maintenance of all property
in a good condition and in accordance with all ordinances.

CC&R’s. Prior to recordation of a final Tentative Tract Map or issuance of

building permits, the applicant shall submit a draft declaration of covenants,

conditions and restrictions ("CC&R's") to the Director of Planning for approval _
in a format to be approved by the City Attomey. The draft CC&R package

shall include:

a. The document to convey title

b. Deed restrictions, easements, of Covenant Conditions and Restrictions to

be recorded.

c.. Provisions for joint access to the proposed parcels, and any open space
- restrictions. '

d. A provision, which provides that the CC&R's may not be terminated or
substantially amended without the consent of the City and the developer's
successor-in-interest.

e. Approved CC&R’s are to be recorded following approval of the final map.
The CC&R's may be enforceable by the City, shall not be amended
without City approval, and shall require maintenance of all property in a
good condition and in accordance with all ordinances,

CC&R’s Deposits & Fees. The applicant shall submit to the City of Paim
Springs, a deposit in the amount of $3,500, for the review of the CC&R's by
the City Attorney. A $675 filing fee shall also be paid to the City Planning
Department for administrative review purposes..

Notice to Tenants. The applicant shall provide all tenants with a copy of the
Conditions of Approval for this project.

ENVIRONMENTAL ASSESSMENT CONDITIONS

ENV1

ENV2

Tribal Habitat Conservation' Plan (THCP) Development Permit Fee. All
projects within the City of Palm Springs on lands within the Tribal Reservation
of the Agua Caliente Band of Cahuilla Indians are subject to payment of
THCP fees prior to the issuance of certificate of occupancy.

Notice of Exemption. The project is exempt from the California Environmental

Quality Act (CEQA); therefore, an administrative fee of $64 shall be submitted

by the applicant in the form of a money order or a cashier's check payable to
the Riverside County Clerk within two business days of the Commission’s
final action on the project. This fee shall be submitted by the City to the
County Clerk with the Notice of Exemption. Action on this application shall
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ENV3

ENV4

ENV5

not be considered final until such fee is paid (projects that are Categorically
Exempt from CEQA).

California Fish & Game Fees Required. The project is required to pay a fish
and game impact fee as defined in Section 711.4 of the California Fish and
Game Code. This CFG impact fee plus an administrative fee for filing the
action with the County Recorder shall be submitted by the applicant to the
City in the form of a money order or a cashier's check payable to the -
Riverside County Clerk prior to the final City action on the project (either

~ Planning Commission or City Council determination). This fee shall be

submitted by the City to the County Clerk with the Notice of Determination.

~ Action on this application shall not be final until such fee is paid. The project

may be eligible for ‘exemption or refund of this fee by the California
Department of Fish & Game. Applicants may apply for a refund by the CFG

“at www.dfg.ca.gov for more information. .

Cultural Resource Survey Required. Prior to any ground disturbing activity,
including clearing and grubbing, installation of utilities, and/or any
construction related excavation, an Archaeologist qualified according to the
Secretary of the Interior's Standards and Guidelines, shall be employed to
survey the area for the presence of cultural resources identifiable on the
ground surface.

Cultural Resource Site Monitoring. There is a possibility of buried cultural or
Native American tribal resources on the site. A Native American Monitor shall

| be present during all ground-disturbing activities. (check for duplication in

engineering conditions)

a). A Native American Monitor(s) shall be present during all ground disturbing
activities including clearing and grubbing, excavation, burial -of utilities,
planting of rooted plants, etc. Contact the Agua Caliente Band of Cahuilla
Indian Cultural Office for additional information on the use and availability of

. Cultural Resource Monitors. Should buried cultural deposits be encountered,
~ the Monitor shall contact the Director of Planning. After consultation the

Director shall have the authority to. halt destructive construction and shall
notify a Qualified Archaeologist to further investigate the site. If necessary,
the Qualified Archaeologist shall prepare a treatment plan for submission to
the State Historic Preservation Officer and Agua Caliente Cultural Resource

. Coordinator for approval.

b). Two copies of any cultural resource documentation generated in
connection with this project, including reports of investigations, record search
results and site records/updates shall be forwarded to the Tribal Planning, -
Building, and Engineering Department and one copy to the City Planning
Department prior to final inspection. : S -




Resolution

Conditions of Approval ' Page 6 of 24
Case 3.3333 MAJ / 7.1230 AMM, TTM 36185 3130 North Indian Canyon Condominiums April 14, 2010

PLANNING DEPARTMENT CONDITIONS

PLN 1.

Qutdoor _Lighting Conformance.  Exterior lighting plans, including a
photometric site plan showing the project's conformance with Section
93.21.00 Outdoor Lighting Standards of the Palm Springs Zoning ordinance,
shail be submitted for approval by the Department of Planning prior to
issuance of a building permit. Manufacturer's cut sheets of all exterior lighting
on the building and in the landscaping shall be included. If lights are proposed

~ to be mounted on buildings, down-lights shall be utilized. No lighting of

PLN 2.

PLN 3.
PLN 4.
PLN 5.

PLN 6.

PLN7.

hillsides is permitted.

Water Efficient Landscaping Conformance. The project is subject to the State
Water Efficient Landscape Ordinance and the City of Palm Springs Water
Efficient Landscape Ordinance (Chapter 8.60.00) of the Palm Springs
Municipal Code. The applicant shall submit a landscape and irrigation plan to
the Director of Planning for review and approval prior to the issuance of a
building permit along with any applicable review fees. Landscape plans shall -
be wet stamped and approved by the Riverside County Agricultural

- Commissioner's Office prior to submittal. Refer to Chapter 8.60 of the

Municipal Code for specific requirements.

Conditions Imposed from AAC Review. The applicant shall .inéorporate the
following comments from. the review of the project by the City's Architectural
Advisory Committee: ' -

1. Provide a pedestrian walkway between the back-to-back patios to afford
access to the back patios and kitchens of the units from the parking fot.

Flat Roof Requirements. Roof materials on flat roofs must conform to
California Title 24 thermal standards for “Cool Roofs”. Such roofs must have
a minimum initial thermal emittance of 0.75 and minimum initial solar
reflectance of 0.70. Only matte {(non-specular) roofing is allowed in colors
such as off-white, beige or tan. Bright white should be avoided where
possible.”

Maintenance of Awnings & Projections. All awnings shall be maintained and
periodically cleaned

Screen Roof-mounted Equipment. .All roof mounted mechanical equipment
shall be screened per the requirements of Section 93.03.00 of the Zoning
Ordinance.

Surface Mounted Downspouts Prohibited. No exterior downspouts shall be

permitted on any facade on the proposed building(s) that are visible from

adjacent streets or residential and commercial areas.
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PLN 8.  Pool Enclosure Approval Required. Details of fencing or walls around pools
(material and color) and pool equipment areas shall be submitted for approval
by the Planning Department prior to issuance of Building Permits.

PLN 9. Exterior Alarms & Audio Systems. No sirens, outside paging or any type of
signalization will be permitted, except approved alarm systems.

PLN 10., Outside Storage Prohibited. No outside storage of any kind shall be
permitted except as approved as a part of the proposed plan. '

PLN 11. No off-site Parking. Vehicles associated with the operation of the proposed
development including company vehicles or employees vehicles shall not be
permitted to park off the proposed building site unless a parking management

“plan has been approved. : '

PLN 12. Bicycle Parking. The project shall be required to provide secure bicycle
parking facilities on site for use by residents and owrers. Location and
design shall be approved by the Director of Planning.

PLN 13. Documents Required. Prior to recordation of the final subdivision map, the -
developer shall submit for review and approval the following documents to the
Planning Department which shall demonstrate that the project will be
“developed and maintained in accordance with the intent and purpose of the
approved tentative map:

é. The document to convey title.

b. Deed restrictions, easements, covenant conditions and restrictions that
are to be recorded.

¢. The approved documents shall be recorded at the same time that the
subdivision map is recorded. The documents shall contain’ provisions for
joint access to the proposed parcels and open space restrictions. The
~approved documents shall contain a provision which provides that they
may not be terminated or substantially amended without the consent of
the City and the developer’s successor-in-interest.

PLN 14. Future swimming pool sites. Assure in the site/civii/undérground utility
-development that underground utilities are not located in the areas indicated
for the future swimming pools. |

PLN 15. Patio enclosure walls. Utilize stack bond concrete block or 8 inch scored face
concrete block to avoid a running bond appearance to the patio walls.

-PLN 16. Roof Mechanical Access. Provide permanent securable means of access to
. service and maintain the roof top mechanical units (example; lockable roof
access ladders) as approved by the Director of Planning. '




Resolution

Conditions of Approval _ Page 8 of 24
Case 3.3333 MAJ/7.1230 AMM, TTM 361853130 North Indian Canyon Condominiums April 14, 2010

PLN 17,

(add any additional conditions imposed by the Planning Commission or City

Council here) :

POLICE DEPARTMENT CONDIT!ONS

POL 1.

Developer shall comply with Section il of Chapter 8.04 “Building Security
Codes” of the Palm Springs Municipal Code.

ACCESSIBILITY CONDITIONS

ADA 1.

Project shall conform to all codes and regulations relating to accessibility in all
aspects of the development. ‘ '

BUILDING DEPARTMENT CONDITIONS

BLD 1.

Prior to any construction dn-site, all appropriate permits must be secured.

ENGINEERING DEPARTMENT CONDITIONS

- Before fin

al acceptance of the project, all conditions listed below shall be completed to

the satisfaction of the City Engineer.

STREETS

“ENG 1.

ENG 2.

ENG3.

Any improvements within the public right-of-way require a City of Palm
Springs Encroachment Permit.

Submit street improvement plans prepared by a registered California civil

engineer to the Engineering Division. The plans shalil be approved by the City
Engineer prior to issuance of any building permits. All_public street

improvements required in_accordance with this application shall be completed

by the applicant in the first phase of the development,

The applicant shall be required to construct on-site asphalt concrete paving in
two separate lifts. The final lift of asphalt concrete pavement shall be

~ postponed until such time that on-site construction activities are complete, as

may be determined by the City Engineer. Install on-site asphalt concrete
paving in one lift prior to completion of on-site construction will not be allowed,
unless prior authorization has been obtained from the City Engineer.
Completion of on-site asphalt concrete paving prior to completion of on-site
construction "activities, if authorized by the City Engineer, will require
additional paving requirements prior to project acceptance, including, but not
limited to: removal and replacement of damaged asphalt concrete pavement,
overlay, slurry seal, or other repairs; as required by the City Engineer.




. ENG.11..
' - date of acceptance by the City Engineer. Any landscaping that fails during the
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ENG 4.

ENG 5.

ENG 6.

ENG 7.

ENG 8.

ENG 9.

ENG 10.

INDIAN CANYON DRIVE

Dedicate additional right-of-way for a property line - corner cut-back at the
northwest and southwest corners of the site, in accordance with City of Palm
Springs Standard Drawing No. 105. '

Construct an 8 inch curb and gutter, 38 feet east of centerline along the entire
frontage, with a 35 feet radius curb return (and spandrel) at the northeast
corner of the intersection of indian Canyon Drive and Simms Road, in
accordance with City of Palm Springs Standard Drawing No. 200 and 206.

‘Remove the existing street improvements-as necessary to construct the north
half of an 8 feet wide cross gutter and spandrel at the northeast comer of the
intersection of Indian Canyon Drive and Simms Road with a flow line paraliel
with and located 38 feet east of the centerline of Indian Canyon Drive in
accordance with City of Palm Springs Standard Drawing No. 200 and 206.

Construct a meandering 8 feet wide sidewalk along the entire frontage. A
sidewalk easement shall be dedicated for those portions of the meandering
sidewalk that extend onto private property.

- Construct a Type A curb ramp meeting current California State Accessibility

standards at the northeast corner of the intersection of indian Canyon Drive
and Simms Road, in accordance with City of Palm Springs Standard Drawing
No. 212. ,

If not already constructed by others, construct a 14-feet wide raised
landscaped median island across the entire frontage. Provide a 100 feet long
northbound left turn pocket at San Rafael Drive with a 90 feet long bay taper. -
Provide a 50 feet long southbound left turn pocket at Simms Road with a 60
feet long bay taper. The left turn pockets and bay taper lengths may be
revised by the City Engineer, and shall be designed in accordance with .
Section 405 of the current edition of the Caltrans Highway Design Manual.

Submit landscaping and irrigation system improvement plans for the median
for review and approval by the City Engineer and Director of Parks and
Recreation, in conjunction with the associated street improvement plans. The

~ irrigation system shall be separately metered from the parkway landscaping

to be maintained by the applicant, for future use by the City upon acceptance
of the median landscaping by the City. The plans shall be approved in
conjunction with the street improvement plans for the median and prior to

~issuance of a building permit, unless otherwise allowed by the City Engineer.

All median landscaping shall be guaranteed for a period of 90 days from the
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ENG 12.

ENG 13.

90-day landscape maintenance period shall be replaced with similar plant
material to the satisfaction of the City Engineer, and shall be subject to a
subsequent 90-day landscape maintenance period.

Construct pavement with a minimum pavement section of 5 inches asphait
concrete pavement over 4 inches crushed miscellaneous base with a
minimum subgrade of 24 inches at 95% relative compaction, or equal, from
edge of proposed gutter to clean sawcut edge of pavement along the entire
‘frontage in accordance with City of Palm Springs Standard Brawing No. 110
and 340. Additional pavement removal and replacement may be required
upon review of existing pavement cross-sections, and to ensure grade breaks
of the pavement cross-section do not occur within a travel lane. If an
alternative pavement section is proposed, the proposed pavement section
shall be designed by a California registered Geotechnical Engineer using "R"
values from the project site and submitted to the City Engineer for approval.

Construct a minimum 1" asphalt concrete overlay from the future easterly
median curb over existing asphalt concrete pavement along the Indian
Canyon Drive frontage, or as required by the City Engineer. Final overlay
requirements shall be determined by the City Engineer upon review of street
improvement plans and proposed cross-sections.

SAN RAFAEL DRIVE

ENG 14.

- ENG 15.

ENG 16.

Remove existing street improvements as necessary to construct a 24 feet
‘wide driveway approach in accordance with City of Palm Springs Standard
Drawing No. 205. The centerline of the driveway approach shall be located
approximately 215 feet east of the centerline of Indian Canyon Drive. This
driveway access shall not be gated.

Construct a Type A curb ramp meeting current California State Accessibility
standards at each side of the driveway approach in accordance with City of
Palm Springs Standard Drawing No. 212. The applicant shall ensure that an
appropriate path of travel, meeting ADA guidelines, is provided across the

driveway, and shall adjust the location of the access ramps, if necessary, to

meet ADA guidelines, subject to the approval of the City Engineer. If
necessary, additional pedestrian and sidewalk easements shall be provided
on-site to construct a path of travel meeting ADA guidelines. '

All broken or off grade street improvements shall be repaifed or replaced.

SIMMS ROAD

ENG 17.

Remove existing street improvements and construct a 24 feet wide driveway
approach in accordance with City of Paim Springs Standard Drawing No. 205.
The centerline of the driveway approach shall be located approximately 215
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ENG 18.

ENG 19.

ENG 20.
'ON-SITE

ENG 21.

feet east of the centerline of indian Canyon Drive. This driveway access shall
not be gated. '

Construct a Type A curb ramp meeting current California State Accessibility

‘standards at each side of the driveway approach in accordance with City of

Palm Springs Standard Drawing No. 212. The applicant shall ensure that an
appropriate path of travel, meeting ADA guidelines, is provided across the
driveway, and shall adjust the location of the access ramps, if necessary, to
meet ADA guidelines, subject to the approval of the City Engineer. If
necessary, additional pedestrian and sidewalk easements shall be provided
on-site to construct a path of travel meeting ADA guidelines.

Construct a 5 fest wide sidewalk behind the curb along the entire frontage in
accordance with City of Palm Springs Standard Drawing No. 210.

All broken or off grade street improvements shall be repaired or replaced.

All on-site drive aisles shall be two-way with a minimum 24 feet wide

_travelway (as measured from face of curb} where no on-street parking is

ENG 22,
ENG 23.

ENG 24.

proposed.

All on-site private drive aisles shall be two-way with a minimum 32 feet wide

. travelway (as measured from face of curb) where on-street pa_rallel parking is

proposed on one-side of the street.

The on-site parking lot shall be constructed with curbs and cross guiters as
necessary to accept and convey surface drainage, in accordance with
applicable City standards. '

Parking shall be restricted as necessary to maintain a 24 feet wide clear two-
way travelway. Regulatory Type R26 “No Parking” signs or red curb shall be
installed along the drive aisles as necessary to enforce parking restrictions.
The Home Owners Association shall be responsible for regulating and

~maintaining required no parking restrictions, which shall be included in

ENG 25.

'ENG 26.

Covenants, Conditions, and Restrictions required for the development.

An accessible pedestrian path of travel shall be provided throughout the
development, as may be required by applicable state and federal laws. An
accessible path of travel shall be constructed of Portland cement concrete,
unless alternative materials meeting state and federal accessibility standards -
is approved by the City Engineer. o

The minimum pavement section for all on-site pavement shall be 2% inches’
asphalt concrete pavement over 4 inches crushed miscellaneous base with a
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minimum subgrade of 24 inches at 95% relative compaction, or equal. If an
alternative pavement section is proposed, the proposed pavement section
shall be designed by a California registered Geotechnical Engineer using "R"
values from the project site and submitted to the City Engineer for approval.

SANITARY SEWER

ENG 27. All sanitary facilities shall be connected to the public sewer system. New
laterals shall not be connected at manholes.

ENG 28. The on-site private sewer system shall connect to the existing public sewer
main with standard sewer lateral connections in accordance with City of Palm
Springs Standard Drawing No. 405.

ENG 29. On-site private sewer plans shall be submitted to the Engineering Division for
review and approval. Private on-site sewer mains for residential projects shall
conform to City sewer design standards, including construction of 8 inch
V.C.P. sewer main and standard sewer manholes. Sewer manhole covers
shall be identified as “Private Sewer”. A profile view of the on-site private
sewer mains is not necessary if sufficient invert information is provided in the
plan view, including elevations with conflicting utility lines. Plans for sewers
other than the private on-site sewer mains, i.e. building sewers and laterals
from the buildings to the on-site private sewer mains, are subject to separate
review and approval by the Building Division.

ENG 30. All on-site sewer systems shall be privately maintained by a Home Owners
Association (HOA). Provisions for maintenance of the on-site sewer system
acceptable to the City Engineer shall be included in the Covenants,
Conditions and Restrictions (CC&R’s) required for this project. :

GRADING

'ENG 31. Submit a Precise Grading and Paving Plan prepared by a California
: _ registered Civil engineer to the Engineering Division for review and approval.
The Precise Grading and Paving Plan shall be approved by the City Engineer |

prior to issuance of grading permit.

a. A Fugitive Dust Control Plan shall be prepared by the applicant and/or its
grading contractor and  submitted to the Engineering Division for review
and approval. The applicant and/or its grading contractor shall be
required to comply with Chapter 8.50 of the City of Palm Springs Municipal
Code, and shall be required to utilize one or more “Coachella Valley Best
Available Control Measures” as identified in the Coachella Valley Fugitive

- Dust Control Handbook for each fugitive dust source such that the

- applicable performance standards are met. The applicant’'s or its
- contractor’s Fugitive Dust Control Plan shall be prepared by staff that has
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ENG 32.

completed the South Coast Air Quality Management District (AQMD)
Coachella Valley Fugitive Dust Control Class. The applicant and/or its
grading contractor shall provide the Engineering Division with current and
valid Certificate(s) of Completion from AQMD for staff that have completed
the required training. For information on attending a Fugitive Dust Control
Class and information on the Coachella Valley Fugitive Dust Control
Handbook and related “PM10” Dust Control issues, please contact AQMD
at (909) 396-3752, or at http://mww.AQMD.gov. A Fugitive Dust Control
Plan, in conformance with the Coachella Valley Fugitive Dust Control

- Handbook, shall be submitted to and approved by the Engineering
Division prior to approval of the Precise Grading and Paving plan.

b. The first submittal of the Precise Grading and Paving Plan shall include
the foliowing information: a copy of final approved conformed copy of
Conditions of Approval; a copy of a final approved conformed copy of the
approved Tentative Tract Map or Site Plan: a copy of current Title Report;
a copy.of Soils Report; a copy of the associated Hydrology Study/Report;
and a copy of the Final Project-Specific Water Quality Management Plan.

Prior to approval of a Grading Plan, the applicant shall obtain written approval
to proceed with construction from the Agua Caliente Band of Cahuilla Indians,
Tribal Historic Preservation Officer or Tribal Archaeologist. The applicant shall
contact the Tribal Historic Preservation Officer or the Tribal Archaeologist at
(760) 699-6800, to determine their requirements, if -any, associated with
grading or other construction. The applicant is advised to contact the Tribal
Historic Preservation Officer or Tribal Archaeologist as early as possible. If
required, it is the responsibility of the applicant to coordinate scheduling of
Tribal monitors during grading or other construction, and to arrange payment

: 01_‘ any required fees associated with Tribal monitoring.

ENG 33.

- ENG 34.

ENG 35A.

In accordance with an approved PM-10 Dust Control Plan, perimeter fencing
shall be installed. Fencing shall have screening that is tan in color; green
screening will not be allowed. Perimeter fencing shall be installed after
issuance of Grading Permit, and immediately prior to commencement of
grading operations. : : :

Perimeter fence screening shall be appropriately maintained, as required by
the City Engineer. Cuts (vents) made into the perimeter fence screening shall
not be allowed. Perimeter fencing shall be adequately anchored into the
ground to resist wind loading. '

Prior to issuance of grading permit, the applicant shall provide verification to

the City that the fee has been paid to the Agua Caliente Band of Cahuilla Indians
in accordance with the Tribal Habitat Conservation Plan (THCP). ‘




Resolution

Conditions of Approval , N : ‘Page 14 of 24
Case 3.3333 MAJ/ 7.1230 AMM, TTM 36185 3130 North Indian Canyon Condominiums April 14, 2010
ENG 35. Within 10 days of ceasing all construction activity and when construction

ENG 36.

ENG 37.

activities are not scheduled to occur for at least 30 days, the disturbed areas
on-site shall be permanently stabilized, in accordance with Palm Springs
Municipal Code Section 8.50.022. Following stabilization of all disturbed
areas, perimeter fencing shall be removed, as required by the City Engineer.
If there is a gap in the project phasing of more than 30 days, the disturbed
areas on-site shall be permanently stabilized and the perimeter fencing
removed.

Drainage swales shall be provided adjacent to all curbs and sidewalks to
keep nuisance water from entering the public streets, roadways, or gutters.

Notice of Intent to comply with the California General Construction
Stormwater Permit (Water Quality Order 99-08-DWQ as modified December
2, 2002) (Water Quality Order 2009-0009-DWQ as modified September 2,
2009) is required for the proposed development via the California Regional
Water Quality Control Board (Phone No. (760) 346-7491). A copy of the
executed letter issuing a Waste Discharge Identification (WDID) number shall

- be provided to the City Engineer prior to issuance of a grading or building

. ENG 38.

ENG 39.

ENG 40.

"ENG 41.

permit. :

Projects causing soil disturbance of one acre or more, must comply with
either the General Permit for Stormwater Discharges Associated with
Construction Activity or the General Permit for Stormwater Discharges
Associated  with Construction = Activity  from Small Linear
Underground/Overhead Projects, and shall prepare and implement a
stormwater pollution prevention plan (SWPPP). Where applicable, the project
applicant shall cause the approved final project-specific WQMP to be
incorporated by reference or attached to the project's SWPPP as the Post-
Construction Management Plan. A copy of the up-to-date SWPPP shall be
kept at the project site and be available for review upon request. '

In accordance with City of Palm Springs Municipal Code, Section 8.50.025
(c), the applicant shall post with the City a cash bond of two thousand dollars
{$2,000.00) per disturbed acre for mitigation measures for erosion/blowsand
relating to this property and development.

A Geotechnical/Soils Report prepared by a California registered Geotechnical
Engineer shall be required for and incorporated as an integral part of the
grading plan for the proposed development. A copy of the Geotechnical/Soils
Report shall be submitted to the Engineering Division with the first submittal
of a grading plan. ' '

The applicant shali provide all necessary geotechnical/soils inspections' and-
testing in accordance with the Geotechnical/Soils Report prepared for the.
project. A!_I backfill, compaction, and other earthwork shown on the approved
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grading plan shall be certified by a California registered geotechnical or civil
engineer, certifying that all grading was performed in accordance with the
Geotechnical/Soils Report prepared for the project. Documentation of all
compaction and other soils testing are to be provided. No certificate of
occupancy will be issued until the required certification is provided to the City
Engineer.

ENG 41A. The applicant shall provide pad elevation certifications for all building pads

ENG 42.

in conformance with the approved grading plan o the Engineering Division
prior to construction of any building foundation.

In cooperation with the Riverside County Agricuttural Commissioner and the
California Department of Food and Agriculture Red Imported Fire Ant Project,
applicants for grading permits involving a grading plan and involving the
export of soil will be required to present a clearance document from a
Department of Food and Agriculture representative in the form of an approved
“Notification of Intent To Move Soil From or Within' Quarantined Areas of
Orange, Riverside, and Los Angeles Counties” (RIFA Form CA-1) prior to
approval of the Grading Plan. The Califoria Depariment of Food and
Agriculture office is located at 73-710 Fred Waring Drive, Palm Desert
(Phone: 760-776-8208). '

WATER QUALITY MANAGEMENT PLAN

ENG 43.

ENG 44.

A Final Project-Specific Water Quality Management Plan (WQMP) shall be
submitted to and approved by the City Engineer prior to issuance of a grading
or building pemmit. The WQMP shall address the implementation of
operational Best Management Practices (BMP’s) necessary to accommodate
nuisance water and storm water runoff from the site. Direct release of
nuisance water to the adjacent property or public streets is prohibited.
Construction of operational BMP's shall be incorporated into the Precise
Grading and Paving Plan.

Prior to issuance of any grading or building permits, the propérty owner shall
record a “Covenant and Agreement” with the County-Clerk Recorder or other
instrument on a standardized form to inform future property owners of the
requirement to implement the approved Final Project-Specific WQMP. Other
alternative instruments. for requiring implementation of the approved Final
Project-Specific WQMP include: requiring the implementation of the Final
Project-Specific WQMP in Home Owners Association Covenants, Conditions,
and Restrictions (CC&R's); formation of Landscape, Lighting and
Maintenance Districts, Assessment Districts or Community Service Areas
responsible for implementing the project-specific WQMP: or equivalent.
Alternative instruments must be approved by the City Engineer prior to the
issuance of any grading or building permits. -
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ENG 45. Prior to issuance of certificate of occupancy, the applicant shall:

a} Demonstrate that all structural BMP’s have been constructed and installed
in conformance with approved plans and specifications: '

b) Demonstrate that applicant is prepared to implement all non-structural
BMP’s included in the approved Final Project-Specific WQMP, conditions
of approval, or grading/building permit conditions: and,

c) Demonstrate that an adequate number of copies of the approved Final
Project-Specific WQMP are available for the future owners/occupants.

DRAINAGE

ENG 46. All stormwater runoff passing through the site shall be accepted and
conveyed across the property in a manner acceptable to the City Engineer.
For all stormwater runoff falling on the site, on-site retention or other facilities
approved by the City Engineer, shall be required to contain the increased
stormwater runoff generated by the development of the property, as
described in the Preliminary Hydrology Study for Palm Springs — Indian

-~ Canyon, Tentative Tract No. 36185, prepared by MSA Consuiting, Inc., (dated
April 17, 2009), and to determine required stormwater runoff mitigation
measures for the proposed development. Final retention system sizing and
other stormwater runoff mitigation measures, and other specifications for
construction of required on-site storm drainage improvements shall be
finalized in the final hydrology study for this project and approved by the City
Engineer. Redesign or changes to site configuration or layout consistent with
the findings of the final hydrology study may be necessary upon review and
approval of the final hydrology study. '

- ENG 47. The proposed underground retention system shall be installed on-site. The
underground stormwater retention system shall be sized to have a sufficient
capacity equal fo the volume of increased stormwater runoff due to
-development of the site, as identified in a final hydrology study approved by
the City Engineer. A decrease to the required retention volume may be

- allowed for percolation of the stormwater runoff into the underlying gravel and
soil, not to exceed 2 inches per hour. Provisions for maintenance of the
underground stormwater retention system shall be included in Covenants,
Conditions, and Restrictions (CC&R’s) for the Home Owners Association
(HOA), including reference to the fact that maintenance and/or replacement of

. the system may require removal of existing landscaping improvements at the
sole expense of the HOA. The CC&R’s shall reserve the right of the City to
inspect and ensure that the underground retention system is operable, and in
the event of its failure, shall provide the City the right to advise the HOA and
require its repair or replacement to the satisfaction of the City Engineer.
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ENG 48. Direct release of on-site nuisance water or stormwater runoff shall not be
permitted to Indian Canyon Drive, San Rafael Drive, or Simms Road.
Provisions for the interception of nuisance water from entering adjacent public
streets from the project site shall be provided through the use of a minor
storm drain system that collects and conveys nuisance water to landscape or
parkway areas, and in only a stormwater runoff condition, pass runoff directly
to the streets through parkway or under sidewalk drains.

ENG 49. Submit storm drain improvement plans for all on-site storm drainage system
: facilities for review and approval by the City Engineer.

ENG 50. Construct storm drain improvements, including but not limited to catch basins
and storm drain lines for on-site drainage into the underground retention
system, as described in the Preliminary Hydrology Study for Palm Springs —
Indian Canyon, Tentative Tract No. 36185, prepared by MSA Consulting, Inc.,
(dated April 17, 2009). The hydrology study for Tentative Tract No. 36185
shall be amended to include catch basin sizing, storm drain pipe sizing, and
underground retention system sizing calculations and other specifications for

- construction of required on-site storm drainage improvements.

ENG 51. All on-site storm drain systems shall be privately maintained by a

' Homeowners Association (HOA). Provisions for maintenance of the on-site

storm drain systems acceptable to the City Engineer shall be included in
Covenants, Conditions and Restrictions (CC&R’s) required for this project.

ENG 52. This project will be required to install measures in accordance with ‘applicable
National Pollution Discharge Elimination System (NPDES) Best Management
Practices (BMP’s) included as part of the NPDES Permit issued for the
Whitewater River Region from the Colorado River Basin Regional Water
Quality Control Board (RWQCB). The applicant is advised that installation of
BMP’s, including mechanical or other means for pre-treating stormwater
runoff, will be required by regulations imposed by the RWQCB. It shall be the
applicant’s responsibility to design and install appropriate BMP’s, in
accordance with the NPDES Permit, that effectively intercept and pre-treat
stormwater runoff from the project site, prior to release to the City's municipal
separate storm sewer system (“MS4”), to the satisfaction of the City Engineer
and the RWQCB. Such measures shall be designed and installed on-site; and
provisions for perpetual maintenance of the measures shall be provided to the
safisfaction of the City Engineer, including provisions in Covenants,
Conditions, and Restrictions (CC&R’s) required for the development.

ENG 53. The project is subject to flood control and drainage implementation fees. The
acreage drainage fee at the present time is $6,511.00 per acre per Resolution
No. 15189. Fees shall be paid prior to issuance of a building permit.

GENERAL
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ENG 54. Any utility trenches or other excavations within existing asphalt concrete

ENG 55.

pavement of off-site streets required by the proposed development shall be
backfilled and repaired in accordance with City of Palm Springs Standard -
‘Drawing No. 115. The developer shall be responsible for removing, grinding,
paving and/or overlaying existing asphalt concrete pavement of off-site
streets as required by and at the discretion of the City Engineer, including
additional pavement repairs to pavement repairs made by utility companies
for utilities installed for the benefit of the proposed development (i.e. Desert
Water Agency, Southern California Edison, Southern California Gas
Company, Time Warner, Verizon, efc.). Multiple excavations, trenches, and
other street cuts within existing asphalt concrete pavement of off-site streets
required by the proposed development may require complete grinding and
asphalt concrete overlay of the affected off-site streets, at the discretion of the
City Engineer. The pavement condition of the existing off-site streets shall be
returned to a condition equal to or better than existed prior to construction of
the proposed development.

On phases or elements of construction following initial site grading (e.g.,
sewer, storm drain, or other utility work requiring trenching) associated with
this project, the applicant shall be responsible for coordinating the scheduled
construction with the Agua Caliente Band of Cahuilla Indians, Tribal Historic

- Preservation Officer or Tribal Archaeologist. Unless the project site has

ENG 56.

- ENG 57.

previously been waived from any requirements for Tribal monitoring, it is the
‘applicant’s responsibility to notify the Tribal Historic Preservation Officer or
the Tribal Archaeologist at (760) 699-6800, for any subsequent phases or
elements of construction that might require Tribal monitoring. If required, it is
the responsibility of the applicant to coordinate scheduling of Tribal monitors
during construction, and to arrange payment of any required fees associated
with Tribal monitoring. Tribal monitoring requirements may extend to off-site
construction performed by utility companies on behalf of the applicant (e.q.
utility line extensions in off-site streets), which shall be the responsibility of the
applicant to coordinate and arrange payment of any required fees for the
utility companies. ‘ :

All proposed utility lines shall be installed uhderground.

In accordance with Chapter 8.04.40i of the City of Palm Springs Municipal
Code, all existing and proposed electrical lines of thirty-five thousand volts or

less and overhead service drop conductors, and all gas, telephone, television

cable service, and similar service wires or lines, which are on-site, abutting,
and/or transecting, shall be installed underground unless specific restrictions
are shown in General Orders 95 and 128 of the California Public Utilities
Commission, and service requirements published by the utilities. The existing

- overhead utilities across the west and north property _Iines meet the

requirement to be installed underground. Utility undergrounding shall extend
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ENG 58.

to the nearest off-site power pole; no new power poles shall be installed
unless otherwise approved by the City Engineer. A letter from the owners of
the affected utilities shall be submitted to the Engineering Division prior to
approval of a grading plan, informing the City that they have been notified of
the City's utility undergrounding requirement and their intent to commence
design of utility undergrounding plans. When available, the utility
undergrounding plan shall be submitted to the Engineering Division identifying
all above ground facilities in the area of the project to be undergrounded.
Undergrounding of existing overhead utility lines shall be completed prior to
issuance of a certificate of occupancy.

All existing utilities shall be shown on the ifnprovement plans required for the

~ project. The existing and proposed service laterals shall be shown from the

ENG 59.

ENG 60.

main line to the property line.

Upon approval of any improvement plan by the City Engineer, the
improvement plan shall be provided to the City in digital format, consisting of
a DWG (AutoCAD 2004 drawing file), DXF (AutoCAD ASCIl drawing
exchange file), and PDF (Adobe Acrobat 6.0 or greater) formats. Variation of
the type and format of the digital data to be submitted to the City may be
authorized, upon prior approval of the City Engineer.

The original improvement plans prepared for the proposed development and
approved by the City Engineer shall be documented with record drawing “as-
built” information and returned to the Engineering Division prior to acceptance

~of the project by the City. Any modifications or changes to approved

improvement plans shall be submitted to the City Engineer for approval prior

- 1o construction.

- ENG 61.

ENG 62.

. MAP

ENG 63.

Nothing shall be constructed or planted in the corner cut-off area of any
intersection or driveway which does or will exceed the height required to
maintain an appropriate sight distance per City of Palm Springs Zoning Code

Section 93.02.00, D.

Al proposed trees within the public right-of-way and within 10 feet of the
public sidewalk and/or curb shall have City approved deep root barriers
installed in accardance with City of Palm Springs Standard Drawing No. 904.

A Final Map shall be prepared by a California registered Land Surveyor or
qualified Civil Engineer and submitted to the Engineering Division for review
and approval. A Title Report prepared for subdivision guarantee for the
subject property, the traverse closures for the existing parcel and all lots
created therefrom, and copies of record documents shall be submitted with
the Final Map to the Engineering Division as part of the review of the Map.
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The Final Map shall be approved by the City Council pribr to issuance of

~ building permits.

ENG 64.

- ENG 65.

TRAFFIC

ENG 66.

ENG 67.

A copy of draft Covenants, Conditions and Restrictions (CC&R’s) shali be
submitted to the City Attorney for review and approval for any restrictions
related to the Engineering Division’s recommendations. The CC&R’s shall be
approved by the City Attorney prior to approval of the Final Map.

Upon approval of a final map, the final map shall be provided to the City in
G.1.S. digital format, consistent with the “Guidelines for G.1.S. Digital
Submission” from the Riverside County ‘Transportation and Land
Management Agency.” G.1.S. digital information shall consist of the following
data: California Coordinate System, CCS83 Zone 6 (in U.S. feet); monuments
{ASCII drawing exchange file); lot lines, rights-of-way, and centerlines shown
as continuous lines; full map annotation consistent with annotation shown on
the map; map number; and map file name. G.I.S. data format shall be
provided on a CDROM/DVD containing the following: ArcGIS Geodatabase,
ArcView Shapefile, Arcinfo Coverage or Exchange file (€00), DWG (AutoCAD
2004 drawing file), DGN (Microstation drawing file), DXF (AutoCAD ASCII
drawing exchange file), and PDF (Adobe Acrobat 6.0 or greater) formats.
Variations of the type and format of G.1.S. digital data to be submitted to the
City may be authorized, upon prior approval of the City Engineer.

Install a 24 inch stop sign, stop bar, and “STOP” legend for traffic exiting the
development at the two driveway access points into the development in
accordance with City of Palm Springs Standard Drawing Nos. 620-625.

Submit traffic striping plans for Indian Canyon Drive, prepared by a California
registered civil engineer, for review and approval by the City Engineer. All

- required traffic striping and sighage improvements shall be completed in

'ENG 68.

ENG 69.

conjunction with required street improvements, to the 'satisfaction -of the City
Engineer, and prior to issuance of a certificate of occupancy.

The applicant shall provide and install a 9500 lumen high pressure sodium
vapor safety street light with giare shield on a marbelite pole on the northeast
corner of Indian Canyon Drive and Simms Road with the mast arm over
Indian Canyon Drive. The pole and luminaire shail be furnished by the
developer. The developer shall coordinate with Southern California Edison for
required permits and work orders necessary to provide electrical service to
the street light. :

A minimum of 48 inches of clearance for handicab accessibility shall be
provided on public sidewalks or pedestrian paths of travel within the
development.
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All damaged, destroyed, or modified pavement legends, traffic control

ENG 70.

ENG71.

ENG 72.

devices, signing, striping, and street lights, associated with the proposed
development shall be replaced as required by the City Engineer prior to
issuance of a Certificate of Occupancy. :

Construction signing, lighting and barricading shall be provided during all
phases of construction as required by City Standards or as directed by the
City Engineer. As a minimum, all construction signing, lighting and barricading
shall be in accordance with Part 6 “Temporary Traffic Control” of the
California Manual on Uniform Traffic Control Devices for Streets and
Highways, dated September 26, 20086, or subsequent editions in force at the
time of construction. o :

This property is subject to the Transportation Uniform Mitigation Fee which
shall be paid prior to issuance of building permit.

FIRE DEPARTMENT CONDITIONS

FID 1.

FID 2.

- FID 3.

These conditions are subject to final plan check and review. Initial fire
department conditions have been determined on the site plan dated
3/17/09. The submitted plans do not provide enough detail. Additional
requirements may be required at that time based on revisions to site plans.

Fire Department Conditions 'were based on the 2007 California Fire Code.
Four complete sets of plans for private fire service mains, fire alarm, or fire
sprinkler systems must be submitted at time of the building plan submittal.

Public Safety CFD: The Project will bring a significant number of additional -

- residents to the community. The City’s existing public safety and recreation

services, including police protection, criminal justice, fire protection and
‘suppression, ambulance, paramedic, and other safety services and recreation,

~ library, cultural services are near capacity.  Accordingly, the City may

FID 4.

determine to form a Community Services District under the authority of
Government Code Section 53311 et seq, or other appropriate statutory or
municipal authority. Developer agrees to support the formation of such
assessment district and shall waive any right to protest, provided that the
amount of such assessment shall be established through appropriate study and
shall not exceed $500 annually with a consumer price index escalator. The
district shall be formed prior to sale of any lots or a covenant agreement shall
be recorded against each parcel, permitting incorporation of the parcel in the
district.

Access.During -Construction (CFC 503): Access for firefighting equipment

- shall be provided to the immediate job site at the start of construction and
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FID 5.

FID 6.

~ FID7.

maintained until all construction is complete. Fire apparatus access roads
shall have an unobstructed width of not less than 20 feet and an unobstructed
vertical clearance of not less than 13'6". Fire Department access roads shall

“have an all weather driving surface and support a minimum weight of 73,000

Ibs_.

Fire Department Access: Fire Department Access Roads shall be provided
and maintained in accordance with (Sections 503 CFC)

Minimum Access Road Dimensions:

1. Fire apparatus access roads shall have an unobstructed width of not less.
than 20 feet, a greater width for private streets may be required by the City
engineer to address traffic engineering, parking, and other issues. The
Paim Springs Fire Department requirements for two-way private streets, is
a minimum width of 24 feet is required for this project, unless otherwise
allowed by the City engineer. No parking shall be allowed in either side of
the roadway. The private driveway from Simms Road to San Rafael
Road is designated at a fire lane. '

Fire Lane Marking (CFC 503.3): Approved signs or other approved notices
shall be provided for fire apparatus access roads to identify such roads or
prohibit the obstruction thereof. Signs or notices shall be maintained in a
clean and legible condition at all times and is replaced or repaired when

‘necessary to provide adequate visibility.

Reduced Roadway Width: Areas with reduced roadway width at entry and
exit gates, entry and exit approach roads, traffic calming areas that are under

36 feet wide require red painted curb to maintain minimum 24 foot clear width.

FID 8.

FID 9.

FID 10.

Red curb shall be stenciled “NO PARKING” and “FIRE LANE” with white
paint.

Fire Apparatus Access Gates (8.04.260 PSMC): Entrance gates shall have

‘a clear width of at least 15 feet and be equipped with a frangible chain and _

padlock during construction.

Buildings and Facilities (CFC 503.1.1): Approved fire apparatus access
roads shall be provided for every facility, building or portion of a building
hereafter constructed or moved into or within the jurisdiction. The fire
apparatus access road shall comply with the requirements of this section and
shall extend to within 150 feet (45 720 mm) of all portions of the facility and ail
portions of the exterior walls of the first story of the building as' measured by
an approved route around the exterior of the building or facility.

Dimensions (CFC 503.2.1): Fire apparatus access roads .shall have an

- unobstructed width of not less than 24 feet except for approved security gates
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in accordance with Section 503.6 and an unobstructed vertical clearance of
not less than 13 feet 6 inches.

FID 11.  Surface (CFC 503.2.3): Fire apparatus access roads shall be designed and
maintained to support the imposed loads of fire apparatus (73,000 ibs. GVW)
and shall be surfaced so as to provide all-weather driving capabilities.’ -

FID12. Turning radius (CFC 503.2.4): The required turning radius of a fire

' apparatus access road shall be determined by the fire code official. Fire
access road turns and corners shalil be designed with a minimum inner radius
of 25 feet and an outer radius of 43 feet. Radius must be concentric.

FID 13. Premises ldentification (CFC 505.1): New and existing buildings shall have
- approved address numbers, building numbers or approved building
identification placed in a position that is plainly legible and visible from the
street or road fronting the property. These numbers shall contrast with their
background. Address numbers shall be Arabic numerals or alphabet letters.

Numbers shall be a minimum of 4” high with a minimum stroke width of 0.5".

FID 14. Key Box Required to be Installed (CFC 506.1): Where access to or within a
structure or an area is restricted because of secured openings or where
immediate access is necessary for life-saving or fire-fighting purposes, the fire
code official is authorized to require a key box to be installed in an approved
location. '

FID 15. Location of Knox boxes: A Knox box shall be installed at every locked
gate. Boxes shall be mounted at 5 feet above grade. Show location of boxes
on plan elevation views. Show requirement in plan notes.

FiD 16.. Operational Fire Hydrant(s) (CFC 508.1, 508.5.1 & 1412.1): Operational
fire hydrant(s) shall be installed within 250 feet of all combustible
construction. They shall be installed and made serviceable prior to and
during construction. No landscape planting, walls, or fencing is permitted

- within 3 feet of fire hydrants, except ground cover plantings.

FID 17.  Fire Flow (CFC 508.3): Fire flow requirements for buildings'or portions of
buildings and facilities are estimated to be 1,500 GPM with the installation of
fire sprinklers based on Appendix B of the 2007 CFC.

FID 18. Identification (CFC 510.1): Fire protection equipment shall be identified in an

. approved manner. Rooms containing controls for air-conditioning systems,

- sprinkler risers and valves, or other fire detection, suppression or control

elements shall be identified for the use of the fire department. Approved signs

~ required to identify fire protection equipment and equipment location, shalt be
- ‘constructed of durable materials, permanently installed and readily visible.
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FID 19. NFPA 13R Sprinkler System Required (903.3.1.2). Group R Occupancies,

up to and including four stories in height, automatic sprinkler systems shall be
installed throughout in accordance with NFPA 13R.

Audible Water Flow Alarms (CFC 903.4.2): An épproved audible sprinkler
flow alarm (Wheelock horn/strobe # MT4-115-WH-VFR with WBB back box or

~equal) shall be provided on the exterior of the building in an approved

location. An approved audible sprinkler flow alarm (Wheelock horn/strobe # -
MT4-115-WH-VFR with WBB back box or equal) to alert the occupants shall

-be provided in the interior of the building in a normally occupied location.

Valve and Water-Flow Monitoring (CFC 903.4): All valves controlling the
fire sprinkier system water supply, and all water-flow switches, shall be
electrically monitored. All control valves shall be locked in the open position.
Valve and water-flow alarm and trouble signals shall be distinctly different and
shall be automatically transmitted to an approved central station. '

Fire Alarm System: Fire alarm system is required and installation shall
comply with the requirements of NFPA 72, 2002 Edition.

Portable Fire Extinguisher (CFC 906.1): Portable fire extinguishers shall be -
installed. Provide one 2-A:10-B:C portable fire extinguisher for every 75 feet
of floor or grade travel distance for normal hazards. Portable fire
extinguishers shall not be obstructed or obscured from view. Portable fire
extinguishers shall be installed so that the top | not more than 5 feet above
the floor. : ' '

END OF CONDITIONS



Advanced Engineering Acoustics
663 Bristol Avenue '

Simi Valley, California 93065-5402
(805) 583-8207 - Voice  (805) 231-1242 - Cell  (805) 522-6636 - Fax

September 23, 2009

Mr. Stephen Roberts
Community Dynamics
2800 28th Street, Suite 206
Santa Monica, CA 90405

Subject:  Residential Development — Palm Springs — Case 5.1231 PD
Letter of Professional Opinion — 2025 Traffic Noise

Dear Mr. Roberts:

At your request, Advanced Engineering Acoustics (AEA) has carefully reviewed the project
location and layout designs, Traffic Element technical report for 2025 build out, and 2007 Noise
Element of the Gerieral Plan for a proposed residential development project in the city of Palm
Springs, CA (City). Using the above referenced information, AEA conducted a two dimensional
noise model to assess the extent to which the proposed development’s design adheres to the
noise standards cited in the City’s General Plan. Figure 1 shows an aerial view of the project
site. This letter report provides the results of AEA’s findings and professional judgment,

City Noise Standards - The City General Plan Noise Element cites 45 CNEL intetior and 65
CNEL exterior noise criteria for multi-family dwellings!. '

- Observed Design and Setting — Figure 2 shows a view of the proposed project layout. The

proposed project design includes private yards and patios on the north and west side of the

- development that would be located within the 65 CNEL traffic noise contour due to year 2025

fraffic on San Rafael Drive and Indian Canyon Drive. In addition, there are private yards and
patios nearest Indian Canyon Drive that may be within the future 70 CNEL traffic noise contour.
The General Plan Future Roadway Noise Contours exhibit (Figure 8-5) is inconclusive as to

.whether, or to what extent, the exterior private patios are located within the 70 CNEL noise

contours; however this review conservatively assumes these patios are within the 70 CNEL noise
contour. A landscape buffer and meandering side walk are located in a 36-foot setback  (from

“curb to patio and building line) along Indian Canyon Drive. While providing visual screening,

the landscaping would not provide noise attenuation. The design program calls for 6-foot high
solid masonry yard walls around the private yard and patio areas along both Indian Canyon

- Drive and San Rafael Drive. Concrete block masonry is an effective noise control when it cuts

the line of sight between source (vehicles) and receiver (user of exterior patio).

- Traffic Noise Mitigation Model - A two dimensional noise batrier model was used to check the

adequacy of traffic noise attenuation provided by the project yard and patio area walls along San

- Rafael Drive and Indian Canyon Drive. The General Plan Update Traffic Analysis (2007)
provides ADT and Peak Hour summaries for both roadways. The future peak-hour and average

daily traffic on San Rafael Drive Would'create traffic noise in excess of 65 CNEL in the back
yards and at patios and would require mitigation. The 6-foot block walls in the project design

- would provide up to 5 dB attenuation and will be sufficient to reduce traffic noise to less than 65

CNEL at the building fagades on San Rafael Drive. Future traffic noise along Indian Canyon .

-1 Palm Springs 2007 General Plan, Chapter 8, Noise Element
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Drive will exceed 70 CNEL in the landscaping buffer and possibly in the yard and patio areas.
The top of these yard walls must be 7 feet above the patio surface along Indian Canyon Drive to
reduce future traffic noise to less than 65 CNEL at the building facades on Indian Canyon Drive.

Figur 1. Indiank anyon Project ite Aerial View

Advanced Engineering Acoustics
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Figﬁre 2. Iﬁdian Canyon Residential Project Layout
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Recommendations — The 6-foot high solid yard walls along San Rafael should have 6-foot high
solid gates as well to bring 2025 traffic noise to less than 65 CNEL in the yard and patio areas
and at building facades along San Rafael Drive. The walls directly adjacent to Indian Canyon
Drive, which may be within the 70 CNEL contour, will require a 7-foot high solid masonry wall
and 7-foot high solid gates in order to provide the sound attenuation needed to ensure the 2025
traffic noise is reduced to less than 65 CNEL in the yard and patio areas and at building facades.

Conclusions - The project design calis for dual-glazed windows and air conditioning, which
would allow the exterior facades of the project to provide sufficient traffic noise mitigation so
that the interior living areas of the development would be at or below 45 CNEL. Thus, the ,
project will comply with the residential exterior and interior noise standards cited in the City’s
General Plan when the aforementioned recommendations are properly implemented. It should
be noted that the three interior courtyards are substantially shielded from traffic noise by the
townhome buildings and therefore will meet the city’s exterfor noise standard. :

This concludes our letter of opinion for the review of future project traffic noise exposure. If
you have any questions regarding our findings and recommendations, please contact the

under51gned at (805) 583-8207, or by cell phone at (805) 231-1242.
Sincerely,

Marlund E. Hale, Ph.DD., P.E.(Acoustics - OR), INCE

- Technical Director

Advanced Engineering Acoustics
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EXISTING ZONE: R-1-C
PROJECT SUMMARY
LEGAL DISCRIPTION: 3130 N. INDIAN CANYON DR. PROJECT AREA: 3.6 ACRES PARKING SUMMARY: SITE AREA SUMMARY:
PALM SPRINGS, CA 92262 PROJECT DENSITY: 14.2 DU/AC PARKING REQUIRED BUILDING A (8-Plex) 5804 SF x2 = 11,608 SF  (7.3%)
APN: 501-031-0288 LOT COVERAGE: 36,838 SF (23.3%) 2 BEDROOM 1.5 SP/DU x 30 UNITS 45 SPACES BUILDING B (7-Plex) 5,093SF x4 = 20,372SF (12.9%)
The Westerly 275.00 feet of that portion of the North half of the 3 BEDROOM 2.25 SP/DU x 21 UNITS 47 SPACES BUILDING C (3-P[9X) 2,040SF x1 = 2,040 SF (1 3%)
Northwest quarter of the Northwest quarter of Section 2, Township UNIT SUMMARY: (GROSS) 1SP/4ADU  x51 UNITS 13 SPACES BUILDING D (2-Plex) 1,4098F x2 = 2818SF (1.8%2
4 South, Range 4 East, San Bernardino Base and Meridan, PLAN 1 2BED/25BA  1,165SF 24 UNITS TOTAL 105 SPACES PARKING/DRIVEWAY = 42340SF (26.7%)
according to the Official Plat thereof, lying Easterly of Indian PLAN 2 3BED/2.5BA 1,447 SF 21 UNITS PARKING PROVIDED OPEN SPACE = 79-2461 SF_(50.0%)
Avenue, shown as Lot A on Map of Tract No. 2085, as shown by PLAN 3 2 BED/2 BA 1,014 SF 6 UNITS RESIDENT 102 SPACES = 158,439 SF
Map on file in Book 41, Page 50 of Maps, Records of Riverside TOTAL 51 UNITS 14 SPACES
County, California, lying Northerly of Simms road, shown as Lot B TOTAL 116 SPACES
on said Map of Tract No. 2085 and lying Southerly of San Rafael COMPACT (C) 45 SPACES (39.5%)
Road, shown as Lot G on said Map of Tract No. 2085. COVERED SPACES 102 SPACES (87.8%)

*Please refer to landscape and Civil Plans for exact landscape wall
locations.
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PROJECT SUMMARY () _0_-20__80_ O
LEGAL DISCRIPTION: 3130 N. INDIAN CANYON DR. PROJECT AREA: 3.6 ACRES PARKING SUMMARY: SITE AREA SUMMARY:; 10 40
PALM SPRINGS, CA 92262 PROJECT DENSITY: 14.2 DU/AC PARKING REQUIRED BUILDING A (8-Plex) 5804SF x2 = 11,608 SF (7.3%)
APN: 501-031-0288 LOT COVERAGE: 36,838 SF (23.3%) 2 BEDROOM 1.5 SP/DU x 30 UNITS 45 SPACES BUILDING B (7-Plex) 5093 SF x4 = 20372 SF (12.9%)
The Westerly 275.00 feet of that portion of the North half of the 3 BEDROOM 2.25 SP/DU x 21 UNITS 47 SPACES BUILDING C (3-Plex) 2,040SF x1 = 2,040 SF (1.3%)
Northwest quarter of the Northwest quarter of Section 2, Township UNIT SUMMARY: (GROSS) GUEST 18P/ADU  x51UNITS 13 SPACES BUILDING D (2-Plex) 1,409 8F x2 = 2,818 SF (1.3%‘)7
4 South, Range 4 East, San Bernardino Base and Meridan, PLAN 1 2BEDR5BA  1,165SF 24 UNITS TOTAL 105 SPACES PARKING/DRIVEWAY = 42,340 SF (26-7°/e)
according to the Official Plat thereof, lying Easterly of Indian PLAN 2 3BED/25BA  1447SF 21 UNITS PARKING PROVIDED OPEN SPACE = 79.261 SSF (50.0%)
Avenue, shown as Lot A on Map of Tract No. 2085, as shown by PLAN 3 2 BED/2 BA 1,014 SF 6 UNITS RESIDENT 102 SPACES = 158,439SF
Map on file in Book 41, Page 50 of Maps, Records of Riverside TOTAL 51 UNITS GUEST 14 SPACES
County, California, lying Northerly of Simms road, shown as Lot B TOTAL 116 SPACES
on said Map of Tract No. 2085 and lying Southerly of San Rafael COMPACT (C) 45 SPACES (39.5%)
Road, shown as Lot G on said Map of Tract No. 2085. COVERED SPACES 102 SPACES (87.8%)

*Please refer to landscape and Civil Plans for exact landscape wall
locations.
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Front Elevation

Right Elevation Left Elevation

Material Legend
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2. Concrete Block
3. Metal Gate
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*Refer to Color/Material Board for actual colors
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Key Views

Indian Canyon Drive
Perspective Street
Scene

Simms Road
Perspective Street
Scene

Typical Perspective

Scene of Courtyard
Overall Aerial Site Perspective
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Carport Light Shield A-12
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Existing Condition - View from 300 E. Molino Rd. Proposed Design May 22 Submittal - View from 300 E. Molino Rd. Updated Proposed Design - View from 300 E. Molino Rd.
Photograph # 1 Photograph # 1 Photograph # 1
Note: Second story east facing windows closest to property line fixed with obscured glass
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Existing Condition - View from 300 E. Molino Rd.
Photograph # 2

*Refer to landscape plan for plant species and placement
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Proposed Design May 22 Submittal - View from 300 E. Molino Rd.

Photograph # 2

i " X sieh:

Updated Proposed Design - View from 300 E. Molino Rd.
Photograph # 2

Note: Second story east facing windows closest to property line fixed with obscured glass
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Existing Condition - View from 3165 N. Sunnyview Dr. Proposed Design May 22 Submittal - View from 3165 N. Sunnyview Dr.  Updated Proposed Design - View from 3165 N. Sunnyview Dr.
Photograph # 3 Photograph # 3 Photograph # 3

Note: Second story east facing windows closest to property line fixed with obscured glass

Line of Sight Exhibit A-15

*Refer to landscape plan for plant species and placement
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Existing Condition - View from 3165 N. Sunnyview Dr. Proposed Design May 22 Submittal - View from 3165 N. Sunnyview Dr.

Photograph # 4 Photograph # 4

*Refer to landscape plan for plant species and placement
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Updated Proposed Design - View from 316
Photograph # 4

Note: Second story east facing windows closest to property line fixed with obscured glass

Line of Sight Exhibit A-16
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Existing Condition - View from 3133 N. Sunnyview Dr. Proposed Design May 22 Submittal - View from 3133 N. Sunnyview Dr.  Updated Proposed Design - View from 3133 N. Sunnyview Dr.
Photograph # 5 Photograph # 5 Photograph # 5
Note: Second story east facing windows closest to property line fixed with obscured glass
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Photograph # 6 Photograph # 6 Photograph # 6

Note: Second story east facing windows closest to property line fixed with obscured glass
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Existing Condition - View from 3125 N. Sunnyview Dr. Proposed Design May 22 Subrnittal - View from 3125 N. Sunnyview Dr.  Updated Proposed Design - View from 3125 N. Sunnyview Dr.
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Existing Condition - View from 3125 N. Sunnyview Dr.
Photograph # 8 Photograph # 8

*Refer to landscape plan for plant species and placement

Updated Proposed Design - View from 3125 N. Sunnyview Dr.
Photograph # 8

Proposed Design May 22 Submittal - View from 3125 N. Sunnyview Dr.
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Note: Second story east facing windows closest to property line fixed with obscured glass
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